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The following documents, transmitted herewith, make up the
final submission of our Proposal for a Zoning Resolution,
City of New York, and are in accordance with the terms of
the Contract between Voorhees Walker Smith & Smith and the
City of New York dated September 4, 1956, Contract No.
183,365:

1. One reproducible autopositive of each of the present
thirty-five 600' scale City Map sheets, On these auto-
positives are drawn the proposed district designations
and boundaries.,

2. The Proposed Zoning Ordinance. Ahead of each section
of the Proposed Ordinance is a descriptive report
covering that section.

3. Summary, Proposal for a Zoning Resoclution.
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VOORHEES WALKER SMITH & SMITH
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Preface — The Need for New Zoning

It is time for New York City to stop living
in zoning's past. The price we pay for cling-

ing to an obsolete zoning structure -- bur-
dened by the weight of amendments it was
never intended to support -- is already too
high.

The price is too high in terms of overbuild-
ing and congestion in some parts of the city
while others are vacant and blighted.

The builder and architect pay too high a
price for stereotyped designs enforced by
regulations rigidly restricting the outer
form but ineffectively dealing with the bulk
and density they are intended to control.

The price is too high in terms of the con-
formity of housing types dictated by the
economics of the present regulations, narrow-
ing the choice of the home-seeker and dis-
couraging the variety desirable and necessary
for so complex and varied a population as
New York's.

The price is too high in the sheer waste of
scarce sites needed for employment-giving and
tax-paying industry. And paradoxically it is
also too high in the lack of protection to
the homes which are prematurely and un-
economically permitted to pre-empt these
sites.

The price is too high in terms of the jamming
and blocking of streets needed for the move-
ment of cars because no logical provision can
be made for their parking.

Gross overzoning of shallow commercial strips
exacts too high a price in excessive waste of
land and in scattered and economically unre-
lated store development.

In these and in many other ways the existing
zoning structure imposes an exorbitant price.
The total pattern of land development it
charts bears no meaningful relationship to
the New York City that is or that will be.
The city that our present zoning would per-
mit is a nightmare of 55 million residents
and 250 million workers. Obviously the
crowded New York of today in which some
eight million people live and four million
work is not going to be transformed into
such inconceivable size. A pattern which
would permit such a transformation is not
capable of rationally controlling land de-
velopment. Gross distortion and waste are
inevitable.

Time and experience have helped us to dis-
cover the fundamental principles of good
zoning based on effective land-use planning.
Like many other basic principles, once
grasped they seem so simple and logical as to
be self-evident. The sum of the regulations
applied to all the individual segments of

land within the city is of necessity the
city's total pattern of permissible land de-
velopment. A reasonable concept of the total
city pattern should therefore be the starting
point and framework of a good zoning resolu-
tion -- not its accidental by-product. Within
this framework, good zoning requires the log-
ical development and application of the mini-
mum number of different zoning districts
necessary to reflect fundamentally different
conditions which exist or are desired. The
larger and more complex a city, the more
different kinds of districts it needs. Zoning
controls that apply to these districts should
be as direct and as simple as possible, con-
cerned with three basic elements: 1) the kind
of use permitted; 2) the bulk or intensity of
development; and 3) in deference to the role
of the automobile, the amount of off-street
parking and loading space required.

Our existing zoning, being deficient in con-
cept and structure, is likewise deficient in
the control of these three basic elements of
land regulation.

The present Use Districts do not really pro-
vide for the logical grouping of compatible
uses, as witness business districts that per-
mit manufacturing, warehousing and other
inappropriate uses; various retail distriets,
none of which really provide what their names
imply or what is called forj; manufacturing
districts which are essentially business
classifications slightly less curtailed as to
processing; and unrestricted districts in
which anything goes despite the fact that
they are often mapped in close proximity to
residential zones.

Direct control of bulk is provided in only a
fraction of our zoning districts; others have
indirect controls which tend to be too
restrictive and stultifying. And a number of
districts have no real bulk controls at all.

The attempt to establish reasonable non-
residential parking requirements failed be-
cause there was no logical district structure
to which they could be attached. The existing
structure gave rise to such contradictions as
uniform parking standards for the almost rural
Prince's Bay section in Staten Island and
Manhattan's Lower East Side.

These basic failings in our existing zoning
do not discredit those who had the vision and
courage to give New York the country's first
zoning resolution over four decades ago;
rather they discredit us for having failed to
move ahead with comparable vision and courage
in maintaining this zoning leadership. In-
stead, we temporized and tinkered, piled
resolution and map amendments one on top of
another -- more than 2,500 to date -- and
developed the implausible total of more than
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1,000 possible combinations of use, height,
and area districts as a result of our three-
map system,

Finally, we came to the realization that this
wouldn't do. We were like a homeowner trying
to run a houseful of modern electrical appli-
ances on the basic wiring circuit installed
in 1916 to supply a few incandescent bulbs.
Whenever a new appliance was plugged in,
another would malfunction or a fuse would
blow. It was a hopeless task unless the house
was rewired from top to bottom. So, too, New
York required rezoning from top to bottom.

Two years ago the Board of Estimate author-
ized the City Planning Commission to enter
intc a contract with outside consultants for
the purpose of studying and recommending the
comprehensive revision of New York City's
zoning. The resolution presented by Voorhees,
Walker, Smith and Smith in this report is the
product of that study. It is the work of an
expert staff guided by the practical knowl-
edge and experience of one of New York's most
eminent architectural firms. The accumulated
data, studies, and detailed knowledge of the
staff of the Department of City Planning were
freely made available and drawn upon by the
consultants., The development and mapping of
districts were based on first hand examina-
tion on the ground, from the air, and from
the surrounding waters of virtually every
foot of land -- developed and undeveloped --
within the borders of New York City.

The proposed zoning is realistically based on
a concept of a city that can grow to a popu-
lation of some 11,000,000 persons. This in-
cludes ample reserve margins for the accommo-
dation of housing, commerce and industry. It
is based on a single-map system, with direct
controls on permitted use, maximum bulk and
density of development, and amount of parking
required in each distriet. The compensating
variables used for bulk and density control
give the builder a wide latitude of choice in
the matter of types and design of structures,
and the system of incentives encourages
design in the public interest. At the same
time, because controls are aimed at substance,
not form, residential population densities
are predictable and offer the opportunity for
sensible planning of public facilities and
services.

The proposed zoning recognizes the fact and
economics of large-scale projects, and pro-
vides logically for their accommodation. It
provides protection of sites for both resi-
dence and industry, not just the one-sided
protection that has so frequently worked to
the detriment of both. It further recommends
that within the respective industrial dis-
tricts, location will be governed by actual
performance in respect to control of nuisance
factors. Performance standards, now used in a
number of large cities, encourage desirable
industrial development by giving high-per-
formance industry a wider choice of sites
while offering surrounding development

vii

measurable protection.

The proposed zoning accepts the existence of
the automobile. It requires that off-street
parking be provided in all residential dis-
tricts, and in all commercial and manufac-
turing districts except for the most congested
downtown areas where mandatory off-street
parking would be uneconomic and impractical.

In short, as the above paragraphs may suggest,
the zoning resolution proposed by Voorhees,
Walker, Smith and Smith is based on the
principles of good zoning -- applied with
ingenuity, intelligence, and discretion. It
is not and cannot be a simple resolution,
because it must regulate the largest and most
complex city in the world. But it is logical
and consistent, and has been deliberately
drawn to provide maximum s implicity to the
user. Provisions that apply to various dis-
tricts or to various types of uses are re-
peated in all the appropriate sections, so
that all regulations governing a particular
district or a particular use may be found in
one place.

The Voorhees, Walker, Smith and Smith zoning
proposals have been published so that while
they are being studied in detail by the City
Planning Commission, they will be available
for examination and study by interested
citizens -- and by professional, businzes and
civie organizations. We will want to draw
upon your views, advice and suggestions in
making the necessary modifications and ad-
justments that are bound to be required, prior
to holding formal public hearings on the
adoption of a new zoning resolution.

New zoning will meet opposition -- from those
who resist change in general, from those who
feel that they have a vested interest in the
present resolution or who can exploit its
weaknesses, and from those who honestly
believe that continued piecemeal amendment is
the best way to accomplish our ends.

New zoning will not work an overnight miracle
for New York City. Too much that has already
been done will be with us for a long time.
But there are still undeveloped and under-
developed areas in New York. And even where
it is most congested and built up, New York
is a city that continually and restlessly re-
builds itself. The accelerating tempo of
renewal and redevelopment efforts -- private
and public -- will bring about profound
changes in its older sections during the next
twenty-five years.

Only a modern resolution, based on sound
zoning principles and a realistic concept of
our city, can productively guide this build-
ing and rebuilding. We now have the basis for
such a zoning resolution. I am sure that the
citizens of New York will insist on nothing
less.

James Felt
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Summary

This proposal contains the text and maps of
the proposed new zoning resolution, with an
accompanying explanatory report. The first
section of the report explains the wide range
of studies of land use, population, and eco-
nomic activities leading up to the determina-
tion of the land needs of the primary types of
uses in the City. The second section contains
an explanation of the organization and form
of the proposed resolution. With the exception
of the discussion of the procedures for draw-
ing the new zoning maps, the remaining sec-
tions of the report deal with the prineipal
zoning regulations proposed and are inserted
before the appropriate Article or Chapter of
the proposed resolution. For example, an
explanation ef the residential use regula-
tions precedes the chapter containing the
residential use regulations.

Developing the proposed zoning resolution in-
volved three basic steps: 1) Analyzing the
land needs of the City's principal users of
land; 2) Devising the proposed zoning con-
trols and regulations; and 2) Drawing the new
zoning maps. The primary results of these
processes may be summarized as follows:

Organization and Form of the Resolution

The proposed resolution has been designed
primarily for the convenience of the poten-
tial developer who wants to find out what he
can do on a particular plot of land, or where
he can locate a particular use, rather than
the rare person who will read the entire
document. An allied objective was the organi-
zation of the regulations to give a clear,
coherent, and logical picture to the user.
These objectives have been accomplished by
putting all the regulations applying to a
particular category of use in one Article, by
reducing cross-references to a minimum, by
indicating the regulations applying to each
district by means of charts, by putting
numerous regulations in tabular form, by the
use of explanatory drawings, diagrams, and
summary tables, by supplying an index of all
uses, and by employing a one-map system. The
last feature, the one-map system, facilitates
easy use of the proposed resolution by re-
placing the present cumbersome three sets of
zoning maps bound separately from the reso-
lution with a single set of maps bound with
the proposed resolution.

Proposed Zoning Districts -- Use Distinctions

The proposed zoning districts constitute the
minimum number required to guide the extreme
range of land use, building types, and con-
centrations of development in New York City.
The three broad categories of use districts --
Residence, Commercial, and Manufacturing --
have been further subdivided to provide for
all the present and anticipated uses to be
found in a large modern city. A total of
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thirteen different types of districts are
proposed on the basis of use distinctions:
two residential; eight commercial; and three
manufacturing. To establish clearly what uses
are permitted in each district, all present
and anticipated uses in the City have been
classified into 18 categories or "Use Groups"
on the basis of similarity of function as well
as compatibility with one another and with
adjacent districts. FEach use district desig-
nated on the zoning maps permits one or more
Use Groups. For example, the Commercial Local
Service District (C2) permits television re-
pair and the other home maintenance and re-
pair services listed in Use Group 8, but not
automobile repair and other heavy service
uses listed in Use Group 16. The proposed use
districts may be summarized as follows:

1) Residence Districts

Two major categories of Residence Districts
are proposed: 1) Single-family Districts (RL
and R2) designed for and restricted to single-
family detached houses, and 2) General Resi-
dence Districts (R3 to R9), permitting all
dwelling types subject to regulations which
establish adequate standards of density and
bulk for each district. The density, open
space, and other proposed bulk regulations
will provide protection for the various types
of dwellings in the lower density districts.
In addition, the residential developer and
home buyer or renter is permitted to exercise
the greatest possible choice in determining
or finding an appropriate structural type for
any area in which he wishes to build or to
live.

2) Commercial Districts

Eight Commercial Districts are tailor-made to
fit the extraordinary diversity of commercial
activity in the City, ranging from purely
local shopping areas, to heavy service areas,
to prime central shopping districts. The
eight districts are of four primary types: 1)
Local Retail and Service Districts (Cl and
C2), designed to service local area needs;
2) General Commercial Districts (C4), de-
signed for primary and secondary outlying
shopping centers serving extensive service
areas; 3) Central Commercial Distriects (C5
and C6), designed for the central business
areas of Manhattan and downtown Brooklyn and
catering to the retail and commercial needs
of the entire City and metropolitan region;
and, 4) Three special purpose distriets (C3,
27, and C8) designed to accommodate waterfront
recreational uses (C3), large outdoor com-
mercial amusement uses (C7), and heavy serv-
ice uses (C8).

%) Manufacturing Districts

Three Manufacturing Districts incorporate
regulations based both on lists of permitted
uses and on "performance standards" with
established limits on noise, air pollution,
and other types of industrial nuisances. The
M1 District is designed for industries with
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high performance standards and is used as a
buffer to protect Residence or Commercial
Districts from the heavy industrial district,
M3, permitting industries which may create
appreciable noise, air pollution, or other
nuisances. The M2 District is designed for
uses which are not as free of nuisances as
those permitted in the M1 District but not as
objectionable as in M3. Residential develop-
ment is excluded from all Manufacturing Dis-
tricts.

The Total Zoning District Structure

To fit the broad range of situations prev-
alent in New York, the Residence Commercial,
and Manufacturing Districts described above
are combined with various levels of building
bulk and parking and loading reguirements.
Each of the 47 districts resulting from this
combination of regulations incorporates
integrated controls over use, bulk, and park-
ing and loading. Direct and meaningful rela-
tions are thus established between permitted
uses, building bulk, and required levels of
off-street parking and lcading facilities.
The 47 districts are designated on a single
set of zoning maps in contrast with the 286
district combinations actually found on the
three sets of zoning maps under the existing
zoning regulations.

Drawing the New Zoning Maps

The overriding importance of devising appro-
priate districts and applying them consist-
ently throughout the City has been the
guiding principle in this rezoning operation.
The application of the proposed district
regulations by means of the new zoning maps
was a process involving two primary steps:
1) Analysis of the future land needs of the
principal users of land in the City; and 2)
The drawing of the new zoning maps. In pre-
paring the estimates of future land needs,
the staff assembled all available data bear-
ing on land demand, conducted a number of new
surveys to fill in gaps in the data, and, by
interviews and conferences, drew upon the
experience of dozens of specialists and real
estate practitioners. In drawing the new
zoning maps, every block of land in New York
was carefully re-evaluated by first-hand
field examination and analysis.

Industrial Ferformance Standards

Industrial performance standards are proposed
to supplement the listing of permitted in-
dustrial uses in order to provide a more

effective and equitable method of guiding
industrial location through zoning. Thus, the
laree number of nuisance-free industries
would be given greater freedom in choosing
sites, while adjacent residential and com-
mercial areas are given better protection
from industrial nuisances.

Regulations Governing the Intensity of Resi-
dential Development

The principal and most important influence of
zoning on future residential development is
its control over such important factors as
building volume, density, and open space.
Four interrelated controls are proposed to
regulate the intensity of residential develop-
ment: 1) The Floor Area Ratio, which limits
the amount of floor area which may be devel-
oped on a lot; 2) Lot area per dwelling unit
regulations, which control population density
by limiting the number of dwelling units
permitted on a lot; 3) The Open Space Ratio,
which regulates the amount of open space on a
lot; and 4) Minimum lot area and lot width
regulations, which affect the density of
development. The Floor Area Ratio device is
already in use in several of the area dis-
tricts of the present zoning resolution and
has the merit of being a simple, direct,
flexible, and enforceable control over the
bulk of buildings. The Floor Area Ratio is
supplemented by lot area per dwelling unit
requirements which constitute a direct,
effective control over population density --
both new residential development and the con-
version of existing dwelling units. An effec-
tive balance canthereby be maintained between
the permitted concentration of population and
the capacity of street and transit facilities,
as well as schools and other community facil-
ities, to serve the needs of the population.
The Open Space Ratio expresses the relation-
ship between the open space on the lot and
the floor area of the building or buildings
on it, and supplements the Floor Area Ratio
and the density regulations to insure the
long-term desirability of residential areas
by maintaining adequate standards of open
space. The proposed controls over the in-
tensity of residential land use have been
carefully related so that it is possible to
permit the developer a far wider choice as to

his type of development while maintaining
adequate standards of residential density and
coverage. In addition, the interrelated appli-
cation of the three controls makes it possi-
ble to induce better standards of open space
by granting a bonus of a moderate increase in
Floor Area Ratio or density when more than
the required amount of open space is provided.

Regulations to Insure Access of Light and Air

To insure adequate light and air to buildings
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and to streets, three flexible alternatives
are proposed which permit a high degree of
design freedom in achieving economic, effi-
cient, and attractive buildings. The first
establishes an envelope characterized by a
vertical front or street wall of a stated
maximum height and a required setback above
which a building can continue to rise beneath
a limiting angle (the sky exposure plane). An
alternative regulation permits the street
walls of buildings to rise to greater heights,
provided the buildings are set back a speci-
fied distance at street level. A third, which
can be used alone or in combination with
either of the others, concerns towers and
permits a building or portion of a building
to cover 40 percent of the lot without any
required setbacks or limitation by angles
(the sky exposure planes ) as long as the
Floor Area Ratio is not exceeded. In order to
bring more light and air into streets sur-
rounded by tall buildings, as well as to
create more usable open space, a bonus device
has been established to encourage the setting
back of buildings from the street line. When
such a plaza or open space is provided, three
feet of additional floor area are permitted
for each square foot of open space or plaza
provided.

Large-Scale Residential Developments

In recognition of the opportunities inherent
in large-scale developments, a series of
regulations is proposed which permit flexi-
bility in site planning while insuring ade-
quate protection of the residents of large-
scale developments as well as of adjacent
areas. In addition, because some of the more
important regulations are applicable to both
large- and small-scale projects, most proj-
ects can proceed as a matter of right without
complicated administrative review. The
principal regulations deal with bulk controls
and convenience shopping facilities. A mini-
mum building spacing formula is proposed,
which makes the required spacing between
various buildings dependent on the degree of
their impact upon each other as determined by
their height and length. A limited amount of
controlled convenience shopping facilities is
permitted in large-scale residential develop-
ments (and considered as an accessory use) if
the City Planning Commission finds that such
facilities are needed and are properly locat-
ed. Opportunity 1is provided the City to
arrange for the reservation of sites needed
for schools or other public facilities the
need for which will be created by the pro-
posed development.

Off-Street Parking Regulations

Parking regulations are proposed to cope with
the complex parking problems in this huge
metropolis in an era when the automobile has
become one of the most important influences
on the character of residential neighborhoods
and the efficiency and stability of com-
mercial and industrial areas. Since 1947 the
tidal wave of a half million more automobiles
owned by residents of the City has swept New

York into the unenviable position of having
traffic problems comparable with Detroit and
other "automobile cities." The problem of
parking the automobile at the dwelling unit
as well as at the end of the journey to work,
shopping, or recreation is dramatized by the
fact that 900,000 persons -- about half of
the people who are employed outside Man-
hattan's Central Business District -- now
drive to work. In Residence Districts appre-
ciably higher parking requirements are pro-
posed than in the present resolution, in
recognition of the clear-cut trends in both
automobile ownership and the voluntary pro-
vision of off-street parking spaces by most
post-World War II residential developers. In
Commercial Districts the proposed regulations
are designed to recognize the wide variation
in automobile use in different parts of the
City and the great differences inthe traffic-
generat ing characteristics of commercial
uses as exemplified by such divergent uses as
supermarkets, electrical contractors, and
taxidermists. The flexibility required to
obtain adequate parking facilities where
needed without penalizing the areas and uses
with low parking needs is obtained by es-
tablishing parking levels which vary by dis-
trict depending on location and by the
traffic-generating characteristics of the
various types of uses. In Manufacturing Dis-
tricts the same requirements for parking
apply to all types of Manufacturing Districts
outside the Central Business Districts of
Manhattan and Brooklyn because, with the ex-
ception of these two areas, there are no
important differences in the patterns of
journey to work by automobile. Parking re-
quirements are based on both employment and
floor area per establishment and vary for the
two primary categories of industrial uses: 1)
Manufacturing and related industrial uses,
and 2) Storage and warehousing uses. Com-
mercial and Manufacturing Districts in the
Central Business Districts of both Manhattan
and Brooklyn are exempted from parking
requirements to avoid attracting more auto-
mobiles and compounding the present intoler-
able traffic congestion.

Non-Conforming Uses

To provide tools for dealing with the problem
of non-conforming uses, the following two
primary types of regulations are proposed: 1)
Regulat ions designed to prevent the expansion
or further entrenchment of non-conforming
uses, including regulations on change of use,
discontinuance, and enlargement; and 2) Regu-
lations designed to make a start on a long-
run program of unscrambling the worst types
of non-conforming uses by requiring the
gradual improvement of their performance in
non-residential districts, and their gradual
elimination in Residence Districts after a
reasonable amortization period. Manufacturing
and related uses in Residence Districts are
given an amortization period extending 25
years from the effective date of the pro-
posed resolution or 40 years from the is-
suance of the building permit, whichever is
longer. Such uses occupying buildings de-
signed for residential use, and therefore
easily capable of reverting to residential
use upon termination, are given shorter
amortizaticn periods, as are non-conforming
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open uses and signs, which represent small
investments. Non-conforming manufacturing and
related uses in Commercial and Manufacturing
Districts are permitted to continue but are
reguired to upgrade their operations to a
reasonable level of performance within 15
years. Buildings non-complying as to bulk are
permitted to continue in use. Normal mainte-
nance, repairs, and structural alterations
are permitted, and enlargements are allowed
under certain conditions.

Regulation of Height Around Airports

In order to avoid obstructions to air navi-
gation and to persons and property in ad-
jacent areas, regulations are proposed to limit
the height of tall buildings and structures
in the vicinity of major airports. The regu-
lations closely approximate the criteria
established by the Federal Civil Aercnautics
Administration and limit heights only to the
extent necessary. A flight obstruction area
is established for each of the three majon
airports, within which height is limited by
one set of controls in those areas over which
airplanes pass in approaching and taking off
from runways and by a second set of controls
in those areas over which airplanes pass when
circling the airport.

Administrative Regulations

Some revisions in the methods of zoning ad-
ministration become necessary as the tech-
nology of zoning and land use planning
advances. In the interest of more effective
administration, two kinds of modifications of
the administrative procedures of the present
resolution are proposed: 1) Changes that are
included in the text of the proposed reso-
lution; and 2) Changes that involve amend-
ments to the City Charter or other existing
laws and administrative rules. Among the
proposed changes in administration are: 1)
The addition of a small but technically
capable staff to the Department of Buildings,
to be headed by a Zoning Administrator who
would be an additional deputy to the Com-
missioner within the Department; 2) A series
of specific findings or conditions which must
be satisfied before a variance from either
the proposed use or bulk regulations can be
granted; and 3) Special standards or con-
ditions for a limited number of uses with
unique characteristics whieh cannot be con-
trolled adequately by the general regulations.
Two agencies are empowered to grant special
permits for such uses, the Board of Stand-
ards and Appeals and the City Planning Com-
mission. The latter agency is empowered to
grant permits for those uses whose location
has city- or community-wide impact and whose
characteristics require special planning
study.
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Analysis of Land Needs
of Housing, Commerce, and Industry

The Problem

Zoning a city requires not only clear ideas on the de~
girable uses of land, but also an endless series of
difficult decisions on quantities. How many people are
likely to be living and working in the city? How much
land will they require for residences? For industry?
For shopping, community facilities, and parking? In
what proportions should vacant areas be divided for
different uses, and how much developed but poorly
utilized land can be reclaimed? Is the apportionment
of land in each borough consistent with the controls
on building bulk and site density? How realistic are
the recommended levels of intensity of land use from
the point of view of real estate economics?

Were land still free for the taking, these quantita-
tive decisions could be quickly made. But the scarcity
and high cost of sites in New York City mean that land
must be allocated within a relatively high degree of
accuracy. On the one hand, sufficient land must be
assigned to each major use to provide for camfortable
elbow room and freedom of location, as well as to
allow for possible errors in enalysis. On the other
hand, an overgenerous allocation to any given use not
only deprives other claimants but will lead to ster-
ility and waste. Experience in this and other cities
has shown that under-utilization of land can be as
costly and disfiguring as over-utilization. The goal
of the zoning research program, then, was to provide
the mapping staff with the best possible estimate of
total land requirements for each major use in each
borough and to indicate the amount of reserve land
needed as a safety factor.

In preparing these estimates, the research staff as-
gembled all available statistics bearing on land demand,
conducted a number of new surveys to fill in gaps in
the data and, by interviews and conference, drew upon
the experience of dozens of specialists and real es-
tate practitioners.

Land requirements for a complicated and dynamic city
cannot, obviously, be forecast with scientific preci-
sion. The future will always remain shrouded in the un-
predictable, and even our knowledge of existing trends
leaves much to be desired. A considerable degree of
judgment must necessarily be supplied to quantitive
forecasts, and error safeguarded against by judicious
margins in the zoning envelope end by built-in flexi-
bility in the zoning resolution to allow for changes
as better information is developed.

Summary of Research Findings

The single most important finding which emerges from
the research program is that the future land require-
ments of New York City will be determined less by over-
all growth than by internal re-distribution of exist-
ing people and jobs. The dominant trends point not to
large accretions of residents but to continuing change
in the characteristics and location of an only moder-
ately greater population; not to dramatic increases or

the composition and location of job opportunities.
Population growth in the various parts of the City is
likely to be quite uneven, with sharp gains in some
districts and with stability or even decline in others.
Similarly, economic growth is likely tc be restricted
to selected industries and to be accompanied by the
reshuffling of existing activities and firms, which
will result in business expansion in some parts of the
City and not in others.

This finding both simplifies and complicates the task
of estimating land requirements. As long as net change
in the major aggregates is likely to be amall, the main
allocations of existing vacant land can be made with
relative confidence, On the other hand, the small over-
all changes reflect larger and divergent changes in
components, which means that full attention must be
given to the probable gshifts in the uses of already im-
proved land which will result from private and publie
redevelopment.

Future Population

Projections of the City's population anticipate a total
of 8,240,000 persons in 1975, an increase of 470,000
over the estimated 1957 figure of 7,870,000. It has
become increasingly clear that the City is approaching
a population plateau and is unlikely to experience
either sharp net ganins or losses in the future -- cer-
tainly not the rapid growth rate of the pre-1930 era.

The validity of the zoning plan would not be signifi-

cantly affected were the attained 1975 population to
be moderately greater or smaller than anticipated.
Strictly speaking, a zoning plan for a complex city
having a wide variety of housing types need not spec-
ify a particular population, but rather must set forth
1) the amount of land allocated to residential use and,
2) the densities appropriate and desirable for resi-
dential development in different parts of the City.

Since not all residential land will be developed to
its full potential, since the number of persons per
average household is subject to change, and since some
proportion of the population will continue to live in
areas not zoned for residential uses, a good zoning
plan is compatible with a range of possible popula-
tions rather than a single fixed aggregate., Actually,
the recommended residentiel zoning "envelope" can ac~
commodate a resident population of 10,900,000, or 30
percent above the estimate used for working purposes,
and very few of the zoning recommendations would have
been affected had a population two or three hundred
thousand less or more than the figure used been fore-
cast.

More significant than the accuracy of the future City-
wide population will be the nature of its internal dis-
tribution. The single most important objective of our
residential recommendations was to bring about more
evenly distributed densities in the City, without un-
necessarily infringing on individual freedom of loca-

decreases in the labor force but to steady shifts in tional choice.

Table I

Population, 1957; Anticipated, 1975; and Zoned Capacity

City Manhattan Bronx Brooklyn Queens Richmond

' 1957 Special Census a/ 7,870,000 1,818,000 1,436, 000 2,623,000 1, 780,000 213, 000
r. Estimated, 1975 8, 340, 000 1, 725, 000 1,475,000 2,825, 000 2,200,000 315, 000
Zoned cepacity 10, 940, 000 1,991,000 1,773,000 3,414,000 2,900,000 862, 000

8/ Adjusted for exclusion of absentees.
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City Manhattan Bronx Brooklyn Queens Richmond
Inventory, 1957 2,576,000 639,000 458, 000 842,000 575, 000 862,000
Estimated, 1975 2,854, 000 607, 000 498, 000 900, 000 746,000 103, 000
Zoned capacity 3,595,000 710,000 577,000 1,129,000 930, 000 249,000

Table II

Anticipated New York City Housing Inventory, 1975, and

(Dwelling units)

Zoned Capacity

The estimates of future population are shown in Table I
and were taken from the recent study of the Regional
Plan Association, People, Jobs and Land, 1955-1975, ex-
cept for three modifications:

1) A somewhat lower estimate was adopted for
Manhattan. The results of the 1957 Special
Census, even after adjustment for under-cov-
erage, indicate a cessation in the rate of
growth, partly as a result of shrinking house-
hold size. There has beemn a long-run tendency
toward population decline in the central bor-
ough despite large numbers of new in-migrants.
However, it is possible for Manhattan to at-
tain a resident population higher than the
1,725,000 now projected should there develop,
as many people believe, a back-flow from the
suburbs and should the scope of urban renewal
programs widen. The recommended zoning en-
velope for Manhattan will be able to accom-
modate a population of 1,991,000, or 15 per-
cent more than the anticipated number of resi-
dents in 1975.

2) Again because of the findings in the Special
Census, a somewhat higher future population
in Queens has been projected than that of the
Regional Plan Association. The Borough's pop-
ulation "envelope" of 2,900,000 is 32 percent
above its estimated future population of
2,200,000 and 63 percent greater than its
1957 population of 1,780, 000.

3) A substantially lower 1975 population has been
projected for Richmond. It is now widely as-
sumed that the Narrows Bridge, upon which
Richmond is dependent for any significant
acceleration in its growth, will not be com-
pleted until 1965 or later. Because of the ex-
tensive reservoir of vacant land available in
this Borough, its zoned capacity of 862,000
people is about two and one-half times its
anticipated 1975 population of 315,000 and
nearly four times its present 213,000 resi-
dents.

Housing Inventory

The City's housing inventory can be expected to grow
more rapidly than its population because of 1) the
persistent trend toward smaller household size and, 2)
the likelihood that, eventually, the vacancy rate will

rise at least moderately above its present negligible
level. As projected, a total of 2,854,000 dwelling
units will be standing in 1975, 11 percent above the
current number, compared with an estimated population
increase of 6 percent. The net increase of 279,000
units is expected to come about as the result of 531,000
units added by new construction and conversion, less
252,000 units demolished or otherwise withdrawn. Table
II summarizes the City's present and anticipated 1975
housing inventory and its capacity under the proposed
resolution.

The inventory projection was based on a study, borough
by borough, of the course of new construction and dem-
olitions during the post-war period, together with an
analysis of demographic trends affecting household
size,

Between 1957 and 1975, an average of 25,000 new units
per year is expected to be built, about equal to the
annual average between 1952 and 1957 but 5,000 less
than the 1946-51 annual rate, the peak of the post war
boom in FHA apartment construction.

Residential construction in New York City is particu-
larly sensitive to government-aided housing programs.
Public housing accounted for more than one out of every
four units built in the post-war decade. Fifty-seven
percent of all new private apartments were built under
FHA auspices, predominantly under Section 608, and
thousands of additional private dwellings were built
under State and City middle-income and redevelopment
programs.

Government housing policies are subject to unpre-
dictable shifts, so that the future volume of new con-
struction cannot be forecast with confidence. But the
recent trend toward liberalization of FHA rental hous-
ing policies, the new Mitchell-Lama program, and the
inereased pace of renewal and redevelopment indicate a
higher average rate of new private construction than
during the past few years. On the other hand, high and
rising construction costs, the growing shortage of
vacant sites, and the termination of the emergency FHA
Section 608 program are likely to keep average con-
struction levels in the City below the best volume
attained after the War.

New construction by boroughs, as summarized in Table III,
was projected by an examination of the trend in bor-
ough shares of the City total during the post-war
decade, taking account of expected shifts in borough
population and the differential impact of government

Table III

Anticipated Components of Change in the Housing Inventory, 1957-1975
(Dwelling units)

City Manhattan Bronx Brooklyn Queens  Richmond
New units, 1957-75 450,000 91,800 59,400 91, 800 166,500 40,500
et additions from conversions and changes in use 81,000 18,320 13, 140 32,260 15,120 2,160
Total sdditions 531,000 110,120 72,540 124,060 181,620 42,660
Demolitions 252,000 141,300 32,400 66,600 10,800 900
Net change +279,000 -31,180 +40,140  +57,460 +170,820 +41,760
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Table IV

Trend in Household Size, 1940-1975
(Persons per household)

City Manhattan
1940 3.52 3.15
1950 3,20 2.81
1957 3.07 2.65
Estimated, 1975 2.9 2.6

housing programs. l'anhattan and Richmond are expected
to account for higher proportions of total construction
than in the past, the former because of expanded re-
development and renewal programs, and the latter be-
cause of accelerated growth.

The demolition rate is likely to remain high as, more
and more, new real estate improvements and public fa-
cilities are placed on already developed land. An
average annual rate of 14,000 demolitions has been
projected, higher than the average for 1946-57 but
somewhat lower than the peak level in 1952-57.

In making future projections, an arbitrary allowance
was made for an increase in vacancies. Over the long
run a private rental market tends to have a vacancy
rate considerably above the one percent commonly be-
lieved to exist today; between 1950 and 1957, for ex-
ample, the national rental vacancy rate more than
doubled. In the absence of a severe depression, the
City vacancy rate is likely to remain well below the
national average, since continuing in-migration of low-
income families and the wide gap between the cost of
new and old dwelling units will inevitably create a
keen demand for existing housing space.

Because of the reduction in average household size
shown in Table IV, a larger number of dwelling units
is required to house a given population. Household
size in the City has continued to decline despite a
rising birth rate, increases in the number of children,
and the in-migration of minority groups having, char-
acteristically, large households. Between 1940 and
1957 average household size in the City is estimated
to have declined from 3.52 to 3.C7, in extension of a
trend which has lasted for half a century.

The shrinkage in household size has been mainly the
result of relatively sharp increases in the proportion
of one and two person households brought about by 1)
the gradual aging of the population -- a trend likely
to continue into the future -- whichresults in a larger
proportion of people past the child-bearing age, and
2) the selective nature of urban migration, which makes
the core of the metropolitan area relatively more
attractive for echildless individuals and couples.

Bronx Brooklyn Queens Richmond
3. 64 .71 3.55 3.82
3.36 3.36 3.31 3.52
3.17 3.14 3.28 3.48
3.0 3.0 3.1 3.4

Residential Land Reguirements

To ascertain the quantity of land required by the pro-
jected housing inventory, a comprehensive survey was
undertaken of the physical characteristics of all new
apartments built in the City during the post-war era:
average size of dwelling units, size and coverage of
lots, densities, and floor area ratios. Land costs in
relation to building size were studied for represent-
ative developments, From these data, plus information
obtained from real estate practitioners and builders,
a total of about 12,000 acres more residential land
than is now occupied was estimated as needed in 1975,
as shown in Table V. The proposed zoning districts
provide approximately 20,000 acres more than presently
used, and will have a capacity of 3,595,000 dwelling
units, or 26 percent above the projected inventory. In
addition, about 80C acres of land in non-residential
districts are expected to remain in residential use,
and about 200,000 people will be living in accommo-
dations not classified as dwelling units, e.g. hotels,
institutions, and rooming houses.

Substantial rural areas still exist within the
City. Outer Richmond.

Table V
Anticipated Residential Land Requirements
(Acres)
City Manhattan Bronx Brooklyn Queens Richmond

In residential use, 1956 n/ 46,766 3,331 5,468 12,882 20,238 4,847
1957-75 need for new residential use 11,895 200 1,234 1,442 4,019 5,000
Total requirements 58,661 3, 531 6,702 14,324 24,257 9,847
Proposed residentisl zoning b/ 66,515 3,371 VBT 15,596 25,273 14,998

8/ Including residential use in proposed non-residential districts.

b/ Exclusive of residentisl land requirements which will be met by mixed use in areas zoned for commercisl use,
amounting in llanhattsn, for example, to between 400 and 500 acres.
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Non-Residential Land Requirements

Industrial Land Needs

A projection of future employment, based on post-war
trends, indicates that the number of jobs in the City
may increase by only 127,000 to 1975, or about 3% per-
cent. Changes in the geographical and occupational
distribution of employment, however, are likely to be
more pronounced and will have significant implications
for land allocations.

Manufacturing employment is likely to diminish moder-
ately, partly in keeping with a long-run national shift
toward a higher proportion of non-production workers
and partly because of a small but persistent out-mi-
gration of certain types of manufacturing to the outer
rings of the metropolitan area. The rate of decline,
however, may be slowed by more careful zoning and by
recent statutory tools to make under-utilized land
more easily available to industry. Retail employment
has also evinced a downward trend as self-service, as
well as larger and more integrated establishments, have
increased the efficiency of retail trade.

More than counter-balancing these declines are the ex-
pected increases in service employment and in such
activities as finance, insurance, wholesale trade, and
government services. The rapid growth in the City's
functions as a center of administrative, technical,
educational, and business services will be reflected
in disproportionate gains in white-collar employment
resulting in a different locational pattern of jobs
and land use.

In Manhattan, employment as a whole is expected to in-
crease very slightly, though with many differences in
individual categories. Thus, manufacturing employment
is expected to drop nearly 20 percent and retail trade
about 14 percent while the financial-insurance-real
estate group may gain 28 percent, services 14 percent,
and government employment 13 percent. In the Bronx, a
moderate increase in employment is forecast, with manu-
facturing expected to grow by 25 percent and wholesale
trade by 40 percent, while retail trade and the trans-
portation-communications-public utilities groups may
drop by 10 percent each. Brooklyn presents a more
stable picture, with manufacturing employment expected
to be relatively unchanged, retail trade and trans-
portation-communications-public utilities decreasing

between 10 percent and 15 percent, while wholesale
trade, finance-insurance-real estate, and government
employment may rise moderately.

Queens is expected to show an employment increase in
almost all categories except the transportation-com-
munications-public utilities group, with manufacturing
increasing 28 percent, wholesale trade employment over
50 percent, and significant gains in most other cate-
gories. In Richmond, an over-all increase of over 50
percent is estimated, with all categories sharing in
the borough's economic growth. Table VI summarizes
these anticipated changes in employment.

Industrial Land Requirements

A detailed study of new factory construction since
World War II gives evidence of the overwhelming trend
toward horizontal one-story plant layouts. The survey
proves that not only is more land per worker required
than was formerly the case, but that industrial firms
require vacant or largely vacant sites in outlying
areas. In other words, industry will have to be pro-
vided with an appreciable share of open land to allow
for replacement, expansion, and relocation of existing
plants, as well as to provide for new establishments.

A prime industriel area with vacant land still
available for additional industry. Hunts Point,
Bronx.

Table -VI

Employment, 1955, and Projected, 1975
(Thousands)

Total, 1955
Total projected, 1975

Msnufacturing, 1955
1975

Retail trade, 1955
1975

Wholesale trade, 1955
1975

Trensportation, communication and public utilities, 1955
1975

Finance, insurance and real estate, 1955
1975

Services, 1955
1975

Government, 1955
1975

Contract construction, 1955
1975

City Manhattan Bronx Brooklyn Queens Richmond

3,533 2,348 203 600 321 31
3,660 2,367 219 606 419 49
971 545 53 236 127 10
925 448 66 234 162 16
447 250 39 90 62 6
407 216 34 79 69 9
371 290 15 37 29 1
404 291 21 45 45 2
325 254 15 28 26 2
290 227 13 24 22 3
355 319 6 20 10 1
455 409 8 25 12 1
567 417 32 76 40 3
634 476 32 75 47 5
390 218 31 93 39 8
442 247 35 105 43 12
107 55 12 20 19 1
103 53 11 19 18 1
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Table VII

Characteristics of New Industrial Construction, 1947-1956

City
Floor space built, 1947-56, acres 567
Land developed, acres 737
Floor area ratio 77
Employees, 1957 67,100
Floor space per worker, square feet 388
Employment per acre 91

8/ Insufficient data

Recognizing the shortage of large open tracts suitable
for modern types of industrial development, the City
Planning Commission has embarked ona series of studies
of potential industrial areas, with the purpose of en-
larging the supply of usable land for industry. Toward
this goal, a law was recently passed by the State
Legislature which permits assembly by condemnation of
vacant or predominantly vacant blighted land. The power
to assemble plottage, together with existing power to
abandon streets, makes possible super-block areas
capable of meeting the needs of modern industrial
plants.

Studies of post-war industrial construction, as summa-
rized in Table VII, show that about half the total
floor space was built in Queens and about one-third in
Brooklyn. Only negligible amounts were built in Man-
hattan and Richmond. Land area utilized by new plant
construction between 1947 and 1956 was about 800 acres,
with slightly over half the total in Queens, about 30
percent in Brooklyn, 11 percent in the Bronx, and the
rest in Richmond. The trend was strongly in the direc-
tion of one-story plants, with considerably more land
and floor space provided per worker than in older
plants. About 70,000 workers were employed in these
new plants, with an average number of workers per acre
of between 80 and 90 in the Bronx, Brooklyn, and
Queens, and about 250 in the handful of buildings con-
structed in Manhattan since the War.

Employment in post-war plants constitutes about € per-
cent of the City's total industrial employment, and
new industrial floor space built, 7 percent of total
existing space in factories, lofts and warehouses. The
land area occupied by new plants however, is eguivalent
to 10 percent of the total land in use for these pur-
poses in the City, a clear indication of the necessity
of allowing more generously for land for future in-

Manhattan Bronx Brooklyn Queens Richmond
32 71 181 283 a/
12 86 234 405 a/
260 83 77 70 a/
3,000 7,350 21,550 35,200 a/
467 422 367 349 a/
244 83 92 87 a/

dustrial expansion. Furthermore, as the need for off-
site parking for employees grows, the amount of land
per worker can be expected to increase still further.

On the basis of these trends and anticipated future
industrial employment, the City's need for additional
industrial land is estimated at about 2,000 acres, of
which nearly 500 acres can be provided in redevelop-
ment areas. Table VIII shows 1956 industrial land use,
anticipated reguirements, and the amount designated
for industrial use in the proposed resolution. The
17,600 acres proposed provide almost 6,000 acres for
industrial expansion over the 11,800 acres in industrial
use in 1956.

Commercial Land Needs

Next to housing and industry, commercial activity is
the major generator of land demand. Commercial uses
cover an extensive range of types, from the corner
grocery store to the soaring skyscrapers heavily con-
centrated in the Central Business District. In the
downtown area, many districts of mixed use are found,
with manufacturing, wholesaling and office functions
all found in the same or neighboring buildings.

The Central Business District

Manhattan, from 60th Street south, is the place of em-
ployment of 57 percent of the City's entire working
population. In this Central Business Distriet, which
comprises less than three percent of the City's area,
is found 55 percent of the City's total commercial and
industrial floor space, including 92 percent of the
City's space in office buildings and 91 percent of its
loft space.

Table VIII

Anticipated Industrial Land Requirements

(Acres)

City Manhattan Bronx Brooklyn Queens Richmond
In industrisl use, 1956 a/ 11,810 1,388 1,696 3,182 3,483 2,061
1957-75 need for new industrial use 2,030 30 200 500 1,000 300
Availeble from redeveloped land 480 16 33 320 111 -
Total requirements 13,192 1,234 1,863 3,362 4,372 2,361
Proposed industrial zoning 17,616 1,050 2,389 4,267 4,556 5,354
Avesilable in 1975 b/ 19,737 1,419 2,833 4,851 5,242 5,392

a/ Including industriel use in proposed non-industrial districts. In Manhatten, 168 of these acres are estimated

to be in non-industrial use by 1975.

b/ Including industrial uses estimated to remein in proposed non-industrial distriects.




The Central Business District,

The most apparent trend in the Central Business District
is the decline in manufacturing and related warehousing
activities and the increase in office and service
functions. Although total employment in the Central
Business District is likely to remain at approximately
its present level, workers in the "paper-handling"
categories are expected to increase by 151,CCO as
"goods-handling" employment decreases by 145, 000. Thus,
demand for additional floor space and land can be ex-
pected to come predominantly from the kinds of employ-
ment which take place in office buildings, while fac-
tory and loft space needs will probably contract.

Some 28,000,000 sqguare feet, or one scuare mile, of
new office floor space has been built in Manhattan's
Central Business District since the War, and an equiv-
alent amount is under construction or in planning.
These buildings are largely centered in two areas --
Fast Midtown and Wall Street. The heavy demand for
office space stems from 1) greatly expanded business
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Manhattan south of 60th Street.

and technical services such as research, rarketing,
and advertising; 2) the increased proportion of office
and administrative employees in manufacturing indus-
tries; Z) the attractiveness of Manhattan as a head-
guarters domicile; and, 4) a tendency for an increas-
ingly greater proportion of office workers to be housed
in office buildings rather than in lofts or other in-
dustrial buildings. In Table IX, a rough projection of
future employment requiring office facilities indi-
cates an anticipated increase of 185, CCOC.

Frojections of new office building construce¢tion were
made in a number of ways, taking account of the size
of the future national economy, past shares of New York
City's office construction in the U. S. total, future
of fice employment and anticipated floor space per office
employee, and extrapolation of trends in space built
since World War II and already planned for the next few
years.

Table IX

Employment, Central Business Distriect, 1955, and Anticipated, 1975

1955 1975 Increase
(or decrease)
v in
In office In office office
Total buildings Total buildings buildings
Total employment 2,049,000 847,000 2,056,000 1,032, 000 185, 000
Finance, insurance and real estate 279,000 269, 000 358, 000 344,000 75,000
Services 333, 000 167,000 380, 000 208,000 41,000
Government 179, 000 27,000a/ 203, 000 34,0008/ 7,000a/
Wholesale trade 285,000 128,000 286,000 160, 000 32,000
Retail trade 230, 000 92,000 199, 000 82, 000 -10, 000
Manufscturing 524,000 101,000 431,000 141, 000 40, 000
Trensportation, communication and
public utilities 165, 000 55, 000 147,000 55, 000 - -
Contract construction 54,000 8,000 51,000 8,000 - =

a/ Does not include tax-exempt buildings.

- b =
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Table X

Anticipated Increase in Office Building Floor Space and Office Employment,
Central Business District, 1955 to 1975

Gross
floor space
(millions of)
square feet)

Inventory, 1955 132.6
New completions, 1956-75 70.6
Demolitions, 1956-75 .
Inventory, 1975 196.1

2/ Including vacant space

The projections indicated that an average volume of
about 3,000,00C sguare feet of rentable space per year
between 1957 and 1975 was likely, with some years going
above or below this average. As shown in Table X, this
amount of new construction would provide space for an
increase of 185,000 office workers by 1975 as well as
allow for demolitions, more floor space per office
worker in existing buildings, and a somewhat higher
vacancy rate.

The amount of additional land needed to provide for
new office space depends upon the Floor Area Ratios
(floor space divided by lot area times 100) at which
the new office buildings are built. Studies of post-
World War II office building construction show an
average Floor Area Ratio of 1,500. As Table XI shows,
only 108 to 162 acres of land would be reguired to
accommodate the additional office floor space at Floor
Area Ratios of 1,500 or less, a modest amount relative
to total commercial land available in the Central
Business District. The main problem created by office
buildings is the tendency to concentrate in already
congested areas.

No net additional land demand is foreseen in the Cen-
tral Business District for industrial purposes or for
retail trade or wholesaling and storage activities,
although a limited amount of new construction may take
place in already developed sections. If anything, the
amount of land in these uses should contract, making
available additional land for residentiasl uses, office
buildings, and such needed facilities as parks and
playgrounds.

Local Commercial Land Reguirements

Retail trading patterns have altered so rapidly in the
post-war era that it is no longer possible to estimate
land requirements for local stores on the basis of old
formulas. The growth of the supermarket has plainly
reduced the role of the neighborhood food store. The
efficiency of the large supermarket is such that a
given volume of sales can be handled with sharply
lower frontage regquirements and, even allowing for
parking areas, with appreciably lower land requirements.
As the size and variety of goods sold by supermarkets
increase, their competitive impact has been felt not
only by food stores but by drug, candy, bakery, hard-
ware, and other neighborhood stores.

Table XI

Floor space

Employees per worker a/
(thoussnds) (square feet)
847 157

1,032 190

Simultaneously with the growth of the supermarket has
appeared the integrated shopping center, ranging in
scale from neighborhood units of tenstores to gigantic
complexes with department stores and chain store
branches. Since the main attribute of the shopping
center is one-stop shopping for the automobile-using
customer, the radius of the retail trading areas has
dramatically increased. The community shopping center,
no longer limited to pedestrian trade, now draws cus-
tomers from a substantially wider area, while the
regional shopping center, as the name implies, attracts
trade from s zone of hundreds of scuare miles.

Excessive development of retail frontage results
in vacancy. Melrose section of The Bronx.

It is by now a commonplace that both the downtown main
shopping district and the local string street have been
adversely affected by these innovations inretail trade.
Between 1948 and 1954 the physical volume of retail
trade in the Central Business District failed to ex-
pand despite sizable increases in consumer purchasing
power. Even more important from the point of view of
land requirements is the excessive amount of retail
frontage in the numerous strip developments of the
City. A survey of frontages in sixteen shopping dis-
tricts in widely scattered parts of the City indicated
an average retail vacancy rate of nine percent, with
an additional six percent of store frontage occupied
by non-retail uses.

Land Requirements for New Office Buildings, Central Business District, 1955-1975

Gross floor space, square feet (Assuming 85 percent rentable)

Land needed at Floor Area Ratio of 1,000
Land needed at Floor Area Ratio of 1,250

land needed at Floor Area Ratio of 1,5CC

Rentable floor space estimated to be built (3,000,C00 square feet per year)

11

60,000,000 square feet
70, €00, 0CO square feet
162 acres
130 acres

10€ acres
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Excessive strip zoning for commercial use results
in no use at all. East Bronx.

To make matters worse, commercial streets, though al-
ready badly under-utilized, represent less than one-
third of the potential commercial development permitted
under existing zoning regulations. City-wide, there
are nearly 19,000 acres zoned for commercial use while
fewer than 6,000 are actually being used, as shown in
Table XII.

Table XII

Land Zoned Retail and Business, 1957,
in Comparison with Actual Commercial Use
(Net acres)

Land zoned Land in
for retail or commercial
business use a/ use Difference
City total 18,820 5,792 13,028
Manhattan 2,909 1,513 1,396
Bronx 2,965 893 2,072
Brooklyn 6,224 1,660 4,564
Queens 5,174 1,447 3,727
Richmond 1,548 279 1,269

a/ Includes all types of retail and business zones.

Clearly, whatever the historical justification may have
been for generous allocations to commercial use, the
City now suffers from a serious case of over-zoning
that can be cured onlybyreturning appreciable amounts
of sterile commercial land to better uses.

Guided by typical ratios of frontage to population and
population density derived from field surveys, in ad-
dition to statistical analyses and interviews with
real estate practitioners, sufficient commercial land
was allocated in each section of the City to service
all likely needs of the expected future population to-
gether with more than adequate allowances for ex-
pansion. In Table XIII, the amount of frontage which
has been zoned for local commercial activities is com-
pared with generous estimates of future frontage re-
guirements:

Table XIII

Comparison of Local Retail Frontage
Requirements With Zoned Frontage
(Thousands of feet)

Indicated requirements Zoned
Manhattan 200 481
Bronx 2€0 403
Brooklyn o5e 772
Cueens 606 647
Richmond 128 168

Smaller amounts of frontage would have been desirable,
particularly in the older boroughs, were it not for
the problems created by the complex spatial pattern of
present commercial development and the desire to avoid
making too many of the marginal retail streets non-
conforming.

In terms of acreage, a total of 1C,698 net acres have
been zoned for commercial purposes compared to 5,792
net acres now in use, as shown in Table XIV. Thus,
nearly 95,000 acres are available for future expansion,
a more realistic figure than the 13,0CC available under
current zoning regulations.

Table XIV

Commercial Land Requirements
(Net acres)

Proposed  Available for

Now in use zoned expansion
New York City 5,792 10, 698 4, 90€
Manhattan 1,513 2,361 848
Bronx 893 1,529 636
Brooklyn 1,660 3,367 2,731
Queens 1, 447 2,316 869
Richmond 279 1,125 846

Other Land Needs

Residential, industrial, and commercial activities are
the major users of land and will account for about 67
percent of the City's net land area, exclusive of
streets. (Streets comprise about 27 percent of the
City's gross area). The remaining 33 percent of the
City's net area consists of parks and recreational
uses (23 percent); schools, hospitals, and other publie
and private institutions and community facilities (6
percent); and major airports (4 percent).

No significant increase in the land needed by the
City's three primary airports is foreseen except for
such additional acreage as can be added by fill. The
amount of land currently mapped for streets is ex-
pected to decline in the future because of more effi-
cient street layouts.

The remaining claimants for additional land are parks,
playgrounds, schools, and other community facilities,
both to take account of population growth and redis-
tribution and to bring poorly serviced areas up to a
higher standard. In mapping residential zones in open
and growing areas of the City, an allowance was made
for sufficient land to accommodate the local facilities
auxiliary to residential development. Detérmination of
the amount of additional land needed for recreational
and other community facilities will require more study
on the part of the City Planning Commission and the
other City departments concerned.

Summary of Land Allocations

Of a total City area of 204,400 acres, about 66,500
acres were allocated to residential use, 17,600 to
industrial use, 10,700 to commercial use, and the
remainder given over to airports, parks, streets,
community facilities, and miscellaneous uses, as sum-
rarized in Table XV.

Of the 31,000 net acres of vacant land available in
1955-56, as indicated in Table XVI, about 21,000 were
allocated to residential use. Half of this allocation
was made in Richmond, this Borough having the major
share of the City's vacant area. To industrial use
were assigned 7,500 vacant areas, with commercial and
other uses accounting for the remaining 2,500 acres of
vacant land in the City.
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Future Distribution of Land by Major Categories
(Net acres)

S r City Manhattan Bronx Brooklyn Queens Richmond
! Proposed zoning 94,840 6,780 11,200 23,240 32, 150 21,470
; acres have : " ,
ed to 5.792 Residential 66,520 3,370 7,280 15, 600 25,270 15,000
]
XIV. Thus, :
& sxpansion f Industrial 17,620 1,050 2,390 4,270 4,560 5,350
ilable under 1 . .
Commercial 10, 700 2,360 1,530 3,370 2,320 1,320
Airports, major, 1958 6,450 - ~ 1,080 5, 360 -
| Parks and recreation, 1956 36,000 2,530 6,430 11,250 11,680 4,110
H
! Institutions and community facilities, 1956 12,100 1,140 2, 130 2,090 4,090 2,650
tailable Pow Streets, estimated future 55,020 4,220 7,780 14,520 19,420 9,080
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Total 204,410 14,670 27,540 52,190 7&, 700 37,310
4, 906
848
636
2,731
Table XVI
869
Proposed Use of Existing Vacant Land
846 ! (Net scres)
City Manhattan Bronx Brooklyn Queens Richmond
1955-56, vacant 31, 020 390a/ 3, 760 4,050 7,210 15,610
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Organization and Form of the Proposed Resolution

The preparation of a zoning resolution designed to
guide the extraordinary range of development taking
rlace in the City of New York is obviously no simple
task. Similarly, a zoning resolution which deals
adequately with the vast and complex problems of land
use besetting the City can be neither a simple nor a
brief document. For this reason, such a document must
be as clear and easy to use as possible.

The present resolution suffers both from over-simpli-
fication of content and an overly complicated and
confused organization. The over-simplification of
content derives in large part from a law drawn for a
city of 1916, which has not been adeguately amended
to keep abreast of changes in the City or advances in
zoning technigues. The result is a resolution of
relatively narrow scope, which fails to cope with many
of the complex problems of a huge metropolis in the
middle of a century of rapid change and development.
The controls over height, area, and use, although
sometimes simply stated, are inadequate and out-dated.
Such controls must not be so simple and uncomplicated
that the purposes of modern zoning are not carried
out, The regulations in the proposed resolution are
designed to face the great variety of problems with
which a modern zoning ordinance should be concerned.

Although more comprehensive, and therefore longer, the
proposed resolution has been designed so that it is
easy to use. As explained below, this has been accom-
plished by putting all the regulations applying to a
particular category of use in one article, by reducing
cross-references to a minimum, by indiecating the regu-
lations applying to the various districts by means of
columnar charts accompanying the applicable portions of
the resolution, and by employing a single map system.

In brief, the proposed resolution has been organized
so as to give a logical and coherent picture to the
two principal categories of users -- those who are
interested in what may be done with a specific piece
of land, and those who are looking for a site for a
particular type of establishment. Thus, the form of
the proposed resolution is designed primarily for the
potent ial developer rather than for the rare person
who will read the entire document with the hope of
gaining a quick understanding of all its controls.

One-Map System

One of the most important changes in form is the
establishment of only one set of districts on a single
set of maps, each district with its own use and bulk
regulations. This system is proposed to replace the
present system utilizing separate use, height, and
area districts, and eliminates the need for having
three sets of frequently unrelated zoning maps. Also,
in contrast to the present resolution, the maps are
bound with the text of the proposed resolution to
facilitate easy use.

Organization by Type of District

The traditional tripartite classification of dis-
tricts -- residence, commercial and manufacturing --
is used in the proposed resolution. All the regula-
tions applying to each of these general classifica-
tions are included in a single article even though
this means repetition of regulations when they apply
to more than one major classification. Although this
makes the resolution longer, it is much easier to use,
since the developer of property in a specific district
will usually have to refer only to one part of the
resolution in order to find all the use, bulk, and
parking regulations which apply to him. This elimi-
nates the necessity for having an elaborate system of
cross references which would require a developer to
read virtually all of the resolution in order to find
all the applicable regulations.

District Symbols

The three major classifications of districts are

1k

designated by the appropriate letters -- R for Resi-
dence Districts, C for Commercial Distriets, and M for
Manufacturing Districts. Further sub-classifications
of these three primary categories of districts, in-
dicating the type of use, bulk, or parking regulations
which apply, are shown by one or two numbers following
the letter designation, such as R7, C4-3, or M2-2. The
Residence Districts are identified by a single number
which primarily indicates the level of permitted
building bulk and density. The Commercial and Manu-
facturing Districts are identified by two numbers, the
first number indicating the uses permitted in the par-
ticular district, and the second either the-maximum
permitted bulk or the required off-street parking
facilities, or both. For example, the C4-1 and C4-2
Districts both have the same permitted uses; however,
the C4-1 District has a low maximum bulk and a high
level of required parking, while the C4-2 District has
a medium maximum bulk and a medium level of required
parking. Where there is no second number (the C3 Dis-
tricts, for example), the same bulk and parking re-
guirements apply in all districts so numbered.

Columnar Chart

In each of the chapters containing the use, bulk,
parking, or other regulations, a standard columnar
chart on the right hand side of each page is used to
designate the district or districts in which a par-
ticular provision or requirement applies. Thus, when
a developer knows that he is located in an RS or a
C4-3 District, he can turn to the appropriate article
and by checking the columnar chart on each page find
fairly quickly and easily most of the provisions which
apply to R5 or C4-3 Districts. In cases where the
second number does not appear in this chart, it is
understood that the regulation applies to all dis-
tricts which contain the first number. Thus if a regu-
lation applies to all C4 Districts (C4-1 to C4-7), the
chart will list only C4.

Tables, Diagrams, and Index of Uses

For the convenience of the user, a great many of the
regulations in the proposed resolution are put into
tabular form and supplemented by drawings and dia-
grams. Whenever they appear in the text, all defined
words are underlined for further convenience. Supple-
mentary tables which summarize a series of regulations
are also included in the resolution. In addition, an
index of uses is contained in the Appendix. These aids
are not legally a part of the resolution but are in-
cluded with the text in order further to aid the
reader.

Contents of Proposed Ordinance and
Numbering System

The proposed resolution consists of seven articles,
the proposed zoning maps, and an appendix, as follows:

Article I - General Provisions

Article II - Residence District Regulations
Article III - Commercial District Regulations
Artiele IV - Manufacturing District Regulations

Article V - Non-Conforming Uses and Non-Com-
plying Buildings

Article VI - Special Height Regulations Applying
Around Major Airports

Article VII - Administration
Zoning Maps

Appendix
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Articles II through IV set forth the regulations for
the various types of districts which are essentially
the heart of the proposed resolution. The proposed
goning maps consist of 3D maps comprising all land
area within the corporate limits of the City of New
York. The Appendix consists of 1) an alphabetical
listing of all uses permitted in the City, with the
districts in which each use is permitted and 2) ex-
cerpts from Industirial Code Rules adopted by the Board
of Standards of the New York State Department of Labor
which contain provisions applicable to the performance
standard regulations in Section 42-20.

To facilitate the use of the proposed resolution a new
numbering system is proposed. Each article is divided

into chapters which contain a group of similar basic
regulations. Chapters are further subdivided into
sections containing specific regulations or require-
ments. A number containing four or five digits is
given to each section. The first two digits always in-
dicate the article and chapter, respectively, while
the remaining two or three digits indicate sections.
Major sections have four digits and include all sub-
ordinate sections which have five digits: thus,
Section 23-21 includes Sections 23-211, 23-212, 23-213,
etc. Section 23-21 is easily located as appearing in
Article II, Chapter 3. This numbering system makes it
very easy to locate any particular part of the pro-
posed resolution and to refer to appropriate regula-
tions when necessary.
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11-00

11-01

11-02

11-10

11-11

PREAMBLE

This resolution is adopted in order to promote
and protect public health, safety, comfort, con-
venience, prosperity, and other aspects cf the
general welfare. These general goals include,
among others, the specific purposes set forth

in the statements of legislative intent for the
respective districts and groups of districts.

ARTICLE 1
GENERAL PROVISIONS

Chapter1 Title, Establishment of Controls, and
Interpretation of Regulations

TITLE

Long Title

A resolution regulating the height and bulk of buildings and other structures,
regulating and determining the area of yards, courts and other open spaces, and
the density of population, and regulating and restricting the location of trades
and industries and the location of buildings designed for specific uses within
the City of New York, and for such purposes dividing the City into districts.

Short Title

This resolution shall be known and may be cited as the Zoning Resolution of the
City of New York.

ESTABLISHMENT AND SCOPE OF CONTROLS, ESTABLISHMENT OF DISTRICTS, AND
INCORPORATION OF MAPS

Control over Use

In all distriets, after the effective date of this resolution, and subject to the
provisions of Article V on non-conforming uses,

(a) Any new building or other structure, or any tract of land, may be used,
and

(b) The use of any existing building or other structure, or of any tract
of land, may be changed, extended, or enlarged, and

(¢) Any existing building or other structure may be relocated, enlarged,
converted, reconstructed, or structurally altered

for any purpose permitted by the regulations for the district in which such build-
ing or other structure, or tract of land, 1s located, and for no other purpose.
Such use, change, relocation, enlargement, extension, conversion, reconstruction,
or structural alteration shall conform toc all other regulations set forth in the
regulations for that district, and to all other applicable regulations of this
resolution. The requirements set forth in the district regulations for accessory
of i -street parking spaces and off-street loading facilities shall also apply.

Underlined words in text are defined in Section 12-10.
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11-12

11-13

TITLE, ESTABLISHMENT OF CONTROLS,
AND INTERPRETATION OF REGULATTONS & O
1-12 LAY
[ i 'l
i 3
JIkN
Control over Bulk N R B
In all districts, after the effective date of this resolution and subject to the i ‘
provisions of Article V on non-complying buildings, any new building or other . 4
structure, or the relocation, enlargement, extension, conversion, or reconstruc- ) T | E
tion of any existing building or utgzr structure, shall conform to all the bulk 215 l
regulations set forth in the regulations for the district in which such building -
or other structure is located, and to all other applicable regulations of this b f
resolution. A
ok
Establishment of Districts F .
L
In order to carry out the purposes and provisions of this resolution, the follow- i 11-21
ing districts are hereby established: Ny
Residence Districts
Rl Single-Family Detached Residence District r
R2 Single-Family Detached Residence District -
R3 General Residence District k-
R4t  General Residence District
R5 General Residence District
R6 General Residence District
R7 General Residence District
R8 General Residence District .
R9 General Residence District 3 t". :
11-22

Commercial Districts _ ;

Cl-1l Local Retail District
C1-2 Local Retail District
Cl-3 Local Retail District
Cl-4 Local Retail District

C2-1 Local Service District
C2-2 Local Service District
C2-3 Local Service District 11-23
C2-4 Local Service District

C3 Waterfront Recreation District

Ch-1 General Commercial District
CL-2 General Commercial District
CLk-3 General Commercial District 11-24
Ch-4 General Commercial District
C4-5 General Commercial District
Ch-6 General Commercial District
C4-7 General Commercisl District

C5-1 Restricted Central Commercial District
C5-2 Restricted Central Commercial District
C5-3 Restricted Central Commercial District

C6-1 General Central Commercial District
C6-2 General Central Commercial District
C6-3 General Central Commercial District
C7T Commercial Amusement District

C8-1 General Service District

C8-2 General Service District
C8-3 General Service District

Manufacturing Districts

ML-1 Light Manufacturing District (High Performance)
ML-2 Light Manufacturing District (High Performance)
M1-3 Light Manufacturing District (High Performance)
ML-4 Light Manufacturing District (High Performance)
M1-5 Light Manufacturing District (High Performance)
ML-6 Light Manufacturing District (High Performance)

M2-1 Medium Manufacturing District (Medium Performance)
M2-2 Medium Manufacturing District (Medium Performance)
M2-3 Medium Manufecturing District (Medium Performance)
M2-4 Medium Manufacturing District (Medium Performance)

M3-1 Heavy Manufacturing District (Low Performance)
M3-2 Heavy Manufacturing District (Low Performance)

Underlined words in text are defined in Section 12-10,
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GENERAL PROVISIONS TITLE, ESTABLISHMENT OF CONTROLS,
AND INTERFRETATION OF REGULATIONS

11-1%

Incorporation of Maps

The location and boundaries of the districts established by this resolution are
shown upon the zoning maps, which are hereby incorporated into this resolution.
The said zoning maps in their entirety, including all amendments thereto, shall
be as much a part of this resolution as if fully set forth and described herein.

INTERPRETATION OF PROVISIONS

Provisions are Minimum Requirements

In their interpretation and application, the provisions of this resolution shall
be considered as the minimum requirements to promote and to protect public health,
safety, comfort, convenience, prosperity, anl other aspects of the general wel-
fare, and in particular:

(a) To promote the purposes set forth in the preamble to this resolution
and in the statements of legislative intent for the respective districts or

groups of districts, and

(v) To provide & gradusl remedy for existing conditions which are detrimen-
tal thereto.

Application of Overlapping Regulations

Whenever any provision of this resolution and any other provision of law, whether
set forth in this resolution or in any other law, ordinance, or resolution of any
kind, impose overlapping or contradictory regulations over the use of land, or
over the use or bulk of buildings or other structures, or contain any restrictions
covering any of the same subject matter, that provision which is more restrictive
or imposes higher standards or requirements shall govern.

Existing Private Agreements

This resolution is not intended to abrogate or annul any easement, covenant, or
any other private agreement.

Existing Building Permits

11-241 Validity of permits issued prior to adoption or amendment of resolution

In all cases where:

(a) A building permit has been lawfully issued on the basis of an application
showing complete plans for the proposed construction of a new building or other
structure, or of an enlargement of an existing building or other structure
which requires construction of foundations, and

(b) The adoption of this resolution, or of any subsequent amendment thereto,
would make the completed building or other structure non-conforming or non-

complying,

construction may nevertheless be continued in accordence with the building permit, if
construction of the foundations has been comnleted prior to the effective date of such
adoption or amendment. A certificate of occupancy may be issued for such non-conform-
ing or non-complying building or other structure if it is completed within two years
of the effective date of such adoption or amendment.

11-242 Revocation of permits issued prior to adoption or amendment of resolution

A building permit shall be automatically revoked and may be renewed by the Board of
Standards and Appeals in accordance with the provisions of Section 73-61 (Renewal of
Automatically Revoked Building Permits) upon an application taken within 30 days of
the date of such automatic revocation, in the following cases:

Underlined words in text are defined in Section 12-10.
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11-30

GENERAL PROVISIONS TITLE, ESTABLISHMENT OF CONTROLS,
AND INTERPRETATION OF REGULATIONS

11-242 Revocation of permits issued prior to adoption or amendment of resolution,
continued

(a) Whenever a bullding permit has been issued, prior to the effective date of
the adoption of this resolution or of any subsequent amendment thereto, author-
izing construction of a new building or other structure or of an enlargement of
an existing building or other structure which requires the construction of foun-
dations, and such construction of foundations has not been completed prior to
the effective date of such adoption or amendment, or

(b) Whenever the construction permitted in Section 11-241 (Validity of permits
issued prior to adoption or amendment of resolution) has not been completed and
a certificate of occupancy issued therefore within two years of the effective
date of such adoption or amendment, or

(c¢) Whenever a building permit issued prior to the effective date of the adop-
tion of this resolution or of any subsequent amendment thereto, authorized an
enlargement which does not require the construction of foundations.

Separability

It is hereby declared to be the legislative intent that, if any provision or pro-
visions of this resolution, or the application thereof to any zoning lot, building or
other structure, or tract of land, are declared by a court of competent jurisdiction
to be invalid or ineffective in whole or in part, or to be inapplicable to any person
or situation, the effect of such decision shall be limited to the provision or pro-
visions which are expressly stated in the decision to be invalid or ineffective, or
to the zoning lot, building or other structure, or tract of land immedistely involved
in the controversy. All other provisions of this resolution shall continue to be
separately and fully effective, and the application of any such provision to other
persons or situations shall not be affected.

EFFECTIVE DATE

This resolution shall take effect on the date of its adoption by the Board of Estimate.

If within 60 days of the date of filing with the Board of Estimate, no action is taken

thereon by said Board, this resolution shall take effect on the 61lst day after the date

of filing.

Underlined words in text are defined in Section 12-10.
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GENERAL, PROVISIONS CONSTRUCTION OF LANGUAGE
12-00

Chapter 2 Construction of Language and Definitions

RULES FOR CONSTRUCTION OF LANGUAGE

Rules Applying to Text of Resolution

The following rules of construction apply to the text of this resolution:
(a) The particular shall control the general.

(b) 1In case of any difference of meaning or implication between the text of
this resolution and any caption or illustration, the text shall control.

(¢) The word "shall" is always mandatory and not discretionary. The word
"may" is permissive.

(d) Words used in the present tense shall include the future; and words used
in the singular number shall include the plural, and the plural the singular,
unless the context clearly indicates the contrary.

(e) A "building" or "structure" includes any part thereof,

(f) The phrase "used for" includes "arranged for", "designed for", "intended
for", "maintained for", or "occupied for",

(g) The word "person" includes an individual, a corporation, a partnership,
an incorporated association, or any other similar entity.

(h) Unless the context clearly indicates the contrary, where a reguletion in-
volves two or more items, conditions, provisions, or events connected by the
conjunction "end", "or", or "either ... or", the conjunction shall be inter-
preted as follows:

(1) "And" indicates that all the connected items, conditions, provisions,
or events shall apply.

(2) "Or" indicates that the connected items, conditions, provisions, or
events may apply singly or in any combination.

(3) "Either ... or" indicates that the connected items, conditions, pro-
visions or events shall apply singly but not in combination,

(i) References within a Section or cross-references to a Section numbered with
four digits shall include all following Sections with numbers whose first four
digits are identical with such Section number; but references or cross-references
to a Section numbered with five digits shall refer only to such specific fiwe-
digit Section,

Rules for Interpretation of Colummar Chart

The columnar chart appearing at the right side of certain pages of this resolution

is an integral part of the text of this resolution. When one or more district desig-
nations appear in such columar chart opposite a Section of the text of this resolution,
such Section applies to such district or districts. When a Section includes a table,
and one or more district designations appear in the colummar chart opposite a specific
item or number in such table, such item or number applies specifically to such district
or districts only.

A double line drawn across the columnar chart indicates the end of the applicability
of a Section to the district or districts designated. A single line underlining an
item or number in a table and one or more district designations in the columnar chart
indicates that such item or number applies only to such district or districts, but
does not end the applicability of the Section to the districts designated in sub-
sequent portions of the table or of the Section.

For a Section in which the columnar chart is not utilized, the provisions of such
Section shall be construed to apply to all districts under consideration in the
Article in which the Section appears, or, if specified, only to those districts set
forth in the Section itself. For this purpose, Article II applies to all Residence
Districts, Article IIT applies to all Commercial Districts, and Article IV applies
to all Manufecturing Districts. All other Articles apply to all districts, unless
otherwise provided.

Underlined words in text are defined in Section 12-10.
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GENERAL PROVISIONS DEFINITIONS '
12.10 | .

12-10 DEFINITIONS

Words in the text or tables of this resolution which are underlined shall be inter-
preted in accordance with the provisions set forth in this Section.

- -

ACCESSORY USE, or ACCESSORY

An "accessory use" is a use which is clearly incidental to, customarily found in connec- BULLh:
tion with, and (except in the case of accessory off-street parking spaces or loading 1
berths) located on the same zoning lot as, the principal use to which it is related. ’

When "accessory" is used in the text, it shall have the same meaning as accessory use.
An accessory use includes, but is not limited to, the following:
(a) Residential accommodations for servants

(b) Residential accommodations for caretekers, on the same zoning lot with any use
listed in Use Groups 3 through 18, inclusive

(¢) Keeping of domestic animals, but only for personal enjoyment, household use,
or for cultivation of the soil, and not including a commercial stable or kennel

(d) Swimming pools for the use of the occupants of a residence or their guests

(e) Domestic or agricultural storage in a barn, shed, tool room, or similar acces-
sory building or other structure

(f) Home occupations

£

(g) In a large-scale residential development, an area (or areas) totaling not more
than two percent of the total floor area, which is used for commercial uses listed

in Use Group 6A, with no single commercial establishment occupying more than 5,000

square feet of floor area, and provided that the City Planning Commission makes the
following special findings:

(1) That the commercial uses will be used primarily by the residents of the
development, and

(2) That the commercial uses will meke available more convenient shopping
facilities for the residents of the development, and that they are so located

as not to interfere with residential or recreational areas in the development,
and

IE

(3) That the commercial uses are so located that they will not create traffic , BUILD
congestion or other objectiocnable influences affecting residential zoning lots
outeide the development.

(h) A newsstand primarily for the convenience of the occupants of a building, which
is located wholly within such building and has no exterior signs or displays

(1) Incinerators incidental to & principal use 1

(j) Storage of merchandise normally carried in stock in connection with a commercial
use or a manufacturing use, unless such storage is excluded in the applicable dis-
trict regulations

(k) Storsge of goods used in or produced by manufacturing uses or related activi-
ties, unless such storage is excluded in the applicable district regulations

(1) The removal for sale of sod, loam, clay, sand, gravel, or stone in connection
with the construction of a building or other structure on the same zoning lot, or in

connection with the regrading of a zoning lot, but in the latter case not below the
legel street grade

(m) Accessory off-street parking spaces, open or enclosed, subject to the accessory
off-street parking reguletions for the district in which the zoning lot is located

(n) Accessory off-street loading berths, subject to the accessory off-street load-
ing regulations for the district in which the zoning lot is located

(o) Accessory signs, subject to the sign regulations for the district in which the
zoning lot is located.

BASEMENT

A "basement" is a story partly below curb level, with at least one-half of its height
(measured from floor to ceiling) above curb level.
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Lo ANLLLUNS GENERAL PROVISIONS DEFINITIONS
12-10 . 12-10, continued

BLOCK

A "block" is a tract of land bounded by streets, public parks, railroed rights-of-way,
airport boundaries, bulkhead lines (or shore lines, where no bulkhead lines have been
esteblished), or corporate boundary lines of New York City.

BUILDING
A "building" is any structure which:
(a) Is permanently affixed to the land, and
(b) Has one or more floors and a roof, and
(c) Is bounded by either open area or the lot lines of a zoning lot.

A building shall not include such structures as billboards, fences, or radio towers, or

e structures with interior surfaces not normally accessible for human use, such as gas
holders, tanks, smoke stacks, grain elevators, coal bunkers, oil cracking towers, or
similar structures.

A building may, for example, consist of a single-family detached residence, a two-family
residence, either a row house or a series of row houses (depending on location of lot
1ines], a row of garden apartments with individual entrances, or an apartment house, a
single store or a row of stores (depending on location of lot lines); or a single factory
I: or a loft.

BUILDING, COMPLETELY ENCLOSED

‘e A "completely enclosed building" is a building separated on all sides from the adjacent

L . open area, or from other buildings or other structures, by a permanent roof and by

) [ exterior walls or party walls, plerced only by windows or normal entrances or exit doors.
le However, a commercial parking garage, or a building containing accessory off-street

| parking spaces which has less than 50 percent of its outer wall space open, shall be

| considered a completely enclosed building.

BUILDING, DETACHED

l A "detached building" is a building surrounded by yards or other open area on the same

v | zoning lot.
.c BUILDING, MIXED

A "mixed building" is a building used partly for residential use and partly for a com-
munity facility use or a commercial use.

.ch
BUILDING OR OTHER STRUCTURE
A "building or other structure" includes any building or any other structure of any kind.
tial
BULK
"Bulk" is the term used to describe the size and mutual relationships of buildings or
other structures, and therefore includes:
1 (a) The size of buildings or other structures, and
in
1e (b) The area of the zoning lot upon which a residential building is located, and
the number of dwelling units within such building in relation to the area of the
zoning lot, and
Ty
L (¢) The shape of buildings or other structures, and
- (d) The location of exterior walls of buildings or other structures, in relation to
lot lines, to other walls of the same building, to legally required windows, or to
I other buildings or other structures, and
e
(e) All open areas relating to a building or other structure.
CELLAR

"cellar" is a story wholly or partly below curb level, with more than one-half its
height (me&sured from floor to ceiling) below curb level

/ COMMERCIAL BUILDING

[ A "commercial building" is a building used only for a commercial use.
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COMMERCIAL DISTRICT

A "Commercial District" includes any district whose designation begins with the letter
Ilcll .

"Cl District" includes any district whose designation begins with the symbol "C1",
"C2 District" includes any district whose designation begins with the symbol "C2".
"Ch District" includes any district whose designation begins with the symbol "C4".
"C5 District" includes any district whose designation begins with the symbol "C5".

"C6 District" includes any district whose designation begins with the symbol "C6".

> k> > » = »

"C8 District" includes any district whose designation begins with the symbol "C8".

COMMERCIAL PARKING GARAGE

A "commercial parking garage" is a building or other structure which:

(a) Is used for the storage of motor vehicles, and
(b) Is not accessory to a use on the same or another zoning lot.

A ¢ommercial parking garage may include the accessory sale of gasoline or motor oil
wholly within a building. However, a commercial parking garage shall not include a
building or other structure which:

(a) Is used for automobile repairs, except minor repairs which are solely incidental
to the storage of motor vehicles, or

(v) Ie used primarily for the storage of commercial or public utility motor vehi-
cles, or for dead storage of motor vehicles.

COMMERCIAL PARKING LOT

A "commercial parking lot" is any tract of land which:
(a) 1Is used for the storage of motor vehicles, and
(b) Is not amccessory to & use on the same or another zoning lot.

However, a commercial parking lot shall not include:

(a) Any establishment used for automobile repairs, except minor repairs which are
solely incidental to the storage of motor vehicles, nor

(b) Any establishment used exclusively for the storage of commercial or public
utility motor vehicles, or for dead storage of motor vehicles.

COMMERCIAL USE

A "commercial use" is any use listed in Use Group 5, 6, 7, 8, 9, 10, 11, 12, 13, 1k, 15,
or 16.

COMMUNITY FACILITY BUILDING

A "community facility building" is a building used only for a community facility use.

COMMUNITY FACILITY USE

A "community facility use" is any use listed in Use Group 3 or 4.

COURT

A "court" is either an inner court or an outer court.

COURT, DEPTH OF QUTER

The "depth of outer court" is the maximum horizontal distance between the opening of an
outer court and the wall opposite such opening, measured perpendicular to the direction
of the outer court opening. The opening of an outer court shall be considered the
shortest imaginary line which can be drawn between any intersection of a court wall
with another wall, and the opposite court wall,
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DEFINITIONS GENERAL PROVISIONS DEFINITIONS
12-10, continued 12-10, continued

COURT, INNER
An "inner court" is any open, unoccupied area which is bounded by:
(a) Walls, or

(b) Walls and lot lines, other than a front lot line, or

(c) Walls on three sides, with an opening on a side yard or an open area (along a
side lot line) extending from the front to the rear of the building and having a
minimum width of less than 30 feet at eny point.

COURT RECESS, INNER

An "inner court recess" is any portion of an inner court which cannot be included within
the smallest horizontal rectangle which may be inseribed within such inner court.
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COURT, OUTER M’

An "outer court" is any open, unoccupied area, other than a yard, which

(a) Is bounded by walls or by walls and & lot line, and

(b) Opens on & front lot line, a front yard or other open area along & front lot

line, a required rear yard or other open area along a rear lot line, or an open
area along & side lot line extending from the front to the rear of the building and :
having & minimum width of at least 30 feet. i

A "dwell

separat

COURT RECESS, OUTER as & ho
family

An "outer court recess" 1s any portion of an outer court which, when viewed directly from with no

above, cannot be covered by imaginary lines drawn perpendicular to a line drawn across a dvell
the outer court opening.
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]
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|opening
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outer court

ILLUSTRATION OF OUTER COURT RECESS

L

COURT, WIDTH OF OUTER

The "width of outer court" is the minimum horizontal dimension of an outer court, ex
cluding an outer court recess, measured parallel to the opening of such outer court. \

CURB_LEVEL

"Curb level" is the mean level of the curb edjoining & zoning lot. On corner lots, curb
level is the average of the mean levels of the adjoining curbs on the intersecting
streets , except that, for the purpose of regulating and determining the area of yards,
courts, or other open areas on corner lots, the curb level is the highest of the mean
evels of the curbs on the intersecting streets.
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DEVELOPMENT, or to DEVELOP

A "development" includes the construction of & new bullding or other structure on a
!£!é!§=%§E the relocation of an existing building on another zoning lot, or the use of
open

for a new use.

To "develop" is to create a development.

IWELLING UNIT
A "dwelling unit" is a room or group of rooms occupied or intended to be occupied as
separate living quarters by a single ramily or other group of persons living together
as a household or by & person living alone. For the purposes of this definition, a
family shall mean either a person occupying a dwelling and maintaining a household
with not more than two boarders, roomers, or lodgers, or two or more persons occupying
a dwelling, living together and maintaining & common household, with not more than
two boarders, roomers, or lodgers.

ENLARGEMENT, or to ENLARGE
An "enlargement" is an increase in floor area of an existing building, or an increase in
size of an existing structure, or an increase in the area of land used for an existing
open use. A structural alteration in a building which does not increase floor area
shall not be defined as an enlargement.

To "enlarge” is to create an enlargement.

EXTESION, or to EXTEND

An "extension" is an increase in the amount of existing floor area used for an existing
use in an existing building.

To "extend" is to develop an extension.

FLOOR AREA
"Floor area" is the sum of the gross horizontal areas of the several floors of a build-
ing or buildings, measured from the exterior faces of exterior walls or from the center
line of walls separating two buildings. In particuler, floor area includes:
(a) Basement space
(b) Elevator shafts or stairwells at each floor

(¢) Floor space used for mechanical equipment

(d) Floor space in penthouses

! (e) Attic floor space (whether or not a floor has been laid) providing structural
headroom of seven feet, six inches or more

(£) Floor space in balconies or mezzanines, interior or exterior
(g) Floor space in enclosed porches

(h) Floor space in accessory buildings, except for floor space used for accessory
off-street parking

(1) Any floor space used for residential use, no matter where located within the
buildi_ng

(3) Terraces, breezeways, or open porches, provided that more than 50 percent of
the perimeter of such terrace, breezeway or open porch is enclosed

(k) Floor space used for accessory off-street loading berths in excess of 200 per-
cent of the amount required by the applicable district regulations

(1) Floor space used for permitted or required accessory off-street parking spaces
located more than 23 feet above curb level.

However, the floor area of a building shall not include:
(a) Cellar space, except that celler space used for retailing shall be included
for the purpose of calculating requirements for accessory off-street parking
spaces and accessory off-street loading berths
(b) Elevator or stair bulkheads, accessory water tanks, or cooling towers

(e¢) Uncovered steps
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FLOOR AREA, continued

(d) Attic spece, whether or not & floor actually has been laid, providing struc-
tural headroom of less than seven feet, six inches

(e) Terraces, breezeways, or open porches, provided that not more than 50 percent
of the perimeter of such terrace, breezeway or open porch is enclosed

(£) Floor epace used for accessory off-street loading berths, up to 200 percent
of the amount required by the applicable district regulations

(g) Floor space used for permitted or required accessory off-street parking spaces
located not more than 23 feet above curb level.

FLOOR AREA RATIO

The "floor area ratio"” of a building or buildings or zoning lot is the number of square
feet of floor area in such building or buildings for each 100 square feet of lot area.
Bach square foot of floor ares per 100 square feet of lot area is referred to as one
point. (For example, in & district where the maximum floor area ratio is 200, a build-
ing containing 20,000 square feet of floor area may be constructed on a zon__i.g.g lot of
10,000 square reet )

GROUP_PARKING FACILITY

A "group perking facility" is a building or other structure or a tract of land, used for
the storage of motor vehicles, which contains more than one parking space, which has
access to the street common to all spaces, and which, if accessory to a residential use,
is designed to serve more than one dwelling unit. A group parking facility shall in-
clude, but is not limited to, the following:

(a) An open parking area

(b) Parking spaces included within, or on the roof of, a building not primarily
used for parking

(¢) A building or buildings used primarily for parking, including a group of
individual garages.

HOME OCCUPATION

A "home occupation" is an accessory use which:

(a) Is customarily carried on in a dwelling unit or in an accessory building, and
(vb) 1Is carried on by an occupant of the dwelling unit, and

(¢) 1Ie clearly incidental or secondary to the residential use of the dwell
unit, and dwelling

(d) Conforms to the following additional conditions:

(1) The home occupation shall be carried on entirely in the dwelling unit or
within an accessory bullding.

(2) Not more than one person, other than occupants of the dwelling unit, shall
be employed in the home occupation.

(3) Not more than 500 square feet of floor area shall be devoted to home
occupations in any dwelling unit or uildggg accessory thereto.

(4) Articles sold or offered for sale shall be limited to those produced in
the dwelling unit or within the accessory building.

(5) There shall be no exterior display, no exterior sign (except as permitted
by the applicable district regulations), no exterior storage of materials, and
no other exterior indication of the home occupation, or variation of the resi-
dential character of the principal building.

(6) No offensive noise, vibration, smoke or other perticulate matter, odorous

matter, heat, humidity, glare, or other objectionable effects shall be produced.

In particular, a home occupation includes, but is not limited to, the following:

(a) Artist!'s studio

(b) Dressmaking

(c) Professional office of a medical or osteopathic physician, dentist, podiatrist,
chiropodist, leawyer, engineer, architect, or accountant
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GENERAL PROVISIONS

HOME OCCUPATION, continued

(d) Teaching, with musical instruction limited to & single pupil at a time,

ot However, a home occupation shall not be interpreted to include the following:
(a) Barber shop
(b) Beauty parlor
ces (¢) Commercial stable or kennel
(d) Real estate or insurance office.
HOTEL, APARTMENT
re
. An "apartment hotel" is a building or part of a building, with a common entrence or
' entrances, in which the dwelling units or rooming units are used primarily for permenent
a- occupancy, and in which one or more of the following special services are provided:
(a) Maid service
(b) Furnishing or lasundering of linen
(c¢) Telephone, secretarisl, or desk service
for
(d) Bellboy service
se,
i An apartment hotel mey include & restaurant or cocktail lounge provided that in Residence
Districts such facilities shall be accessible only through the lobby and that no signs
shall be visible from the street, except as permitted by the applicable district regula-
tions. An apartment hotel shall not include public banquet halls, ballrooms, or meeting
rooms.
HOTEL, TRANSTIENT
A "transient hotel" is a building or part of a building, with a common entrance or
entrances, in which the dwelling units or rooming units are used primarily for tran-
sient occupancy, or in which other special services are provided in addition to those
listed in the definition of apartment hotel. A transient hotel may include a restaurant
or cocktail lounge, public banquet halls, ballrooms, or meeting rooms.
nd INTTIAL SETBACK DISTANCE
An "initiel setback distance" is a horizontal distance measured from a street line into
a zoning lot for a depth as set forth in the district regulations.
LARGE-SCALE RESIDENTIAL DEVELOPMENT
A "large-scale residential development" includes any tract of land, containing one or
or more zoning lots, which is developed for residential purposes under single ownership or
control, and which has either:
hall (a) An area of at least 20 acres, or
(b) An area of at least three acres, and & total of at least 500 dwelling units.
LEGAL CAPACITY
n
The "legal capacity" of places of public assembly is the number of persons permitted by
the Department of Buildings (as specified in Section C 26-1439.0 of the Administrative
ted 8 Code) to occupy those places of public assembly listed in the Use Groups under parking
and requirement category D or parking requirement category E, or these same uses when per-
i- mitted only by special permit.
ne : LEGALLY REQUIRED WINDOWS
uced.,
L "Legally required windows" include all windows in exterior walls serving any interior
space in which persons live, sleep, work, or congregate, except:
(a) 1In space used for living or sleeping purposes, windows or parts of windows
] whose area is in excess of 10 percent of the area of rooms used for such purposes,
including alcoves adjacent to such rooms (as specified in Section 30 of the Multi-
ple Dwelling Law and in Section C26-261.0 of the Administrative Code), or
1st,

(b) In space not used for living or sleeping purposes, windows or parts of windows

) vhose area is in excess of the area which would provide required ventilation with-
out using mechanical ventilation (as specified in Section C 26-266.0 of the Admini-
strative Code for rooms with windows), or
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GENERAL PROVISIONS

LEGALLY REQUIRED WINDOWS, continued

(c} Windows in space used for commercisl or manufacturing uses, if sufficilent
mechanical ventilation is provided (as specified in Section C26-266.0 of the
Administrative Code for rooms without windows).

For the purposes of this definition, interior space in which persons live, sleep, work,
or congregate shall not include water closet compartments, bathrooms, stairs, cooking
compartments with less than 59 square feet, laundry rooms, storerooms, or utility
rooms. Where two or more windows (or parts thereof) are needed to satisfy the legal
requirements for light or ventilation, each such window shall be considered to be a
legally required window.

LOT AREA

"Lot area" is the area of a zoning lot.

LOT AREA PER DWELLING UNIT

"Lot area per dwelling unit" is that portion of the lot area required for each dwelling
unit located on a zoning lot.

LOT, CORNER

A "corner lot" is a zoning lot bounded entirely by streets, or a zoning lot in which
the interior angle formed by the extensions of the street lines in the directions which
they take at their intersections with lot lines other than street lines, forms an aggle
of 1359 or less. In the event that any street line is a curve at its point of inter-
section with a lot line other than a street line, the tangent to the curve at that point
shall be considered the direction of the street line. Any portion of a cormer lot
whose nearest frontage 1s more tham 100 feet from the point of intersection of the two
street lines or of the two tangents shall be subject to the regulations applicable to
either a through lot or an interior lot.

ILLUSTRATION OF CORNER LOT

LOT DEPTH

"Lot depth" is the mean horizontal distance between the front lot line and rear lot
line of a zoning lot.

LOT, INTERIOR

An "interior lot" is any zoning lot neither a coiner lot nor a through lot.

LOT LINE

A "lot line" is a boundary of & zoning lot.

LOT LINE, FRONT

A "front lot line" is a street line.

DEFINITIONS
12-10, continued
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LOT LINE, REAR

A "rear lot line" is any lot line, not a front lot line, which is parallel or within
45 degrees of being parallel to a street line. In addition, a rear lot line shall

include any portion of a lot line of a through lot which coincides with the rear lot
line of an adjoining zoning lot.

LOT LINE, SIDE

A "side lot line" is any lot line which 1s not a front lot line or a rear lot linme.

LOT, THROUGH

A "through lot" is any zoning lot, not a cormer lot, which adjoins two street lines

which are opposite each other and which are parallel or within 45 degrees of being
parallel to each other.

45° or less

e — —— ———. S S S —— e ——— — —

STREET

ILLUSTRATION OF THROUGH LOT

LOT WIDTH

"Lot width" is the mean horizontal distance between the side lot 1lines of a zoning lot.

MANUFACTURING DISTRICT

A "Manufacturing District" includes any district whose designation begins with the
letter "M".

An "M1" District includes any district whose designation begins with the symbol "M1".
An "M2" District includes any district whose designation begins with the symbol "M2".

An "M3" District includes any district whose designation begins with the symbol "M3".

MANUFACTURING USE

A "menufacturing use" is any use listed in Use Group 17 or 18,
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MOTEL or TOURIST CABIN

A "motel" or "tourist cabin" is a building or group of buildings, including either
separate units or a row of units which:

(a) Contain living or sleeping accommodations primarily for tramsient occupancy,
and

(b) Have individual entrances.

NON-COMPLY ING

A "non-complying” building or other structure ie any lawful building or other structure
which does not comply with the applicable bulk regulations for the district, either at
the effective date of this resolution or as a result of a subsequent amendment thereto.

NON-CONFORMING

OPEN

A "non-conforming” use is any lawful use, whether of a building or other structure or a
tract of land, which does not conform to the applicable use regulations for the district,
either at the effective date of this resolution or as a result of a subsequent amendment
thereto. However, no principal use shall be deemed non-conforming because of faillure to
provide required accessory off-street parking spaces or required accessory off-street
loading berths, nor because of the existence of accessory signs, business entrances, or
show windows which are themselves non-conforming uses.

SPACE

OPEN

"Open space" is that part of & zoning lot, including courts or yards, which:

(a) Is open and uncbstructed from its lowest level to the sky, and
(b) Is accessible to all residents upon the zoning lot, and

(¢) Is not part of the roof of that portion of a build containing dwelling
units.

The roof of a garage attached to a residential building, or of a garage portion of a
residential building, or of a portion of a mixed building used for other than
residences may be considered as open space if such roof area:

(a) 1Is not higher than 23 feet above curb level, provided that this restriction

does not apply to the roof of a portion of & mixed building used for other than
residences, and

(b) 1Is at least two and one-half feet below the sill level of all legally re-
quired windows opening on such roof area, and

(¢) Is directly accessible by a passageway from a building, or by a ramp (with
a grade of less than 10 percent) from a building, yard, court, or street, and

(d) Has no dimension less than 25 feet.

SPACE RATIO

The "open space ratio" of a z lot is the number of square feet of open space on the
zoning lot for each 100 square feet of floor area in & building or buildings on that
zaﬁigg lot. Each square foot of n space per 100 square feet of floor area is referred
to as one point. (For example, in & district where the minimum open space ratio is 30,
if 20,000 square feet of floor area are contained within a building, the required amount
of open space would be 6,000 square feet. Or, if 3,000 square feet of lot area were in
open space, 10,000 square feet of floor area could be developed within & building on the
same zoning lot.

PLAZA

A "plaza" is an open area accessible to the public, vwhich is either:

(a) An open aree along the front lot line not less than five feet deep (measured
perpendicular to the front lot line), or

(b) An open area on a through lot, extending from street to street and not less
than 40 feet wide.

Such a plaza shall not at any point be more than five feet above the curb level of the
nearest adjolning street, and shall be uncbstructed from its lowest level to the sky,
except as provided in Sections 23-4k4, 33-24 or 43-14 (Permitted Obstructions in Re=-
quired Yards or Rear Yard Equivalents).
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GENERAL PROVISIONS DEFINITIONS
12«10, continued 12-10, continued

PUBLIC PARK

A "public park" is any publicly-owned park, playground, beach, parkway, or rosdway with-
in the jurisdiction and control of the Commissioner of Parks, except for parked strips
or mslls in a street the roadways of which are not within his jurisdiction and control.

RESIDENCE, or RESIDENTIAL

A "residence" is a building or part of a building containing dwelling units or rooming
units used primerily for permsnent occupency. For the purposes of this resolution,
residences may include all single-family or two-family houses, multiple dwellings,
boarding or rooming houses, or apartment hotels. However, residences do not include:

(a) Transient accommodations, including accommodations in transient hotels,
motels or tourist cabins, or trailer camps, or

(b) In a mixed building, that part of the building used for any non-residential
uses, except uses accessory to residential uses.

"Residential" means pertaining to a residence.

RESIDENCE DISTRICT

A "Residence District" includes any district whose designation begins with the letter
ITR".

RESIDENCE, SINGLE-FAMILY

A "single-family residence" is a building containing only one dwelling unit.

RESIDENCE, TWO-FAMILY

A "two-family residence" is a building containing only two dwelling units.

RESIDENTIAL USE

A "residential use" is any use listed in Use Group 1 or 2.

A "room" is a living room, as defined in Section 4 of the Multiple Dwelling Law, within
e dwelling unit or-rooming unit, except that for the purpose of determining lot area

' requirements, a kitchen shall not be counted as a room. A room does not include dining
bays or dinettes 55 square feet or less in area, foyers, water-closet compartments,

bathrooms, cooking spaces less than 59 square feet in area, or public or private halls,
corridors, or passageways.

ROOMING UNIT

A "rooming unit" is any room used for "single room occupancy" or any room in a "Class B
multiple dwelling", as defined in the Multiple Dwelling Code.

w

ed SHOW WINDOW

A "show window" is a window or opening in the exterior wall of any portion of a build-
ing used for business purposes through which merchandise, services, business, or signs
are displayed or advertised. A window glazed with tramnsparent glass in the business
portion of a building, any part of which window is less than six feet above the side-
walk or the established sidewalk grade beneath the window, shall be a show window.

A "sign" is any structure or part thereof, or any device attached to, painted on, or
represented on a building or other structure, upon which is displayed or included any
letter, work, model, banner, flag, pennant, insignia, decoration, device, or represen-
tation used as, or which is in the nature of, an announcement, direction, advertisement,
or other attention-directing device. A sign shall not include a similar structure or
device located within a building except for illuminated signs within show windows.

J A 8ign includes any billboard, but does not include the flag, pennant, or insignia of
any nation or association of nations, or of any state, city, or other political unit,
or of any political, charitable, educational, philanthropic, civiec, professional, re-
ligious, or like campaign, drive, movement, or event.
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SIGN, ADVERTISING

An "advertising sign" is a sign which directs attention to a business, commodity, ser-
vice, or entertainment conducted, sold, or offered elsewhere than upon the same zoning
lot.

SIGN, BUSINESS

A "business sign" is an accessory sign which directs attention to a profession, business,
commodity, service, or entertainment conducted, sold, or offered upon the same zoning
lot. A "for sale” or "for rent" sign relating to the zoning lot on which it is displayad
shall be deemed & business sign.

SIGN, FLASHING

A "flashing sign" is any illuminated sign on which the artificial or reflected light is
not maintained stationary and constant in intensity and color at all times when in use.

Any revolving illuminated sign shall be considered a flashing sign.

SIGN, ILLUMINATED

An "illuminated sign" is any sign designed to give forth any artificial light, or de-
signed to reflect light from one or more sources, natural or artificial.

SKY EXPOSURE PLANE

A "sky exposure plane” is an imaginary inclined plane:

(a) Beginning above the street line (or, vhere so indicated, above the front yard
line) at a height set forth in the district regulations, and

(b) Rising over a z%& lot at a slope determined by an acute angle (measured
down from the vertical) set forth in the district regulationms.

STORY

A "story" is that part of a building between the surface of a floor (whether or not
counted for purposes of computing floor area ratio) and the ceiling immediately above,

STREET

A "street" is:
(a) A way shown on the City Map, or

(b) A way designed or intended for general public use to provide a principal means
of approach for vehicles or pedestrians from a way shown on the City Map to a
building or other structure, and which performs the functions usually associated
with a way shown on the City Map. A driveway which serves only to give vehicular
access to an accessory perking or loading facility, or to allow vehicles to take on

or discharge passengers at the entrance to a building, shall not be considered a
street.
STREET LINE

A "street line" is & lot line separating a street from other land.

STREET, NARROW

A "narrow street" is any street less than T5 feet wide.

STREET WALL

A "street wall" is a wall or portion of a wall of a building facing a street.
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GENERAL PROVISIONS DEFINITIONS
12-10, continued

STREET WALLS, AGGREGATE WIDTH OF

The "aggregate width of street walls" at any given level is the sum of the maximum
widths of all street walle of a building within 50 feet of a street line. The width
of a street wall is the length of the street line from which, when viewed directly
from above, lines perpendicular to the street line may be drawn to such street wall.

e T I T

street line A/ street line

w is the aggregate width of street walls.

ILLUSTRATION OF AGGREGATE WIDTH OF STREET WALLS

STREET, WIDE

A "wide street" is any street 75 feet or more in width.

TRAILER
A "trailer" is a vehicle:
(a) Used for living or sleeping purposes, and

(b) Standing on wheels or on rigid supports.

TRAILER CAMP
A "trailer camp" is a tract of land:
(a) On which two or more trailers are parked, or

(b) Where public parking space for two or more trailers is provided.

A "use" 1s the term employed to refer to:

(a) Any purpose for which buildings or other structures or land may be arranged,
designed, intended, maintained, or occupied (as, for example, residences) or

(b) Any occupation, business, activity, or operation carried on, or intended to
be carried on, in a building or other structure or on land (as, for example, a
food store) or

(¢c) A name of a building or other structure or tract of land which indicates the

purpose for which it is arranged, designed, intended, maintained or occupied (as,
for example, a court house).

TARD

A "yard" is that portion of a zoning lot extending open and unobstructed from the lowest
level to the sky along a lot line, and from the lot line for a depth or width set forth
in the applicable district regulations.
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GENERAL PROVISIONS

YARD BQUIVALENT, REAR

A “rear yard equivelent" is an open area which may be required on a through lot as alter-
native to a required rear yerd.

YARD, FRONT

A "front yard" is a yard extending along the full length of the front lot line between
the side lot lines of a zoning lot.

YARD LINE, FRONT

A "front yard line" is a line drawn parallel to a front lot line at a distance therefrom
equal to the depth of a required yard.

YARD, REAR

A "rear yard" is a yard extending for the full length of the rear lot line between the
side lot lines of & zoning lot.

YARD, SIDE

A "side yard" is a yard extending along a side lot line from the required fromt %Ed (or
from the front lot line if no front yard is requiredi to the required rear yard (or to
the rear lot line, if no rear yard is required).

ZONING LOT

A "zoning lot" is a single tract of land, located within a single block, which, at the
time of filing for a building permit, is designated by its owner or developer as a
tract to be used, developed, or built upon as a unit, under single ownership or control.

A zoning lot may be subsequently subdivided into two or more zoning lots subject to the
provisions of this resolution. A zoning lot therefore may or may not coincide with a
lot as shown on the official tax maps of the City of New York, or on any recorded sub-
divieion plat or deed.

ZONING MAPS

"Zoning maps" are the maps incorporated into this amended resolution as a part thereof
in accordance with the provisions of Section 11-14 (Incorporation of Maps).
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ARTICLE II
RESIDENCE DISTRICT REGULATIONS

Chapterl Statement of Legislative Intent

GENERAL PURPOSES OF RESIDENCE DISTRICTS

The Residence Districts esteblished in this resolution are designed to promote and
protect public health, safety, comfort, convenience, prosperity, and other aspects
of the general welfare. These general goals include, among others, the following
specific purposes:

(a) To provide sufficient space in appropriate locations for residential
development to meet the housing needs of the City's present and expected
future population, with due allowance for the need for a choice of sites.

(b) To protect residential areas against fire, explosions, toxic and noxious
matter, radiation, and other hazards, and against offensive noise, vibration,
smoke and other particulate matter, cdorous matter, heat, humidity, glare,
and other objectionable influences.

(¢) To protect residential areas, as far as possible, against heavy traffic
and ageinst through traffic of all kinds.

(d) To protect residential areas mgainst congestion, as far as possible, by
regulating the density of population and the bulk of buildings in relation to
the land around them and to one another, by providing for open space on the
same zoning lot with residential development, and by providing for off-street
parking spaces.

(e) To provide for access of light and air to windows and for privacy, as

far as possible, by controls over the spacing and height of buildings and
other structures.

(f) To provide appropriate space for those public and private educational,
recreational, health, and similar facilities which serve the needs of the
nearby residents, which generslly perform their own activities more effec-

tively in a residential environment, and which do not create objectionable
influences.

(g) To provide freedom of architectural design, in order to encourage the
development of more attractive and economic building forms.

(h) To promote the most desirable use of land in sccordsnce with a well-con-
sidered plan, to promote stability of residential development, to protect the
character and established pattern of desirable development in each area, to

conserve the value of land and buildings, and to protect the City's tax reve-
nues.

PURPOSES OF SPECIFIC RESIDENCE DISTRICTS

Rl and R2 Single-Famlly Detached Residence Districts

These districts are designed to provide a suitable open character for single-family
detached dwellings et low densities. These districts also include commnity facil-

ities and open uses which serve the residents of these districts or are benefited
by an open residential environment.

R3, R4, RS, R6, R7, RS and R9 General Residence Districts

These districts are designed to provide for all types of residential buildings, in
order to permit a broad range of housing types, wlth appropriate standards for each
district on density, open spece, and spacing of buildings. The various districts
are mapped in relation to a desirable future residential density pattern, with
emphasis upon accessibility to transportation facilities and to various community
facilities, and upon the character of existing development. These districts also
include commnity facilities and open uses which serve the residents of these dis-
tricts or ere benefited by an open residential enviromment.
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Explanation of Residential Use Regulations

In the proposed zoning resolution, three broad cate-
gories of zoning districts are proposed, namely,
Residence Distriets, Commercial Districts, and Manu-
facturing Districts. These major categories of dis-
tricts are further subdivided to provide for all the
anticipated uses normally found in a large modern city
and to guide the extraordinary range of development to
be found within New York City. For example, a number
of residential districts are needed to permit the
range of residential development from the typical
single-family areas of outer Queens to the apartment
and apartment hotel areas of central Manhattan. Sim-
ilarly, commercial districts must provide for services
with a range from the corner grocery to automobile
repair, and for locations and functions ranging from
a local shopping center in Richmond to the prestige
retail and office concentration on Fifth Avenue in
Manhattan.

Use Groups

A major phase of the preparation of the proposed
resolution was the analysis of all the present and
anticipated uses of land in New York City. On the
basis of an analysis of their similarity of function
as well as compatibility with one another and with
adjacent districts, all land uses subject to zoning
have been classified into 18 groups. These groups of
uses —-- called Use Groups -- have been carefully
tested and modified by field work in each Borough as
a part of the process of drawing the new zoning maps.

The Use Groups are an integral part of the proposed
use regulations and might be described as building
blocks placed on the foundation of the proposed use
districts to form the basis of the regulation of the
use of land. Each of the proposed use districts permits

USE GROUPS PERMITTED

one or more appropriate Use Groups. The Use Groups
constitute:

1) A simple method of establishing what types of
uses are permitted in each district, as well
as the relationship between groups of uses.

2) A flexible device for achieving the unique
combination of uses required for each of the
proposed use districts.

3) An effective tool for relating the various

types of uses to the proposed non-conforming
regulations.

The eighteen Use Groups fall into six major cate-
gories: residential uses; community facilities; retail
and commercial uses; recreation; general service uses;
and manufacturing and related uses. For example, the
first two Use Groups are the residential Use Groups

containing the two primary categories of residential
use.

The Use Groups are set forth in the three chapters of
the proposed resolution which contain, respectively,
the residential, commercial, and manufacturing use
regulations. Kach Use Group contains a general de-
scription of the types of uses contained therein, a
list of the uses comprising it, and a chart showing
the districts in which it is permitted. In addition,
the appropriate part of the accompanying illustrative
diagram, showing the Use Groups permitted in each
district, is contained in each use chapter. The blank
sqguares mean that certain Use Groups are not permitted
in certain districts. For example, residential uses --
Use Groups 1 and 2 -- are not permitted in C8 (General
Service) Distriets nor in the three Manufacturing
Districts -- M1, M2, and M3.
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Residential Use Groups (Section 22-10)

The Residence Districts are designed to provide a
suitable environment for homes and for activities
connected with family life -- schools, churches,
parke and playgrounds, and similar facilities. The
uses permitted in Residence Districts are in line with
this objective. Two major categories of Use Groups are
permitted in Residence Districts -- residential and
community facilities.

Iworesidential Use Groups are proposed -- Use Group 1,
which is limited to single-family detached resi-
dences, and Use Group 2, in which all other types of
residential buildings are permitted. Each Use Group,
with its preamble and the list of uses comprising it,
is set forth in Section 22-10 of the proposed reso-
lution, and is accompanied by a columnar chart showing
the Residence Districts in which it is permitted. Both
of these Use Groups also permit accessory uses, such
as off-street parking and home occupations. Home oc-
cupations are limited to those activities customarily
carried on in residential structures by their resi-
dents and include such activities as medical offices
or dressmaking shops. Only one non-resident employee
is permitted.

Both of the residential Use Groups are permitted in
all non-residential districts except those of an
industrial or semi-industrial character. It is pro-
posed that future residential construction be pro-
hibited in the General Service District (C8) and the
three Manufacturing Districts, both to keep new resi-
dences from areas inappropriate for living and to
preserve the existing supply of industrial land for
industrial uses.

Two groups of community facilities are proposed -- Use
Group 3, which is limited to schools, libraries,
museums, and a few other types of institutions serving
residential neighborhoods, and Use Group 4, which in-
c¢ludes churches, hospitals, community centers, and
similar facilities. Both Use Groups are permitted in
all Residence Districts, the major difference between
them being that facilities in Use Group 3 are not
permitted as of right in Manufacturing or General
Service (C8) Districts. This distinction is of con-
giderable importance, for it means that schools will
not normally be permitted in the distriets character-
ized by heavy traffic, dirt, or noise.

The community facilities in Use Groups 3 and 4 are
limited to those which either directly serve local
residential neighborhoods or function best when loca-
ted in an area having the amenities that exist in
such neighborhoods. Schools, libraries, churches,
museums, community centers, non-commercial recrea-
tional centers, doctors' offices, and most of the
other facilities in these Use Groups are of immediate
benefit to the neighborhoods in which they are located.
A few facilities, such as colleges and universities,
hospitals, homes for children or the aged, nursing
homes, and fraternal or philanthropic institutions, in
general serve a larger area than the immediate neigh-
borhood in which they are located, although they, too,
need to be located in a residential environment. In
order that such facilities not be disruptive to their
immed iate surroundings, special bulk and parking regu-
lations are established in the proposed resolution.

A special study was made to determine whether such
facilities as hospitals, health centers, and nursing
homes could be appropriately located in Residence
Districts, particularly low-density areas. Officials
of hospitals, health centers, and other community
pervice agencies were interviewed. Two marked trends
were apparent: 1) the establishment of general hospi-
tals rather than the specialized service institutions,
gnd 2) the increasingly broader use of hospitals and
health centers by the local community. It was clear
from these studies that the location of such facili-
ties in residential neighborhoods was essential if
they were to perform their functions for the greatest
benefit of the people they are designed to serve.

‘Another trend disclosed by this study was the in-
ereasing tendency for private physicians to locate
their offices within hospitals, where their patients
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can have the use of the hospitals' diagnostic and
treatment facilities. This trend reinforces the
desirability of locating the hospital as near as
possible to the homes of the families served by the
physician.

The importance of locating homes for children or the
aged and nursing or convalescent homes in pleasant,
guiet residential areas was also repeatedly emphasized.
Institutions of this type are essentially residential
in character and when carefully controlled as to size
and the open area required around them, need have no
harmful effects upon the neighborhood in which they
are located. The light, air, spaciousness, privacy,
and freedom from noise, dirt, or congestion uniformly
needed by such institutions can only be found in a
residential area. The proposed resolution carefully
limits their building bulk and requires that parking
and other facilities be provided so as to insure their
compatibility with the surrounding neighborhood.

Proposed Residence Districts

Nine Residence Districts -- Rl to R9 -- are proposed.
The R1 and R2 Districts are designed for and restrict-
ed to the single-family detached homes permitted in
Use Group 1. These two districts have been designated
on the proposed zoning maps only in those areas in
which somewhat similar restrictions are in effect in
the present resolution., Thus, the Rl Districts are
zoned in areas presently in G Districts, and the R2 in
areas presently zoned G-1l. The major difference be-
tween these two districts is the minimum required lot
size. The Rl and RZ2 Districts are the lowest density
districts and are proposed primarily in the outlying
portions of the City.

The remaining Residence Distriets -- R3 to R9 -- are
General Residence Districts which permit all dwelling
types (Use Group 2 as well as Use Groupl.) The General
Residence Districts are designed, as explained below,
to give developers the maximum possible degree of
freedom of design and flexibility of choice, subject
to the density and other bulk regulations for each
district.

The General Residence Districts

The proposed General Residence Districts are a de-
parture from the traditional zoning approach based on
various building types such as single-family dwell-
ings, single-family row houses, and other structural
types. An increasing number of modern zoning ordi-
nances reflect the widely recognized fact that it is
not different building types as such which are in-
compatible, but rather the conditions under which
they have been allowed to develop alongside one
another. If an apartment house is surrounded by
enough open space on all sides, if the lot on which it
is built is large enough in relation to the size of
the building, and if the number of families per acre
is no higher than that of adjacent single- or two-
family dwellings, there is no incompatability between
the two building types. This fact has been successfully
demonstrated in several contemporary large-scale
developments in New York City, where different kinds
of dwelling units have been skillfully integrated into
a harmonious and attractive pattern.

The appropriate concern of zoning in relation to
residential areas, then, is that of establishing con-
trols over densities and bulks. Because any building
form can be built and located in such a way as to
meet any density standard, it is obvious that density
controls cannot provide the basis for building type
zoning, and, conversely, building type zoning cannot
be depended on to regulate density, except, possibly,
the single-family detached zone. There are garden
apartment developments in the City, for example, which
are built with fewer dwellings per acre of land than
some single-family or two-family neighborhoods; simi-
larly, there are districts of two-family row houses
which have a higher population density than many new
six-story apartment buildings.

The Present District Structure

The present zoning resolution originally established




general residence districts distinguished one from
another only by the height of the buildings permitted
and by the percent of land coverage allowed. It was
not until 1938, when the G District was created, that
the resolution was amended to 1limit the type of
structures that might be built within a given resi-
dential area.

The G District was intended to protect single-family
home areas from invasion by apartment houses. In 1940,
the D-1 and E-1 Districts were established. The D-1
Distriet until November, 1957 permitted single-family
detached, semi-detached, or row houses, but since that
date has also permitted two-family structures of the
same three kinds. The E-1 District originally per-
mitted only single-family and two-family detached
dwellings, but in 1955 its scope was broadened to in-
clude one- and two-family semi-detached structures,
while at the same time a new E-2 District was created
to maintain the more severe limitations originally
applying to the E-1 Distriet. In 1947, a G-1 District
was created with smaller lot area requirements than
the G District but also limited to single-family de-
tached houses. In the last two decades, then, the
number of different building type districts created
has reached five, with no apparent 1limit to the
possible combinations of building types for which a
new district might be set up in the future.

The emergence of building type districts was a natural
reaction to the violation of the low-density character
of many neighborhoods as apartment buildings of con-
siderable bulk and density came into such districts.
Such buildings, often covering a very high percentage
of the land on which they were built, frequently en-
croached upon single- or two-family dwellings, over-
shadowing them, cutting off their light and air,
over-crowding the neighborhood schools and play-
grounds, flooding the streets with automobiles, and
generally destroying the former amenities which had
attracted people to the area. Building type zoning,
however, is at best a palliative rather than a pre-
ventive of such abuses.

Advantages of General Residence Districts

The proposed resolution provides, in its density, open
space, and bulk regulations, ample protection against
a repetition of earlier abuses, while at the same time
avoiding the monotony which so often results from the
restriction of an area to a single building type.
Further, the proposed General Residence Districts will
permit the residential developer and the home buyer or
renter to exercise the greatest possible choice in
determining or finding an appropriate structural type
for an area in which he wishes to build or to live.
Aside from the single-family detached residence, which
offers a kind of privacy unavailable in any other
housing form, no other structural type warrants a
separate district. Each type offers certain advantages
in residential living; each type can be an asset to a
neighborhood if well designed and laid out, or a
liability if improperly used or located. Zoning should
and can establish gualitative controls over each
structural type in order to prevent any structural
type from destroying the physical character of a
neighborhood. Thus, for example, to prevent the damag-
ing aesthetic effect of long unbroken walls in low
density areas, the maximum length of row houses is
limited in the proposed resolution.

The proposed General Residence Districts conform to
New York City's actual residential land use pattern
and historical way of life. Vast areas of the City --
especially many lower density areas -- have developed
as stable communities comprised of a wide variety of
residential building types. Since many areas of the
City contain so many different residential building
types, it would be impossible to apply building type
districts comprehensively throughout the City without
creating a large number of residential non-conforming
uses.

There are social as well as physical arguments in
favor of zoning which permits a mixture of building
types. Cities in general, and New York in particular,
are characterized as meeting places of people with
different interests and different backgrounds. The
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architecture of cities reflects this fact. The best
planned urban residential neighborhoods have been
those which have taken into account the diverse ways
in which city residents choose to live. The needs of
different types of families vary. 0ld couples, young
couples, families with many children, and single
persons must all be provided for in the City. Zoning
regulations should not be drawn to force these family
types into separate areas. Rather, the regulations
should be framed to permit the maximum amount of
choice of building types, sizes of apartments, and
patterns of development, while still maintaining
adequate standards of density and open spaces. Such
variety and flexibility within a distriect create
neighborhood stability because they permit a family
to remain in a neighborhood as its need for space
changes. In this way, parents and their married
children can find suitable homes not too far from one
another, thus combining the advantages of the "three-
generation" home of the past with the modern prefer-
ence for independence and privacy.

The proposed General Residence Distriects -- R3 to
RY9 -- are believed to provide the best possible com-
bination of protection and flexibility, of restriction
and freedom. To summarize, they are designed to:

1) Stimulate construction of improved kinds of
residential development by providing greater
freedom of choice and flexibility of design.

2) Encourage less monotony and a greater variety
of suitable dwelling types within a neigh-
borhood characterized by a given density or
bulk.

3) Require higher standards of open space, light,
and air where low- or medium-density multiple
dwellings are intermingled with one- or two-
family houses.

4) Encourage neighborhood stability by providing
a cross-section of dwelling types to meet the
needs of families of varying ages and sizes.

5) Provide ample protection to existing or
future residences against the encroachment of
unsuitable kinds of development, while at the
same time encouraging the variety and initi-
ative which are essential ingredients of a
healthy urban environment.

Description of Residence Districts

The proposed Residence Districts incorporate regula-
tions over use of land as well as provisions governing

“building bulk (size and population density) and off-

street parking reguirements in one and the same dis-
trict. A description of each of these districts
follows. The bulk and off-street parking regulations
to which reference is made in the district descrip-
tions are fully explained in the explanatory reports
accompanying the proposed residential bulk regulations
(Article II, Chapter III,) and the proposed off-street
parking regulations (Article II, Chapter IV). Briefly,
three kinds of bulk controls are involved:

1) Density, or the number of dwelling units
permitted per acre of lot area. This varies
by the number of rooms per dwelling unit. For
example, on a given lot in a given district,
a builder might be permitted to build twenty-
four two-room units, or fifteen six-room
units, or a combination of six three-room
units and eleven five-room units. This con-
trol is expressed in the resolution in terms
of a specified number of square feet of lot
area required for each dwelling unit of a
given number of rooms, kitchens excluded.
In any Distriect, dwelling units of any number
of rooms can be built in any combination, so
long as the required lot area is provided.

2) Open Space Ratio, or the number of souare
feet of open space provided on the lot for
each 100 feet of the total floor area in the
building. Thus, if a builder puts a six-
story building covering 10,000 square feet on
a lot of 30,000 square feet, he has 20,000
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Floor Area Ratio, or the number of square
feet of total floor area in the building for
each 100 feet of lot area. Thus, in the above
example, the builder has 60,000 square feet
of floor area and 30,000 square feet of lot
area, or a Floor Area Ratio of 200.
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Rl Districts

Rl Districts are restricted to single-family detached
residences on lots at least 60 feet wide and with an
area of at least 5,700 square feet. The required mini-
mum lot area of 5,700 square feet is designed to
apply to lots of 95 feet in depth as well as lots of
normal depth. The minimum lot width of 60 feet was
adopted after a careful study of remaining vacant lots
in G areas and represents a standard both more de-
sirable and more in line with the existing platting of
many such areas. This district has been designated
only in areas zoned G in the present resolution, such
as Douglaston, Neponsit, and Jamaica Estates in Queens,
Riverdale in the Bronx, and the Country Club area on
Todt Hill in Richmond. The maximum permitted Floor
Area Ratio is 50. The minimum Open Space Ratio is 150.
One off-street parking space is required for each
dwelling unit.

Open single-family detached residential develop-
ment found in proposed Rl District. Todt Hill
section of Staten Island.

RZ Districts

R2 Districts are restricted to single-family detached
residences on lots containing at least 3,800 square
feet and with a width of 40 feet. The required mini-
mum lot area of 3,800 square feet is designed to apply
to lots of 95 feet in depth as well as lots of normal
depth. This district has been designated only in areas
presently zoned G-1, such as Whitestone and Belle
Harbor in Queens, Midwood in Brooklyn, and Grasmere in
Richmond. The same Floor Area Ratio, Open Space Ratio
and parking requirements apply in this district as
apply in R1 Distriects.

Typical single-family detached residence as in
proposed R2 District. Outer Queens.
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R3 Districts

R3 Districts constitute the lowest-density General
Residence Districts. Approximately 24 three-room dwell-
ing units, kitchens excluded, are permitted to the
acre. The required Open Space Ratio is 150 and the
maximum Floor Area Ratio is 50. Although any type of
residential building is permitted, the typical de-
velopment in this distriet will consist of single-
family residences and two-story garden apartments such
as Glen Oaks in Queens. In order to preserve the
general open character of the district, row house
structures are limited in length to 125 feet. R3 Dis-
tricts have been zoned widely in those portions of the
City which are most remote from the Central Business
District and are not served directly by rapid transit,
such as parts of outer Queens and Brooklyn, and ex-
tensive areas in Richmond. One off-street parking
space is required for each dwelling unit.

Garden apartment development typical of proposed
R3 District. Glen Oaks, Queens.

R4 Districts

The permitted Floor Area Ratio of 70 and the required

Open Space Ratio of 90 in R4 Districts will accommo-

date two-story detached, semi-detached, or row houses,

garden apartments, and mixed developments. The maxi-

mum number of three-room dwelling units permitted per
acre is 33, This district has been zoned in outlying
areas which are generally closer to rapid transit

lines than areas designated R3 or which already have

achieved the character of this distriect. Typical areas
are College Point in Queens, Throgs Neck in the Bronx,

and Canarsie and the Marine Park area in Brooklyn.
Again, one off-street parking space is required for
each dwelling unit.

Row housing typical of proposed R4 District,
East Bronx.

RS Districts

RS Districts are basically transition districts be-
tween low- and medium-density areas, with a permitted
Floor Area Ratio of 100 and a required Open Space
Ratio of 60. They differ somewhat from those pre-
viously deseribed in that, although a wide range of
building types can be accommodated in them, their bulk
limitations have been set in large part by extensive
existing older areas of Brooklyn and parts of Queens
typified by row houses and two-story multiple dwell-
ings. Typical examples of this district are Astoria
and Woodhaven in Queens, East New York in Brooklyn,
and such developments as Marine Terrace and Kew Gardens
Hills. The density level of approximately 48 three-




room dwelling units per acre, kitchens excluded, is
particularly appropriate for three-story buildings.
Eighty-five percent of the dwelling units must be
provided with off-street parking spaces.

Apartment development typical of proposed RS
District. Electchester, Queens.

R6 Districts

The bulk regulations for R6 Districts -- a Floor Area
Ratio of 200, a density of approximately 88 three-
room dwelling units per acre, and an Open Space Ratio
of 30 -- are considered to be the maximum desirable in
the City, except for areas located centrally or very
close to cultural, commercial, and recreational facil-
ities. Approximately one-quarter to one-third of the
City's potential maximum population could reside in
the R6 Districts as proposed on the zoning maps. This
district can accommodate six-story buildings covering
between 30 and 35 percent of a lot, or higher build-
ings providing greater amounts of open space. Typical
areas are Ridgewood in Queens, Parkchester in the
Bronx, and the Bedford-Stuyvesant area in Brooklyn.
Seventy percent of the dwelling units must be provided
with off-street parking spaces.

Desirable high-rise apartment development con-
forming to proposed R6 District. Queensview,
Queens.

R7 Districts

R7 Districts are proposed in many of the most con-
gested older parts of the City which are scheduled for
future redevelopment and in some others, such as
Riverdale, Jackson Heights, and Rego Park, where recent
construction has permitted densities to rise to high
levels. Although this district permits bulks and
densities higher than desirable, they are considered
tolerable levels in special situations where the
desirable standards cannot be met. The controlling
bulk levels for this district are a Floor Area Ratio
of 280, an Open Space Ratio of 20, and a density of
about 113 three-room dwelling units per acre, kitchens
excluded. This distriet will accommodate low-coverage

Ly

buildings of eight, ten, or more stories, as well as
six-story buildings of about 45 percent coverage. The
ratio of required off-street parking spaces to dwell-
ing units is set at 60 percent.

e

High rise apartment development typical of pro-
posed R7 District. Park City, Queens.

R8 Districts

R8 Districts, with a Floor Area Ratio of 450, an Open
Space Ratio of 10, and a density of about 210 two-
room dwelling units per acre, are designed for cen-
trally located areas relatively near cultural, com-
mercial, and recreational facilities. This district
has been designated on the zoning maps along the Grand
Concourse in the Bronx and in many parts of Manhattan,
as well as in a few central areas of Brooklyn. It is
suitable primarily for buildings of ten or more
stories. Fifty percent of the dwelling units must be
provided with off-street parking spaces.

R9 Districts

R9Y Districts have been zoned sparingly, and are found
in the luxury apartment areas of Manhattan. The high
densities permitted in this distriect are partially
off-set by the typically large size of individual
dwelling units in luxury buildings. The permitted
Floor Area Ratio for this district is 1,000. There is
no required minimum Open Space Ratio, but the 30 foot
required rear yard limits lot coverage. The permitted
density in this district is about 365 two-room dwell-
ing units per acre, kitchens excluded. Forty percent
of the dwelling units in a building must be provided
with off-street parking spaces.

Supplementary Use Regulations

Uses Permitted by Special Permit (Section 22-20)

A small number of uses not permitted in Residence
Distriects by right are proposed to be permitted by
special permit of the Board of Standards and Appeals
or the City Planning Commission. These uses include
day camps, electric and gas substations, fire and
police stations, telephone exchanges, water and sewage
pumping stations, and railroad passenger stations. All
of these uses have unique characteristics which cannot
be controlled adequately by the general regulations
and therefore require special controls. Standards
which insure compatibility with their surroundings are
set forth in Article VII.

Sign Regulations (Section 22-30)

Advertising signs and billboards are completely in-
appropriate in Residential Districts. The only types
of signs that are proposed to be permitted in Resi-
dential Districts are those identifying a residence, a
family, a home occupation (such as a doctor's office),
a parking entrance or exit, a community facility, or a
dwelling unit for sale or for rent. Community facili-
ties are permitted bulletin boards of limited size on
which notices may be posted. In addition, signs are
limited in size, and illuminated or flashing signs are
prohibited.

22-10

22-11

22-12

\l
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DISTRICTS

[RETRS [RE |RT [RG [R9 |

Chapter 2 Use Regulations
22-00 GENERAL PROVISIONS
In order to carry out the purposes end provisions of this resolution, the uses of
buildings or other structures and of tracts of land have been classified and com-
bined into Use Groups. A brief statement is inserted at the start of each Use
Group to describe and clarify the basic characteristics of that Use Group. Use
Groups 1, 2, 3, and 4, including each use listed separately therein, are permitted
in Residence Districts as indicated in Sectioms 22-11 to 22-14, inclusive.
The following chart sets forth the Use Groups permitted in the Residence Districts.
USE GROUPS
PERMITTED IN RESIDENCE DISTRICTS
USE GROUPS
DISTRICTS RESIDENTIAL ii::_l:.':rg;
1 2 3 4
SINGLE FAMILY R1
DETACHED RESIDENCE R2
GENERAL R3-
RESIDENCE R9
Whenever & use is specifically listed-in a Use Group and also could be construed to
be incorporated within & more inclusive use listing, either in the same or another
Use Group, the more specific listing shall control.
The uses listed in the various Use Groups set forth in Sections 22-11 to 22-1k4,
inclusive, are also listed in alphabetical order in the Index at the end of this
resolution, for the convenlence of those using the resolution. Whenever there is
any difference in meaning or implication between the text of these Use Groups and
the text of the Index, the text of these Use Groups shall prevail.
22-10 USES PERMITTED AS OF RIGHT R1 |R2 |R3
22-11  Use Group 1 Rl JRE R3
Use Group 1 consists of single-family detached residential develop-
ment.
A. RESIDENTIAL USES
Single-family detached residences
B. ACCESSORY USES
22-12 Use Group 2 R3

Use Group 2 consists of all other types of residential development
designed for permanent occupancy.

A, RESIDENTIAL USES

Residences of all kinds, including apartment hotels, but hot
including single-family detached residences (which are in-
cluded in Use Group 1)

B. ACCESSORY USES

Underlined words in text are defined in Seection 12-10.
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RESIDENCE DISTRICTS

USE REGULATIONS

22-13
DISTRICTS
R1 [R2 |[R3 |RL [R5 |R6 |RT |RE|RY
22-13 Use Group 3 R1 |R2 |R3 |RL |RS |R6 |RT |RB |RO
Use Group 3 consists of community facilities which:
(1) May appropriately be located in residential areas to serve
educational needs or to provide other essentlal services for the
residents, or
(2) Can perform their activities more effectively in a residen-
tial environment, unaffected by objectionable influences from
adjacent industrial or general service uses, and
(3) Do not create significant objectionable influences in resi-
dential areas.
A. COMMUNITY FACILITIES
Colleges or universities, except business colleges, and
including dormitories
Fraternal or philanthropic institutlons, all types of institu-
tions for children or the aged, and all types of nursing
homes or saniteriums, provided that not more than 25 per-
cent of the floor area shall be used for central office
purposes
Fraternity or sorority houses
Libraries, museums, or non-commercial art galleries
Monasteries or convents
Schools, except trade schools for adults
B. ACCESSORY USES
22-14 Use Group b [R1 |[R2 [R3 |Rb |RS |R6 |RT |RB |R9
Use Group U4 consists primarily of community facilities which:
(1) May eppropriately be located in residential areas to pro-
vide recreational, health and other essential services for the
residents, or
(2) Cen perform their activities more effectively in a residen-
tial environment, unaffected by objectionable influences from
adjacent medium and heavy industrial uses, and
(3) Do not create significant objectionable influences in resi-
dential areas. S
Those open uses of land which are compatible with a residential envi-
ronment are also included.
A, COMMUNITY FACILITIES
Churches, rectories, or parish houses
Clubs, except clubs the chief activity of which is a service
predominantly carried on as a business
Community centers or settlement houses
Health centers
Hospitals, except animal hospitals
Medical offices or group medical centers, including the practice
of dentistry or osteopathy, limited to a location below the
level of the first story ceiling, except that in multiple
dwellings such uses may be located on the second floor, if
(a) separate access to the outside is provided, or
(b) such use existed on January 1, 1948
Non-commercial recreational centers
Railroad rights-of-way
Welfare centers
B. OPEN USES
Agricultural uses, including greenhouses, nurseries, or truck
gardens, provided that no offensive odors or dust are
created, and that there is no sale of products not produced
on the same zoning lot
Cemeteries
Golf courses
Outdoor tennis courts or ice skating rinks, provided that all
lighting shall be directed away from nearby residential
zoning lots |
Public parks or playgrounds or private parks
C. ACCESSORY USES
——— L =

Underlined wordes in text are defined in Section 12-10.
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USE HEGULALLIONS
22-13

DISTRICTS
Rl |RS |R6 |RT |RE [RO

R4 [R5 |R6 |RT |R8 |R9

D LUENGS DADLHALLD USHl REGULATIUNS
22-20
Parking
Require- _
ment | DISTRICTS
22-20 USES PERMITTED BY SPECIAL PERMIT Category [RL|Re [R3 K& [RG [RG |R [R5 R
22-21 By the Board of Standards and Appeals
In all districts, as indicated, the following uses are per- FRl R2 |R3 Ph RS [R6 !ITFIﬁ RO
mitted by speclal permit of the Board of Stendards and
Appeals, in accordance with standards set forth in Chapter
3 of Article VII.
Day camps
Public utility or public service facilities
Electric or gas substations serving a distribution c
area
Fire stations c
Police stations c
Telephone exchanges C
Water or sewage pumping stations c
Radio or television towers
Sand, gravel, or clay pits
22-22 By the City Planning Commission
In 81l districts, as indiceted, the following uses are per- R1 |R2 83 RA |RS |R6 [RT [R8 [RS
mitted by special permit of the City Planning Commission, in
accordance with standards set forth in Chapter 4 of Article
V1I.
Railroad passenger stations
22-30 SIGN REGULATIONS
22-31 Definitions (repeated from Section 12-10)
Sign
A "sign" is any structure or part thereof, or any device attached to, painted on, or
represented on & building or other structure, upon which is displayed or included
any letter, word, model, banner, flag, insignia, decoration, device, or representa-
tion used as, or which is in the nature of, an announcement, direction, advertise-
ment, or other attention-directing device. A sign shall not include a similar struc-
ture or device located within a building except for i1lluminated signs within show
windows.
A sign includes any billboerd, but does not include the flag, pennant, or insignia
of any nation or associatlion of nations, or of any state, city, or other political
unit, or of any political, charitable, educational, philanthropie, civie, profes-
sional religious, or like campaign, drive, movement, or event.
Sign, business
A "business sign" is an accessory sign which directs attention to a profession,
business, commodity, service, or entertainment conducted, sold, or offered upon the
same zoning lot. A "for sale" or "for rent" sign relating to the zoning lot on
vwhich it is displayed shall be deemed a business sigm.
DISTRICTS
22-32 Permitted Accessory Signs 1 |[R2 |R3 [RE] RS |R6 [RT
In all districts, as indicated, non-illuminated accessory business R2 |R3 RS |R6 |RT|RB{R9
signs are permitted as set forth in this Section, subject to the
provisions of Section 22-33 (Additional Regulations).

Underlined words in text are defined in Section 12-10.
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RESIDENCE DISTRICTS

22-321 Nameplates and identification signs

(a) For residential buildings other than multiple dwellings,
one nameplate, with an area not exceeding one square foot and
indicating only the name or address of the occupant or a per-
mitted occupation, is permitted for each dwell unit or

rooming unit.

(b) For multiple dwellings, including apartment hotels, and
for permitted non-residential buildings or other structures, one
idenfification sign, with an area not exceeding 12 square feet
and indicating only the name or address of the building or the
name of the menagement thereof, is permitted. The height of
letters on any side of awnings or canoples shell not exceed one
foot. For community facility uses, a bulletin board, with an
area not exceeding 16 square feet, is also permitted.

22-322 "For sale" or "for rent" signs

"For sale" or "for rent" signs, with an area not exceeding 12 square
feet, are permitted. If located on vacent land, such a sign shall not
be within 15 feet of the street line, nor within six feet of any other
lot line.

22-323 Signs for parking areas

One sign, with an area not exceeding two square feet, designating
each entrance to or exit from an off-street parking area, open or

enclosed, is permitted. No such sign shall be higher than seven feet
above curb level.

USE REGULA

DISTRICTS

22-

R2 |R3

Rb [R5 |RG [R7

22-33

Additional Regulations

In all districts, as indicated, any sign permitted under the provi-
sions of Section 22-32 (Permitted Accessory Signs) shall conform to
the regulations set forth in this Section.

22-331 Projecting signs

No sign shall project across & street line more than 12 inches.

22-332 Height of signs

No sign shall extend above the ground floor,
above curb level, whichever is less.

or more than 20 feet

22-333 Number of signs

Not more than one sign is permitted for each use, building, or dwell-
ing unit, and not more then two signs for each professional office,
except as otherwise provided in Section 22-32 (Permitted Accessory
Signs). On a corner lot, one sign (or for professional offices, two
signs) are permitted on each street.

Underlined words in text are defined in Section 12-10.
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USE REGULATIONS
22-321

DISTRICTS

&3

Rh

RD

R6

RT

RO [R9

R3

(1"

R3

Rl

R4

RS

R5

R6

RT

RB [R9

R6

RT

R8 |R9

Explanation of Residential Bulk Regulations

General Purposes

One of the most important purposes of zoning is to
create adequate standards of residential development
in order to prevent a recurrence of the overcrowded
and unhealthy housing conditions which have long been
a major problem of American cities. That an adequate
standard of residential development within this City
is a proper field for public interest and participa-
tion can no longer be an issue for debate. The amount
of public investment in housing through slum clearance,
redevelopment, renewal, and low and middle income
public housing programs, all of which have been con-
ceived to correct the housing mistakes of the past,
clearly justifies the creation of standards adequate
to protect this investment and prevent further massive
public expenditures in the future.

The principal and most important influence of zoning
on future residential development is its control over
such important factors as building volume, density, and
open space -- commonly called bulk controls. In the
present resolution the height and area district regu-
lations constitute the bulk controls. Even though
these controls have been in operation since 1916, they
have not effectively prevented overcrowding and the
development of residential areas lacking in light, air,
and open space. Furthermore, these controls only

partially fulfill the purposes for which they should
be designed. The strait jacket imposed on the work of
the architect by these complicated and rigid regula-
tions is also widely rscognized.

Most of these buildings have inadequate light,
air, and open space.

The proposedresidential bulk controls are considerably
more specific and direct in their effects. Increased
knowledge of the significant factors in residential
development, such as population density, building
volume, coverage, and spacing, and the effects of these
factors have led to controls which can more adequately
regulate the total effect of residential development.
If the total effect can be regulated, then the degree
of control necessary over each of the comporent factors
need not be as tightly regulated. By more directly
controlling the whole rather than each of the parts,
the proposed regulations afford builders and designers
a greater degree of freedom in relation to choices of
size and shape of residential buildings.

The three major purposes of these controls are:

1) To limit the number of people living on a
single tract of land or in a neighborhood,
both to prevent the overcrowding of the land
and buildings and to prevent the overloading
of street and transit facilities, schools,
parks, and other community facilities in the
neighborhood.

2) To provide open space on residential lots,
both for the use of residents and to provide
for adequate spacing of buildings.

%) To insure the access of light and air to
residential buildings and the public streets.

Controls Over Intensity of Development

The proposed bulk controls may be divided into two
broad categories -- controls over the intensity of
development, and controls regulating access to light
and air. The term "intensity of development" is used
to refer to the total effect produced on a lot by the
size of a building, the amount of open space surround-
ing it, and the number of persons residing on the lot.

The following four primary controls described in this
section are proposed to control the intensity of
development :

1) The Floor Area Ratio, which controls the
amount of floor area which may be developed
on a lot.

2) Lot area per dwelling unit regulations, which
control population density by limiting the
number of dwelling units permitted on a lot.

3) The Open Space Ratio, which regulates the
amount of open space on a lot.

4) Minimum lot area and lot width regulations,
which affect the density of development.

Regulation of Building Volume: Floor Area Ratio

(Section 23-00)
The Floor Area Ratio device, which is already in use
in several of the area districts of the present zoning
resolution, has the merit of being a simple, direct,
flexible, and enforceable control over thé bulk of
buildings.

Among the advantages of this device are the following:

1) It isgenerally applicable to both residential
and non-residential structures, and therefore
can be applied to all districts.

2) It provides the developer at a glance with an
indication of how much floor area may be
developed on a lot.

2) The maximum floor area is automatically
fixed, and no inducement is provided to lower
ceiling heights and thereby squeeze more
stories into the permitted volume of the
building.

4) With the Floor Area Ratio as the basic device
controlling building bulk, supplementary bulk
devices can be much simpler.

The Floor Area Ratio expresses the relationship be-
tween the number of square feet of floor area in a
building and each 100 square feet of lot area. A Floor
Area Ratio of 50, for example, would allow the amount
of floor area in a building to equal one half of the
area of the lot upon which the building is situated,
whereas a Floor Area Ratio of 1,000 would permit the
floor area to be ten times as great as the lot area.

A Floor Area Ratio is proposed in each Residence Dis-
trict, as well as each Commercial and Manufacturing
Distriect, to control the amount of floor area per-
mitted on a zoning lot. As explained later, a floor
area bonus is also granted in Residence Districts if
additional open space is provided. Therefore, in
Residence Districts, the Floor Area Ratio plus the
floor area bonus constitute the basiec regulation of
the over-all bulk of buildings. In the following table
is set forth the permitted Floor Area Ratio for each
Residence District without regard to the floor area
bonus.




Permitted Floor

District Area Ratio
R1 50
R2 50
R3 20
R4 70
RS 100
R6 200
R7 280
R8 450
R9 1,000

Regulat ion of Residential Density:
Lot Area Per Dwelling Unit

(Seetion 23-1C)

The Problem

The present resolution attempts to control both build-
ing volume and population density indirectly by setting
maximum limits on permitted height and coverage and by
requiring yards and courts of specified sizes. Not
only do these controls prescribe a rigid, uneconomic,
and unattractive building envelope but they also con-
stitute an ineffective density control. This is one of
the most serious deficiencies of the present resolu-
tion.

The essence of good zoning is the establishment of an
effective balance between the permitted concentration
of population and the capacity of streets, transit
facilities, schools, and other community facilities to
serve the needs of the population. Ineffective control
of population density may overtax the City's ability
to furnish all the public services -- water, sewers,
streets, schools, etc. -- required in many areas of
the City. In the long run, density controls can save
the City and its tax-payers from wasteful expenses
created by demands for additional facilities in areas
where growth has been uncontrolled. In addition, the
ability to predict population levels throughout the
City will be of great assistance in the preparation of
Jong-range plans and capital budget estimates for such
costly items as new schools, major street and highway
improvements, and subway extensiors.

With no direct, effective control over population
densities, the present resolution is also powerless to
prevent the overcrowded living conditions resulting
from excessive conversion of existing dwelling units.
In many areas of the City, uncontrolled fluctuations
in population resulting from excessive conversions are
an important factor in the creation of slums. By pre-
venting extreme over-crowding in the gradually dete-
riorating sections of the City, and by slowing down
the deterioration caused by overly congested struc-
tures and neighborhoods, it should be possible to
restore many neighborhoods before the cost of their
rehabilitation becomes prohibitive.

Proposed Density Control

No control of building volumes alone -- whether a
direct control such as the Floor Area Ratio or an
indirect control such as the present height, area,
yard, and court regulations -- can effectively control
population density. The inevitable deviaticns from the
average apartment size or the average number of per-
sons per dwelling unit result in wide variations in
population density. Studies of post-war multiple
dwelling construction in New York City showed great
variations in the number of dwelling units per net
acre at any given Floor Area Ratio level, as shown by
the following table:

50

Range of Dwelling Units

Floor Area Ratio Fer Acre
30 to 54 10 to 75
55 to 84 25 to 85
85 to 144 35 to 155
145 to 204 45 to 155
205 to 254 55 to 210
255 to 34 95 to 230
305 to 354 75 to 255
255 to 404 105 to 350
405 to 494 115 to 385
495 to 704 115 to 475
705 to 1004 155 to 600 and over
1005 to 1500 and over 195 to 600 and over

The proposed population density device is in the form
of a stipulation that a given number of square feet
of lot area must be provided per dwelling unit. Thus,
the lot area per dwelling unit regulation specifically
limite the number of dwelling units on a lot by re-
lating the permitted number of units to the size of
the lot. For example, where a lot area of 500 square
feet is required per dwelling unit, 20 dwelling units
would be permitted on a lot of 10,000 square feet. The
number of units permitted on a lot of a certain size
varies by district.

In designing the density control it became apparent
that such a device must also take into account the
wide variation in population density resulting from
the number of rooms in the dwelling units of a given
structure. Analysis of census data indicated clearly
that as the number of rooms per dwelling unit in-
creases, the average number of occupants per dwelling
unit also increases. Therefore, a district permitting
20 dwelling units on a given size lot would generally
yield many more people if the number of rooms in each
dwelling unit were six than if it were two.

In the General Residence Districts (RZ to R9), the
required lot area per dwelling unit is directly re-
lated ta the number of rooms in the dwelling unit,
kitchens excluded. Starting with one-room units, the
lot area required per dwelling unit in any district
increases as the number of rooms in a unit increases.
In the RS District, for example, 810 sguare feet of
lot area are required for each two-room dwelling unit,
while 1,380 square feet are required for a six-room
dwelling unit. These regulations are contained in a
brief table in Section 23-12 of the proposed reso-
lution. The requirements for units containing different
numbers of rooms were set to yield an approximately
equivalent population density irrespective of the size
of unit built.

Because of the desire to promote flexibility of design
and to develop bulk regulations which would encourage
better standards of open space, moderate increases in
both Floor Area Ratio and density are permitted when
more than the minimum Open Space Ratioc, as described
in the next section, is provided. By using the various
controls over the intensity of residential land use in
combination, as explained in the following sections of
this report, densities and bulks permitted are bal-
anced as to give no incentive toward building either
excessively small dwelling units (which would be the
case if the maximum floor area were set but there were
no limit on density) or unusually large apartments
(which would be advantageous if there were a density
limit but no bulk maximum). In the former case, the
density could become much higher than that character-
istic of or appropriate for the neighborhood; in the
latter case, excessive bulk could rob neighboring
buildings of access to light and air and would be
incompatible with the bulk of the rest of the dis-
triet. The builder has a free range of choices as to
number and size of rooms within the over-all bulk and
density limits of any District without any premium
being put on any particular kind or size of unit.

In the following table are set forth the density re-
quirements for two-room dwelling units, kitchens ex-
cluded, for each General Residence District.

District
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Square Feet of Required Lot Area

District per Two-Room Dwelling Unit
R3 1,440
R4 1,070
R5 810
R6 450
R7 350
R8 230
R9 120

In order to control excessive conversions, as noted
earlier, existing buildings are also subject to the
proposed density regulations. Such buildings will be
considered as complying with the bulk regulations if
the lot upon which they are located is sufficiently
large to meet the lot area per dwelling unit require-
ments. Even if a lot area deficiency exists, dwelling
units may be added by converting existing units into
two or more new units, provided that the lot area
deficiency is not increased as a result. For example,
it would be possible to create a number of one- or
two-room dwelling units in an existing building con-
taining dwelling units of three rooms or more, because
the lot area required for a one-room unit is about half
of that required for a three-room unit and about a
third as much as the area required fora six-room unit.

Regulation of Open Space: Open Space Ratio
(Section 23-20)

The soundness of any residential area is to be judged
by its desirability as a place in which to live. In
turn its long-term economic value depends on its con-
tinued attractiveness and suitability as a residential
area. An important factor in establishing the desira-
bility of a residential area is the amount of open
space provided.

Open space is essential in providing:
1) A general feeling of openness and privacy.

2) Adequate daylight, sunlight, and air for all
dwellings.

3) Usable space outside the dwelling for gardens,
children's play, and adult recreation.

Low densities and Floor Area Ratios do not in them-
selves guarantee adequate or usable open space. A low
density development with a low Floor Area Ratio may
provide less open space and admit less light to living
and sleeping rooms than other developments of higher
densities and Floor Area Ratios.
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Good open space relationship in moderately high
density development. Park City, Queens.
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A major phase of the preparation of the proposed new
zoning resolution has been the development of a device
which would supplement the Floor Area Ratio and den-
sity regulations and jointly with them insure the
long-term desirability of residential areas at the
various levels of density proposed.

It is believed that the most suitable control for this
purpose is the Open Space Ratio, which expresses the
relationship between the number of square feet of open
space on a lot and each 100 square feet of floor area
in a building on the same lot. An Open Space Ratio of
50, for example, would require the amount of open space
on a lot to be equal to at least half of the floor
area within the building. In a district where the min-
imum Open Space Ratio is 30, the required amount of
open space would be 6,000 square feet if 20,000 square
feet of floor area were contained within a building.
Or, if 3,000 square feet of lot area were in open
space, 10,000 square feet of floor area could be de-
veloped within a building on the same zoning lot.

The Open Space Ratio is proposed in Residence Dis-
tricts to supplement the Floor Area Ratio and control
the amount of open space provided on a zoning lot. The
device is used in all Residence Districts except the
highest building bulk distriect (R9), which is appli-
cable only to limited sections of mid-town Manhattan.
The basic requirements as listed below are contained
in Section 23-23 of the proposed resolution:

Minimum Required Open

Residence District Space Ratio

R1 150
R2 150
R3 150
R4 90
RS 60
R6 30
R7 20
R8 10

Floor Area Ratios are the same for both blocks
shown, but Open Space Ratio for the left block
is much higher, giving improved livability.

The open space reguired by the Open Space Ratio con-
sists basically of the areas on the lot left uncovered
by buildings. Thus, if 45 percent of the area of a
10,000 square foot lot in an R8 District were covered,
55 percent of the lot would consist of open space. The
5,500 square feet of open space would permit 55,000
square feet of floor area on the lot at an Open Space
Ratio of 10. All required open space must be accessi-
ble to all residents of the development. In addition,
with the exception of space which may be provided on
the roof of accessory garage space if certain design
standards are met, the open space reaquirements may not
be satisfied by roof or balcony space.




Unfortunately, a basic conflict exists between two
highly desirable goals: namely, adequate standards of
open space, and sufficient amounts of off-street park-
ing. In order to preserve an adequate portion of the
required open space for recreational use or for lawns
and to prevent residential developments from being
overwhelmed by parked cars, only 50 percent of the open
space provided may be devoted to parking spaces and
driveways. While areas devoted to off-street parking
can generally not be used as recreational areas, such
areas serve an important function in providing light,
air, and spacing between buildings.

Since on-lot parking costs approximately one-third to
one-tenth as much per space as does garage parking, a
meaningful inducement is thus provided for the pro-
vision of a large quantity of open space.

Integrated Controls Over the Intensity of Land Use

By carefully relating the various controls over the
intensity of residential land use -- Floor Area Ratio,
lot area per dwelling unit, and Open Space Ratio -- it
is possible to permit the developer a far wider range
of choices as to his type of development while main-
taining adequate standards of residential density and
coverage. Such an approach thereby removes much of the
rigidity and arbitrariness of the older regulations
while providing more direct and meaningful controls
over the intensity of land use.

In addition, the utilization of the three-controls
jointly makes it possible to induce better standards
of open space by granting a bonus of a moderate in-
crease in Floor Area Ratio or density when more than
the required amount of open space is provided.

The development of this approach resulted from concern
with the number of residential buildings constructed
in New York since World War II with high land coverage
and, therefore, inadequate area for active and passive
recreation as well as insufficient light and air. Con-
siderable study was given to the economics of alter-
nat ive forms of construction. After analysis of the
encouragingly high proportion of new construction which
meets good standards plus interviews with representa-
tive architects and builders, it was concluded that it
is possible to design structures with the same Floor
Area Ratio and density at generally comparable costs
and with adequate standards of coverage. The increased
amenities of such developments also constitute better
long -term investments.

The Bonus Provisions

The Open Space Ratio has been designed in order to
encourage better standards of open space. To further
this goal aswell as to give developers a wider choice,

two relatively simple bonus regulations have been es-
tablished. The bonus regulations apply only in dis=-
tricts characterized by apartment development -- the
RS through R8 Districts. The character of development
in the low-density districts is primarily a function
of the spacing between buildings and the width of
buildings, since almost all construction in the Rl

through R4 Districts consists of one or two-story
buildings.

Floor Area Bonus

The floor area bonus for increased open space, as con-
tained in Section 23-03 of the proposed resolution,
permits the maximum Floor Area Ratio to be exceeded in
cases where the open space provided is greater than
that required by the Open Space Ratio. A definitely
superior building must thus be constructed before the
maximum Floor Area Ratio may be exceeded.

The two following tables illustrate how the floor area
bonus operates at a given Open Space Ratio., The first
shows three examples of the types of buildings which
could be constructed at an Open Space Ratio of 25 on
a 10,00C square foot lot, before application of the
bonus provisions. The second shows the comparable
buildings which could be constructed by increasing the
Open Space Ratio to 26 and permitting the Floor Area
Ratio to increase by a bonus of 10 points in each case.

These examples are hypothetical and illustrative only.
In the proposed resolution, the amount of bonus varies
with the District and in the case of tall buildings,
the actual required Open Space Ratio increases by one
point for each 18 feet by which a building exceeds 125
feet in height, in effeect permitting the highest Floor
Area Ratio at about 14 floors. The actual bonuses
provided are designed to provide an incentive for more
open space without inereasing the height and bulk of
the buildings permitted enough to nullify the ad-
vantages of the increased open space.

Density Bonus

The density bonus for better standards of open space,
as contained in Section 23-13 of the proposed resolu-
tion, permits a greater number of dwelling units on a
lot (by decreasing the reguired lot area per dwelling
unit) when more than the required open space is pro-
vided. In order to prevent excessive densities within
a building or neighborhood, a limit is set beyond
which the basic densities may not be exceeded. The
following table indicates the density bonus for each
point by which the required Open Space Ratio exceeds
the reguired amount.

Examples of Buildings at
Open Space Ratio of 25

Number Ground floor Open space Floor Open Floor
of coverage on lot area Space Area
Stories (Square feet) (Square feet) (square feet) Ratio Ratio
Example A € 4,000 6, 000 24,000 25 240
Example B 10 2,860 7, 140 28, 600 25 286
Example C 14 2,220 7, 780 31, 100 25 311
Examples of Buildings at
Open Space Ratio of 28
Number Ground floor Open space Floor Open Floor
of coverage on lot area Space Area
Stories (Square feet) (Square feet) (Square feet) Ratio Ratio
Example A 7 3, 500 6,500 25,000 26 250
Example B 13 2,300 7, 700 29,600 26 296
Example C 19 1,€E7C 8, 330 22, 100 26 321
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R3 2 16
RE 2 20
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R8 3 18

In brief, the two bonuses permit a developer who pro-
duces a superior building as indicated by open space
in excess of the minimum required, to increase the
floor area by a stated amount, or to add a stated
number of dwelling units to the number otherwise per-
mitted, or to take partial advantage of both bonuses.

Builders can thus choose from a number of possible
combinations of bulk and density and build:

1) Average-sized units at the density prescribed
for the district in Section 23-12 of the
resolution.

2) Smaller than average units at the prescribed
density for the district.

3) Smaller than average units at an increased
density, by increasing their Open Space Ratio
as described below and taking the density
bonus set forth in Section 23-13.

4) larger than average units at a lower density,
in the floor space permitted by the dis-
trict's Floor Area Ratio as set forth in
Section 2302 of the resolution.

5) Larger than average units up to the density
prescribed for the district, by increasing
the Open Space Ratio as described below and
taking the floor area bonus set forth in
Section 23-03.

The relationships between the density bonus and the
floor area bonus in the proposed resolution are such
that in many situations it is not possible to achieve
both the maximum possible Floor Area Ratio and the
max imum possible density in the same development. To
have permitted this would mean that too great a dis-
parity would be possible between such a building and
the norm for the district. The limiting factors which
have been built into the bonus system include:

1) The increase, mentioned above, in the re-
guired Open Space Ratio for tall buildings,
which in effect means that above fourteen
stories the floor area bonus provisions are
weakened and become virtually inoperative.

2) An absolute maximum, ranging from 16 percent
to 20 percent in different distriects, in the
amount by which the required lot area per
dwelling unit can be reduced as a density
bonus.

3) A practical maximum Floor Area Ratio, result-
ing from the fact that at the maximum per-
mitted densities, the average floor area per
dwelling unit eventually becomes excessively
high if the maximum theoretically possible
floor area bonus is taken.

It is, however, possible for buildings below fourteen
stories in height to be so designed as to be able to
take advantage of both bonuses simultaneously if
superior standards of open space are maintained.

The relationships between Floor Area Ratio, Open Space
Ratio, and density in the various districts in which
floor area and density bonuses are given for increased
Open Space Ratios are illustrated by the tables on
pages 82, 83, and 84 of this report.
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Bonuses are treated differently in the highest density
distriect, R9. Because of the high densities permitted
in this district, it is impractical to require more
open space than the required rear yard. However, in
order to bring more light and air into streets sur-
rounded by tall buildings, a bonus device has been
established to encourage the setting back of buildings
from the street line. When such a plaza or open space
is provided, three square feet of additional floor
area are permitted for each square foot of open space
or plaza (Section 23-04). An increase in the permitted
number of dwelling units is also permitted, as pro-
vided in Section 23-14, for each 10 percent of the
total lot area devoted to a plaza.

Minimum Lot Area and Lot Width Regulations
(Section 23-20)

As a logical extension of the amenities sought by the
Open Space Ratio, such as usuable open space and
privacy, the minimum area and width of lots in Resi-
dence Districts are regulated. These regulations are
contained in Section 23-30 of the proposed resolution.

In the Rl (single-family detached) District, all resi-
dences must be on lots of at least 5,700 square feet
in area and at least 60 feet in width. In the present
G District, a generally comparable district, the side
yard requirements in effect result in lots 50 feet or
more in width. The size of vacant lots, as well as
trends in the construction of new single-family houses
in the present G Districts, indicate that the higher
standard is warranted by current practice. The pro-
posed standards in the Rl District generally approxi-
mate minimum standards in many adjacent suburban
areas and provide a district having the amenities of
comparatively low density for families who might
otherwise leave the City.

The proposed lot area and lot width standards in the
R2 District are 3,800 square feet of lot area and 40
feet of lot width. This distriet is generally com-
parable to the present G-1 District and is intended
for areas of single-family development where present
construction is on somewhat narrower lots.

All single- or two-family detached houses built in all
other Residence Districts -- R3 through R9 -- must
also meet the requirements of the R2 District -- 3,800
square feet of lot area and 40 feet of lot width. This
requirement is designed to prevent construction of
detached residences on lots so small as to preclude
the privacy and other amenities characteristically
associated with them. The proposed regulations do not
prohibit the development of small houses, but do re-
guire that the open space provided meets minimum
standards.

The basic regulation for all other dwelling types in
the General Residence Districts -- R3 through R9 --
establishes a minimum of 1,700 square feet of lot area
and 18 feet of lot width. These two requirements are
of primary importance in preventing the development of
sub-standard row house construct ion.

In all Residence Districts, single-family residences
may be built on separately owned zoning lots exist-
ing at the effective date of the propossed resolution
and having less than the prescribed minimum lot area
or lot width.

Access of Light and Air

To insure adequate access of light and air to build-
ings and to streets, five types of rsgulations are
proposed:

1) Yard regulations, which control in part the
amount of light and air having access to
buildings.

2) Height and setback regulations, which control
the access of light and air to streets.

A

Regulation of the minimum spacing between
buildings on a single zoning lot.
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4) Court regulations, which regulate the design
of courts in order to provide adequate access
of light and air.

5) Regulations which control the amount of light
and air having access to each legally re-
quired window.

Yard Regulations (Section 23-40)

The proposed yard regulations, as contained in Section
23-40, are designed to provide a minimum amount of open
space between building wall and lot lines in order to
provide a basic supply of light and air to all required
windows. In addition, by separating buildings, yards
add to the privacy of occupants of a given lot as well
as adjacent lots.

Front Yards

Front yards are required only in the low-density dis-
tricts, primarily to preserve the open character of
such districts. A front yard of 15 feet is required in
the R1 through R4 Districts,. while in the RS District,
a transitional district between low- and, medium-density
areas, the requirement is reduced to 10 feet.

Rear Yards

Because rear yards do not benefit from light and air
provided by streets, a minimum rear yard of 30 feet is
proposed for all Residence Districts. This requirement
produces a 60 foot separation between the buildings of
two lots adjoining back-to-back, a separation equal to
that between buildings facing side streets. Accessory
of f-street parking is permitted in rear yards pro-
vided garages do not exceed 23 feet in height (Section
23-44).

Side Yards

Side yard requirements are related to dwelling types
as well as to distriets. Single-family and two-family
detached residences are required to meet the following
side yard requirements in the Residence Districts
indicated:

Required Minimum
Required Total Width of Any Side

District Width (in feet) Yard (in feet)
R1 20 8
R2 through R9 13 5

All other types of structure in the R3, R4, and RS
Districts are required to have two side yards, each
with a width of eight feet. This regulation requires
the construction of a row of attached houses to occur
as a single development.

Standards for Row Houses

A series of proposed regulations jointly establish
adequate standards for row house development in low-
density distriets. The minimum lot width regulation as
stated above requires all row houses to be at least 18
feet wide. A special side yard regulation requires two
side yards for all buildings over 80 feet in length,
each side yard equalling at least 10 percent of the
building's length.

Another regulation sets a limit on the over-all length
of row houses. In R3 Districts, the maximum permitted
length of row houses is 125 feet. In R4 and RS Dis-
triets, the limit is raised to 170 feet. These stand-
ards are designed to make the row house a compatible
building form in low-density districts.

Additional Yard Regulations

The following additional yard regulations are proposed
to apply to non-residential buildings in Residence
Districts as well as in special situations:

1) Buildings occupied by community facilities
are made subject to the same controls as
residential structures, and, in addition,
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buildings longer than 60 feet must provide
two side yards, each with a width equal to 15
percent of the building's length.

2) Provision is made for the reduction of side
and rear yard requirements for exceptionally
narrow or shallow lots.

3) In R4 through R9 Districts, through lots ex-
tending between two street frontages must
provide yards equivalent to a rear yard in
order to afford adjacent lots protection
against the obstruction of light and air.

Height and Setback Regulations (Section 23-60)

The present resolution was written in large measure
to cope with the problem of keeping buildings from
robbing other buildings or the public streets of ad-
equate light.

In attempting to solve this problem, a fixed geometric
setback plane was established above a specified height,
which has the now familiar limitation of producing
rigid and complex building shapes which are not only
uneconomic to construct but inefficient to use.

The proposed regulations are intended to insure that
public streets and all portions of buildings fronting
on streets have access to light and air, and to pro-
vide a general feeling of openness at street level. A
series of flexible and interchangeable regulations has
been developed with the goal of permitting the maximum
possible degree of design freedom in achieving eco-
nomic, efficient, and attractive buildings.

Three devices which may be used in combination are
proposed. The first of these devices limits the height
of walls which may be built on the street line or
front yard line. Any portion of a building rising above
the maximum permitted height of the front walls would
be required to set back a specified distance called
the "injitial setback distance". To supplement the re-
quired setback and insure adequate sky exposure to the
street, an inclined plane is proposed, called the "sky
exposure plane", which rises from a point directly
above the street line or front yard line and at a
height equal to the maximum height permitted prior to
the required setback. Buildings are not permitted to
penetrate the "sky exposure plane" and thereby rise to
an excessive height too near the street.

In summary, this device establishes an envelope char-
acterized by a vertical wall of a stated maximum
height (the maximum height of a front wall) and a re-
quired setback (the initial setback distance), above
which the building could continue to rise, first
vertically and thén beneath a limiting angle (the sky
exposure plane). This device, if used alone, creates a
geometric zoning envelope similar to that of the
present resolution, except for one major difference.
By requiring all buildings to set back at a specified
height (30, 60, or 85 feet, depending upon the dis-
trict), the proposed regulation exposes a considerably
greater portion of the sky, thus offering a more
attractive and open street aspect. Even in the highest
density districts, the street walls are limited to a
height which produces a one to one relationship be-
tween the wall heights and the street width.

A second proposed device, alternative to the first,
permits the street walls of buildings to rise to
greater heights, provided the buildings are set back
a specified distance at street level. This alternative
permits buildings to rise vertically from the ground
to the point where they intersect the "alternate sky
exposure plane" established at the same point as in
the first device but rising at a steeper angle.

The third device, applicable in the highest density
Residence and Comnmercial Districts, concerns towers.
In the present resolution, a tower is permitted to
rise vertically without being affected by required
setbacks if specified distances between the tower and
street are observed, and if the tower covers not more
than 25 percent of the lot. The height of such tower
is not limited. Since the proposed Floor Area Ratio
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regulations limit the amount of floor area which may
be erected on a lot, a different approach to the
problem is possible. The proposed tower regulations
permit a building or a portion of a building to cover
40 percent of the lot without any required setbacks or
limitation by the "sky exposure planes" as long as the
Floor Area Ratio is not exceeded. A tower may be
placed no nearer to a narrow street than one-third of
the tower width which faces the street, and no nearer
to a wide street than one-fourth of the tower's width.
In the first case, the tower need be no more than 5C
feet from the street and in the second case, 40 feet.

Among the choices offered by these inter-changeable
regulations are the following:

1) Utilization of the tower provisions alone.

2) Utilization of the regulations contained in
the first device up to the maximum permitted
height of a street wall, and then utilization
of the tower provisions,

%) Utilization of the regulations contained in
the first device up to any height after the
initial setback, and then utilization of the
tower provisions.

4) Utilization of the second device alone, in-
volving a specified setback at the street

level.

5) Utilization of the second device in combina-
tion with the tower provisions.

Supplementary Height and Setback Regulations

Two supplementary regulations are proposed to maintain
the open character of the low-density Residence Dis-
tricts (R1 through R5). The first regulation requires
that all portions of buildings in excess of three
stories or thirty feet in height be no closer to a
side or rear lot line than a distance equal to one-
half their height. A similar regulation is proposed
for community facility buildings. Since such buildings
are generally more massive in both height and length
than residential buildings, they must be set back from
side or rear lot lines 4 distance equal to the height
of all portions of the buildings exceeding three
stories or thirty feet in height.

Regulations Controlling the Spacing of Buildings
(Section 23-70C)

Spacing of Buildings on the Same Lot

Regulations are proposed which in effect separate
buildings on the same zoning lot in accordance with
the impact they have upon each other. All buildings
must be set apart by the distance required by a for-
mula which measures such impact in terms of the di-
mension of buildings opposite each other, with a

Application of the spacing formula when more
than one building is built on the same lot would
result in good open space relationships as
illustrated here. Queensview, Queens.

minimum distance of 20 feet. The spacing formula es-
tablishes standards of spacing by requiring that the
distance between two buildings increase as the com-
bined height and length of the opposing walls increase.

Since light obstruction is caused to a greater degree
by height than by the length of buildings, the formula
ascribes twice as much weight to height. The formula
requires that the distance between buildings directly
opposite each other be equal to their combined length
plus two times their combined height, with the result-
ing sum divided by six: L + L + 2(H + H). The denomi-
6
nator, six, was carefully selected as the number which
would achieve a spacing of buildings similar to current
well-designed large-scale projects. It can be seen
that if two buildings directly opposite each other
were 100 feet long and 120 feet high, the distance re-
quired between them would equal 100+ 100+ 2 (120 + 120),
6

or 113 feet. The distance required by the formula is
decreased by 15 percent in situations where one of
the buildings is two stories or less, and the other
six stories or more, in height.

This formula avoids the pitfalls of the traditional
approach as exemplified by the present ordinance,
requiring fictitious lot lines to be drawn around two
or more buildings erected on the same zoning lot in
order to compute the required spacing of buildings.
Such regulations are far too restrictive and inexact
for use in large-scale developments. The great ad-
vantage of the proposed minimum spacing formula is
that it maximizes the builder's design choice while
preventing the obstruction of any building's light and
air by another.

In the two highest density distriets, R8 and R9, the

formula is modified by giving the height of buildings

the same weight as their length. Thus, in the previous

example, the required distance between two buildings

in R8 and R9 Districts would be 200 + 240, or 73 feet.
6

Good mixture of housing types in the same de-
velopment. Pomonok Houses, Queens.

Minimum Spacing Between Portions of the Same Building:
Court Regulations

The proposed bulk regulations discussed previously --
particularly the Open Space Ratio and the height and
setback regulations -- will probably make the wrapping
of buildings around courts unnecessary and uneconomi-
cal. However, two primary court regulations are pro-
posed to control the size and dimensions of outer and
inner courts. No outer court is permitted to be deeper
than it is wide; and in the case of courts less than
30 feet wide, the width of the court must be twice as
great as its depth. Inner courts are required to have
a minimum dimension of 30 feet and a minimum area of
1,200 square feet.

Included within the court controls are two regulations
controlling the amount of light and air having access
to each required window. The basic control insures a
minimum outlook of 30 feet in depth for each required
window, except for one- and two-story residences. The
second control requires that the distance between a
required window in an inner court and an opposing wall
be not less than 30 feet. This regulation will affect
buildings in excess of six stories and will prevent
the surrounding of a small inner court by a building
rising to a great height.
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RESIDENCE DISTRICTS

Chapter 3 Bulk Regulations

FLOOR AREA RATIO REGULATIONS

Definitions and General Provisions

Definitions (repeated from Section 12-10)

Floor area ratio

The "floor area ratio" of a building or buildings or zoning lot is the number of
square feet of floor area in such building or buildings for each 100 squere feet of
lot area. Each square foot of floor area per 100 square feet of lot area is referred
to as one point. (For example, in a district where the maximum floor area ratio is
200, a building containing 20,000 square feet of floor area may be comstructed on a
zoning lot of 10,000 square feet.)

Lot area

"Lot area" is the area of a zoning lot.

Open space ratio

The "open space ratio” of a zoning lot is the number of square feet of open space on
the zoning lot for each 100 square feet of floor area in a building or buildings on
that zoning lot. Each square foot of open space per 100 square feet of floor erea is
referred to as one point. (For exemple, in & district where the minimum open spece
ratio is 30, 1if 20,000 square feet of floor area are contained within a building, the
required amount of open space would be 6,000 square feet. Or, if 3,000 square feet
of lot area were in open space, 10,000 square feet of floor area could be developed
within a building on the seame zonigg lot.

Plazsa
A "plaza" is an open area accessible to the public, which is either:

(a) An open area along the front lot line not less than five feet deep (meas-
ured perpendicular to the front lot line), or

(b) An open area on a through lot, extending from street to street and not less
than 4O feet wide.

Such a plaza shall not at any point be more than five feet sbove the curb level of
the nearest adjoining street, and shall be unobstructed from its lowest level to the
sky, except as provided in S Sectiona 23-44, 33-24 or 43-14 (Permitted Obstructions in
Required Yards or Rear Yard Equivalents).

Zoning lot

A "zoning lot" is a single tract of land, located within a single block, which, at the
time of filing for a building permit, is designated by its owner or developer as a
tract to be used, developed, or bullt upon as a unit, under single ownership or con-
trol.

A zoning lot may be subsequently subdivided into two or more-zoning lots subject to
the provisions of this resolution. A zoning lot therefore may or may not coincide
with a lot a8 shown on the official tax maps of the City of New York, or on any
recorded subdivision plat or deed.

zoning lot shall not exceed the floor area ratio set forth in the
following table, except as otherwise provided in Section 23-03 (Floor
Area Bonus for Additional Open Space), Section 23-Ok (Floor Area
Bonus for & Plaza), or Section 23-05 (Special Provisions for Zoning
Lots Divided by District Boundaries). For lot area remainders of
less than 100 square feet, the number of squere feet of floor area
permitted shall be in proportion to the floor area ratio set forth
in this Section.

LETR '
Basic Regulations (RS [R3 [RG | 7 [RB [R9 |

Maximum Permitted Floor Area Ratio
In all districts, as indicated, the maximum floor area ratio for a Rl Bﬂim R4 [R5 Hllowa‘? 1118 rR9

Underlined words in text are defined in Section 12-10.
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23-03

23-02 Maximum Permitted Floor Area Ratio, continued R1 Mﬁ

Maximum Permitted
Floor Area Ratio

50 R1{ R2| R3
70 Rl
100 RS

200 R6

280 RT

450 R8
1,000 R9)

Supplementary Regulations

23-03 Floor Area Bonus for Additional Open Space

In the districts indicated, for each point by which the open space R5|R6|RT7 |R8
ratio for a zoning lot exceeds the minlmum required open space ratio
specified in Section 23-23 (Minimumn Required Open Space Ratio) or
Section 23-24 (Increased Open Space Ratio for Tall Buildings), the
maximum permitted floor area ratio for tnat zoning lot shall be in-
creased by the number of points set forth in the following table.

Permitted Increase in Maximum
e Floor Area Ratio for Each
' Additional Point ‘Above
' Minimum Required Open
Space Ratio

10 RS

20

30 [r7
| 35

23-04 Floor Area Bonus for a Plaza

In the district indicated, for each squere foot of plaza provided on RO
a zoning lot, the total floor area permitted on that zoning lot under
the provisions of Section 53-02 (Maximum Permitted Floor Area Ratio)
may be increased by three square feet.

he . Reguletions Applying in Special Situations

23-05 Special Provisions for Zoning Lots Divided by District Boundaries

In all districts, as indicated, if a zoning lot is divided by a R1| R2| R3| R4 |R5 |R6 |RT [RB [R9
boundary between Resldence Districts with different maximum floor
area ratios, the maximum floor area ratio applicable to each portion
of such zoning lot shall be multiplied by the percentage of the
zoning lot to which each such floor area ratio applies; and the sum
of the products obtained shall be the maximum adjusted floor area

SISTRICTS ) ratio applicaeble to such zoning lot.
[RT]

The resulting floor area which is permitted by the maximum adjusted

floor area ratio may be located wherever a building is permitted on a

zoning lot, provided that the floor area ratio for each portion of a

zoning lot within one district shall not exceed the maximum floor

W [RS [Ro [R7 [RS [RY area ratio specified for thet district or the maximum adjusted floor
, area ratio for the zoning lot, whichever is greater.

| Underlined words in text are defined in Section 12-10.
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23-10

23-11

23-12

RESIDENCE DISTRICTS BULK REGULATIONS
23-10

DENSITY REGULATIONS -- REQUIRED LOT AREA PER IWELLING UNIT

Definitions and General Provisionms

Definitions (repeated from Section 12-10)

Dwell unit

A "@welling unit" is a room or group of rooms occupied or intended to be occupied as
separate living quarters by a single family or other group of persons living together
as & household or by a person living alone. For the purposes of this definition, a
femily shall mean either a person occupying a dwelling and maintaining & household
with not more than two boarders, roomers, or lodgers, or two or more persons occupying
a dwelling, living together and maintaining & common household, with not more than
two boarders, roomers, or lodgers.

Lot area per dwelling unit

"Lot area per dwelling unit" is that portion of the lot area required for each dwell-
ing unit located on a zoning lot.

Room

A "room" is a living room, as defined in Section 4 of the Multiple Dwelling Law,
within a dwelling unit or rooming unit, except that for the purpose of deter-
mining lot area requirements, a kitchen shall not be counted as a room. A room
does not Include dining bays or dinettes 55 square feet or less in area, foyers,
vwater-closet compartments, bathrooms, cooking spaces less than 59 square feet
in area, or public or private halls, corridors, or passageways.

Roomigg unit

A "rooming unit" is any room used for "single room occupancy” or any room in a "Class
B multiple dwelling", as defined in the Multiple Dwelling Code,

Basic Regulations DISTRICTS

R1|R2|R3| Rk |R5|R6

R

Minimum Required Lot Area per dwelling Unit

In all districts, as indicated, for all new develog%gnx after the R1|R2| R3| R4|R5|R6
effective date of this resolution, the total area of the zo lot

shall be not less than that required in the following table for the
total number of dwelling units or rooming units provided on that
zoning lot. The required amounts of lot area per dwelling unit vary
according to the number of rooms in & dwelling unit. For this pur-
pose, a rooming unit shall be considered the equivalent of a one-
room dwelling unit. For all conversions or enlargements in exist-
ing buildings after the effective date of this resolution which
increase the number of dwelling units or rooming units, the re-
quirements in the following table for lot area per dwelling unit
shall apply to the resulting total number of dwelling units or
rooming units within such buildings. These regulations shall apply
except as provided in the following Sections:

Section 23-13 (Density Bonus for Additional Open Space)

Section 23-14 (Density Bonus for & Plaza)

Section 23-15 (Adjustment for Lot Area Remainder)

Section 23-17 (Special Provisions for Existing Smell Zoning Lots)

Section 23-18 (Special Provisions for Zoning Lots Divided by
District Boundaries)

58

23-12
23-13
R9
RB[R9
23-1
23-1




. DEATULIM L LUND

23-10 RESIDENCE DISTRICTS BULK REGULATIOKS
23-13

23-12 Minimum Required Lot Area per Dwelling Unit, continued

Minimum Required Lot Area Per Dwelling Unit
(in square feet)

Additional
requirement
Rooms per dwelling unit for each room
(excluding kitchens) in excess of
8ix rooms
1 2 3 b4 5 6 -
5,700 5,700 5,700 5,700 5,700 5,700 0 R1
3,800 3,800 3,800 3,800 3,800 3,800 0
8k 1,40 1,780 2,020 2,230 2,450 200
610 1,070 1,310 1,500 1,660 1,820 150
470 810 990 1,130 1,250 1,380 110 RS
250 450 560 630 700 T60 50
190 350 430 490 540 600 ho RT
130 230 290 320 360 390 30 R8
65 120 140 170 190 210 20
;r'—"—_'==;l===
Supplementary Regulations
23-13 Density Bonus for Additionsl Open Space
In the districts indicated, for each full point by which the open ISIIGL‘IIB
space ratio for a zo lot exceeds the minimum open space ratio
_ requir Section %-23 (Minimum Required Open Space atiog or
18 i3 Section 23-24 (Increased Open Space Ratio for Tall Buildings), the
R6|RT|RE|R9 minimum required lot area per dwelling unit set forth in Section

23-12 (Minimum Required Lot Area per Dwelling Unit) shall be re-
duced by the amounts set forth in the following table. However,
in no case shall the total reduction in required lot area per

dwelling unit exceed the maximum amounts set rorm%le.

Permitted Reduction in Minimum Lot Area
per Dwelling Unit for Each Additional
Point sbove Minimum Required
Open Space Ratio

Reduction permitted Maximum reduction
per point permitted

(in percent) (in_percent)
2 16 RS

2

2
3

& 8 |8
3

23-1% Density Bonus for a Plaza

In the district indicated, for each three percent of the total IA
lot area used for a plaza, the minimum lot area per dwelling unit
required in Section 23-12 (Minimum Required Lot Area per Dwelling -
Unit) shall be reduced by one percent.

23-15 AdJjustment for Lot Area Remainder

In all districts, as indicated, if an emount of lot area not allocated R1|R2 nm R5|R6|RT |RB|RYY
to a dwe unit or r unit is less than that required under
the provisions Section 23- Minimun Required Lot Area Per Dwell-
ing Unit) for one particular class of dwelling unit or one r

unit, such remaining lot area may be used to satisfy the lot area re-
quirement for not more than one additional dwelling unit or rooming
unit, provided that such lot area represents not less than three-
fourths the required lot area for such dwelling unit or rooming unit.

Underlined words in text are defined in Section 12-10.
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23-16

RESIDENCE DISTRICTS

Regulations Applying in Speciel Situations

Special Provisions for Buildings Used Partly for Community Facilities

In all districts, as indicated, if a building is partly used fbr resi-
dences and partly for community facility uses, the requirements for
minimum lot aree per dwelling unit shall apply to the whole building;
and for this purpose, for each 100 square feet of floor area used for
community facility uses, at least the amounts of lot area shall be
provided as set forth in the following table:

Minimum Required Lot Area
per 100 Square Feet
of Floor Area
(in square feet)

200

BULK REGULATIONS
23-16

DISTRICTS

R1| R2] R3|RE]R5| R

R7| RB

RO

R3|R4|RS5| R6 [RT| RB

R1| R2| R3

140

Rh4

100

R

50

30

RT

20

10

Such lot area as may be provided for this purpose shall not be in-
cluded in determining the meximum number of dwelling units permitted
in the same building.

23=-17

Special Provisions for Existing Small Zoning Lots

In all districts, as indicated, notwithstanding the provisions of Sec-
tion 23-12 (Minimum Required Lot Area per Dwelling Unit), a single-
famlly detached residence or, where permitted, a single-family resi-
dence may be built upon a zoning lot consisting entirely of a tract of
land

(2) Which has less than the prescribed minimum lot area, and

(b) Which was owned separately and individuelly from all other
adjoining tracts of land, both on the effective date of this
resolution and on the date of application for a building permit.

R1| R2| R3|Rk| R5| R6|RT| R8

23-18

Special Provisions for Zoning Lots Divided by District Boundaries

In all districts, as indicated, if a zoning lot is divided by a bound-
ary between Residence Districts with different requirements for mini-
mum lot area per dwelling unit, the total number of dwelling units (or
rooming units) permitted on such zoning lot shall not exceed the sum
of the dwelling units (or rooming units) permitted on each portion of
such zoning lot in accordance with the regulations for the district in
which each portion of the zoning lot is located. Such dwelling units
may be located vherever a building is permitted on a zoning lot, pro-
vided that on no portion of the zoning lot shall there be more than
150 percent of the number of dwelling units permitted in the district
regulations appliceble to such portion of the zoning lot.

R1|R2| R3| R4| R5| R6|RT| R8

Underlined words in text are defined in Seetion 12-10.
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BULK REGULATIONS
BULK REGULATIONS RISTUENCE PISTRICES 23-20
23-16

DISTRICTS
RETRS| RO R 7] RB] RO 23-20 OPEN SPACE REGULATIONS

Definitions and General Provisions

23-21  Definitions (repeated from Section 12-10)

Open_space
"Open space" is that part of a zoning lot, including courts or yards, which:

(a) Is open and unobstructed from its lowest level to the sky, and

(b) Is accessible to all residents upon the zoning lot, end

(¢) 1Is not part of the roof of that portion of a building containing dwelling

units.
i 1 buildi or of & garage portion of a
The roof of a garage attached to a residential building, g
residential building, or of & portion of a mixed building used for other than resi-
= dences may be considered as open space if such roof area:
.. (a) 1Is not higher than 23 feet above curb level, provided that this restriction
does not apply to the roof of a portion of a mixed building used for other than
=1 residences, and
. (b) Is at least two and one-half feet below the sill level of all legally re-
RO quired windows opening on such roof area, and
(¢) Is directly accessible by a passageway from a building, or by & ramp (with
a grade of less than 10 percent) from a building, yard, court, or street, and
(d) Has no dimension less than 25 feet.
Open space ratio
/4| RS| R6 |R7| R8|RO E The "open space ratio" of a zoning lot is the number of square feet of open space on

the zoning lot for each 100 square feet of floor area in a building or buildings on
that zoning lot. Each square foot of open space per 100 square feet of floor area
is referred to as one point. (For example, in a district where the minimum open
space ratio is 30, if 20,000 square feet of floor area are contained within e build-
ing, the required amount of open space would be 6,000 square feet. Or, if 3,000
square feet of lot area were in open space, 10,000 square feet of floor area could

be developed within a building on the same zoning lot.

DISTRICTS
23-22 Permitted Obstructions in Open Space R1 [R2 [R3 [R4 |RS |R6 |RT [RE |R9
In the districts indicated, obstructions are permitted in any open R1|R2 |R3 [R4 |RS |R6 |RT [RB

space as set forth in this Section.

W{ R5| R6| RT) R8|R9 23-221 Limitation on open space used for parking or loading

Not more than 50 percent of the open space on a zoning lot developed
with a building containing residences or a community facility use
may be used for driveways, private streets, open accessory off-street
parking, or open accessory off-street loading berths.

23-222 Limitation on roofing of open space

Not more than 10 percent of the open space on a zoning lot developed
- with a building containing residences or a commnity facility use
may be roofed, and not more than 50 percent of the perimeter of such
roofed portion may be enclosed.

23-223 Other permitted obstructions

An unenclosed balcony or terrace, or a fire escape, air-conditioning
unit, or planting box projecting not more than six feet into any open
space, 1s a permitted obstruction.

Underlined words in text are defined in Section 12-10.
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23-23

RESIDENCE DISTRICTS

Basic Regulations

Minimum Required Open Space Ratio

In the districts indicated, the minimum required open space ratio
for a zoning lot shall be not less than the open space ratio set
forth in the following table, except as otherwise provided in Sec-
tion 23-24% (Increased Open Space Ratio for Tall Buildings) and Sec-
tion 23-25 (Special Provisions for Zoning Lots Divided by District
Boundaries). For floor area remsinders of less than 100 square feet,
the required number of square feet of open space shall be in propor-
tion to the open space ratio set forth in this Section.

Minimum Required
Open Space Ratio

150

BULK REGULATIONS

23-23

Ekhhmymm

90

60

30

20

10

23-2k

Supplementary Regulations

Increased Open Space Ratio for Tall Buildings

In the districts indicated, the minimum required open space ratio
shall be increased by one point for each 18 feet cr fraction thereof
by which & bullding exceeds 125 feet in height.

23-25

Regulations Applying in Special Situations

Special Provisions for Zoning Lots Divided by District Boundaries

In the districts indicated, if any zoning lot is divided by a bound-
ary between Residence Districts with different minimum required open
space ratios, the open space ratio applicable to each portion of
such zoning lot shall be multiplied by the percentage of the zoning
lot to which each such open space ratio applies; and the sum of the
products obtained shall be the minimum adjusted open space ratio
applicable to such zoning lot.

The resulting required open space and permitted floor area may be
located anywhere on the zoning lot subject to all other regulations
of this resolution, provided that the open space ratio for any por-
tion of & zoning lot within one distriet shall not be less than the
minimum open space ratio specified for that district or the minimum
adjusted open space ratio for the zoning lot, whichever is less.

Underlined words in text are defined in Section 12-10.
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3ULK REGULATIONS S—

23-23 23-30
STRICTS 23-30 LOT AREA AND LOT WIDTH REGULATIONS
RO [RT [RE
Definitions and General Provisions
B35 ~95 [RT [RB 23-31  Definitions (repeated from Section 12-10)
Lot area

"Lot area" is the area of a zoning lot.

Lot width

"ot width" is the mean horizontal distance between the side lot lines of a zoning
lot.

DISTRICTS
Basic Regulations R1 |R2 [R3 |R4 |RS [R6 |RT|RE|R9

[R5

23-32 Minimum Lot Area and Lot Width for Residences

R6 Ll

In all districts, as indicated, no residence is permitted on a zoning R2 |R3 [R4 |RS |R6 |[RT |R8|R9
lot with a lot area or lot width less than that specified in the fol-
lowing table:

Required Minimum
Lot Area and
Lot Width

Minimum
Type of Minimum lot area  lot width

residence (in square feet) (in feet)
nshmswm ——

Single-family 2,790 6o

detached 3,800 40 RO

! Single-family

or two-fam-
ily detached 3,800 40 R3 |R4 [R5 |R6 |RT|RB|RO

Any other 1,700 18 R3 |Rk |R5 |R6 |RT|RB|R9

RS [R6 [R7 hna
Regulations Applying in Special Situatlons

23-33 Special Provisions for Existing Small Lots

In all districts, as indicated, & single-family detached residence IR1 |R2 [R3 |RE [RS |R6 |RT|RB|RO
or & single-family residence, where permitted, may be built upon a
zoning lot consisting entirely of a tract of land

, () Which has less than the prescribed minimum lot area or lot
width, and

(b) Which was owned separately and individually from all other
adjoining tracts of land, both on the effective date of this
resolution and on the date of application for a building permit.

23-34 Special Provisions for Zoning Lots Divided by District Boundaries

In all districts, as indicated, if a zoning lot is divided by & bound- R1 [R2 |R3 [R4 |RS
ary between Residence Districts with different lot area or lot width

regulations, the more restrictive regulation shall apply to the entire
zoning lot.

Underlined words in text are defined in Section 12-10.
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23-40

23-41

23-42

23-43

23-44

RESIDENCE DISTRICTS BULK REGULATIONS
23-40

YARD REGULATIONS

Definitions and General Provisions

Definitions (repeated from Section 12-10)

Yard

A "yard" is that portion of a zoning lot extending open and unobstructed from the
lowest level to the sky along & lot line, and from the lot line for a depth or width
get forth in the appliceble district regulations.

Yard, front

A "front yard" is a yard extending along the full length of the front lot line be-
tween the side lot lines of a zoning lot.

Yard, rear

A 'rear yard" is a yard extending for the full length of the rear lot line between
the side lot lines of a zoning lot.

Yard equivalent, rear

A "rear yard equivalent" is an open area which may be required on a through lot as
alternative to a required rear yard.

Yard, side

A "side yard" is a yard extending along a side lot line from the required front
yard (or from the front lot line, if no front yard is required) to the required
rear yard (or to the rear lot line, if no rear yard is required).

Level of Yards

In all Residence Districts, the level of a yard or of a rear yard equivalent shall
not be higher than curb level, except that natural grade level need not be disturbed
in order to comply with this requirement. No building or other structure shall be
erected above ground level in any required yard or rear yard equivalent, except as

otherwise provided in Section 23-44 (Permitted Obstructions in Required Yards or
Rear Yard Equivalents).

Measurement of Yard Width or Depth

In all Residence Districts, the width or depth of a yard or rear yard equivalent
shall be measured perpendicular to lot lines.

Permitted Obstructions in Required Yards or Rear Yard Equivalents

In all Residence Districts, the following shall not be considered obstructions when
located within a required yard or rear yard eguivalent.

(a) In eny yard or rear yard equivalent:

Arbors or trellises
Avnings or cenopies
Chimneys projecting not more than three feet into, and not exceeding two

percent of the area of, the required yard or rear yard equivalent
Fences

Flag poles

Open accessory off-street parking spaces
Steps

Terraces

Walls not exceeding eight feet in height

Underlined words in text are defined in Section 12-10.
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23-0 23-45

23-4lh Permitted Obstructions in Required Yards or Rear Yard Equivalents, continued

(b) In any rear yard or rear yard equivalent:

Accessory non-commercial greenhouses

Accessory off-street parking spaces, open or enclosed, provided that the
height of an accessory building used for such purposes and located
in a required rear yard or rear yard equivalent shall not exceed 23
feet above curb level

Accessory sheds, tool rooms, or other similar buildings or other struc-
tures for domestic or agricultural storage, with a height not ex-
ceeding 10 feet above the level of the rear yard or rear yard

equivalent
th Balconies, not exceeding 15 percent of the area of the required rear yard
or rear yard equivalent
Breezeways

Recreational or drying yard equipment

However, no portion of a rear yard equivalent which is also a required front yard
or required gide yard may contain any obstructions not permitted in such front ysrd

or side yard.
DISTRICTS
Basic Regulations R1 [R2| R3[| R4| RS RT R9
Front Yards
23-45 Required Minimum Front Yards
In the districts indicated, front yards shall be provided as set Rl [R2| R3| Rk| RS
forth in the following table:
Front Yard
(in feet)
15 R1 |[R2| R3| Rk
10

Side Yards

23-46 Minimum Required Side Yards

In all districts, as indicated, side yards shall be provided as speci- R1 |[R2| R3| R4 BSLRG RT|R8|R9
fied in this Section, except as otherwise provided in the following
Sections:

Section 23-48 (Special Provisions for Existing Narrow Lots)

Section 23-49 (Special Provisions for Zoning Lots with Party

Walls)
Section 23-50 (Exceptions for Subdivision of Zoning Lots After
Development)
Section 23-51 (Special Provisions Applying along Distriet Bound-
aries)
L==T==#==============T===:::
23-461 Side yards for single- or two-family residences
In all districts, as indicated, for single-family detached residences rﬂl R2 | R3| R4| RS| R6| RT|RB|RO

or, where permitted, for two-family detached residences, side yards
shall be provided as follows:

Minimum Required Side Yards

Required minimum
Required total width of any
Number width side yard
required (in feet) (in_feet)
2 20 8 1308
2 13 5 R3|RA |R5| R6| R |R6 |R9

Underlined words in text are defined in Section 12-10.
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RESIDENCE DISTRICTS BULK REGULA'
23
DISTRICTS

23-h62 Side yards for all other residential buildings RL|R2| R3| RE|R5[R6 [R]
In the districts indicated, for all other residentisl buildings, R3|B& | RS RﬁIRT
side yards shall be provided as follows:

(a) 1In the districts indicated, two side yards, each with a R3|R4| RS

minimim required width of eight feet, shall be provided. How-

ever, if a detached residential building has an aggregate width

of street walls of more than 80 feet, two side yards shall be

provided, each equal to not less than 10 percent of such aggre-

gate width of street walls.

(b) In the districts indicated, no side yerds are required, RE |RT

except that if any side yard is provided, it shall be not less

than eight feet wide.
23-L63 Maximum aggrepgate width of street walls
In the districts indicated, the aggregate width of street walls of a R3| R&| RS
residential building shell not exceed the amount set forth in the
following table.

Maximum Aggregate
Width of Street
Walls
(in _feet)
125 R3
170 R4| RS

23-464 Side yards for community facility buildings

In the districts indicated, if a bullding used for a community facil-
ity use has an aggregate width of street walls equal to more than 60
feet, two side yards shall be provided, each equal to not less than
15 percent of the aggregate width of street walls,

R3

RS

23-47

Rear Yards

Minimum Required Rear Yards

In all districts, as indicated, one rear yard with a depth of not less
than 30 feet shall be provided on any zoning lot, except as otherwise
prov?ded in Section 23-52 (Special Provisions for Shallow Interior
Lots).

RS

23-48

Regulations Applying in Speclal Situations

Side Yards

Special Provisions for Existing Narrow Zoning Lots

In all districts, as indicated, the required width of side yards for
a single-family or two-family detached residence may be reduced by
four inches for each foot by which the width of a zoning lot is less
then that required under the provisions of Section 23-32 (Minimum
Lot Area and Lot Width for Residences) if such zoning lot consists
entirely of a tract of land:

(a) Which has less than the specified minimum lot width, and

(b) Which was owned separately and individually from all other
adjoining tracts of land, both on the effective date of this
resolution and on the date of epplication for a building per-
mit.

However, in no event shall the required width of such side yard be
less than five feet.

Rb

R5

Underlined words in text are defined in Section 12-10.
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REGULATIONS
23462

23-49

RESIDENCE -DISTRICTS

Special Provisions for Zoning Lots with Party Walls

In the districts indicated, notwithstanding the provisions of Section
23-46 (Minimum Required Side Yards), a residence may be constructed

so as to utilize a party wall or party walls existing on the effective
date of this resolution, or laewfully erected under the terms of this
resolution.

If a residence is so constructed, the side yard requirements shall be
waived along that boundary of the zoning lot coincident with said
party wall or party walls, and a side yard at least eight feet wide
shall be provided along any side of the zoning lot where a party wall
is not so utilized.

BULK RIGULATLUNS
23-49

DISTRICTS
R1 [R2 [R3 [BY [R5 |R6 [R7 [RB [RO !

R3 |R4 [RS i

23-50

Exceptions for Subdivision of Zoning Lots after Development

In the districts indicated, notwithstanding the provisions of Section
23-462 (Side yards for all other residential buildings), after a
detached residential building has been constructed on a zoning lot,
such zoning lot may be subdivided, subject to any other applicable
regulations of this resolution, so that portions of the build are
located on different zoning lots.

After such a subdivision, side yard requirements shall apply only:

(a) Where side yard requirements applied along a side lot line
of the original zoning lot, and

(b) Where side lot lines of the subdivided zoning lot separate
detached buildings.

R3 [Rk4 |RS

23-51

Special Provisions Applyingz along District Bounderies

In the districts indicated, if the boundary of an adjoining Rl, R2,
R3, R4, or R5 district coincides with a side lot line of a zoning lot,
a side yard at least eight feet wide shall be provided along such
boundary within the districts indicated.

23-52

Rear Yards

Special Provisions for Shallow Interior Lots

In all districts, as indicated, if an interior lot consists entirely
of a tract of land

(a) Which was owned separately and individually from all other
adjoining tracts of land, both on the effective date of this

resolution and on the date of application for a building permit,
and

(b) Which is less than TO feet deep,

the depth of a required rear yard for such interior lot may be reduced
by one foot for each foot by which the maximum depth of a zoning lot
is less than TO feet. No rear yard is required on any interior lot
with a maximum depth of 50 feet or less.

R1 [R2 |R3 [R4 |RS |R6 |RT [RE|R9|

23-53

Special Provisions for Through Lots

In all districts, as indicated, the regulations of this Section shall
apply to all through lots.

|R1 [R2 R3Llll- RS |R6 RTJRB R9

23-531 Excepted districts

In the districts indicated, no rear yard regulations shall apply to
any through lots.

23-532 Excepted through lots

In the districts indicated, no rear yard regulations shall apply to any

through lots which extend less than 110 feet in maximum depth from

street to street.

L

Rb4 [RS |R6 |[RT [RB [RO

Underlined words in text are defined in Section 12-10.
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2353
DISTRICTS
23-533 Required rear yard equivalents R1|R2|R3|RL [R5 |[R6|RT|RB|RY
In the districts indicated, on any through lot 110 feet or more RU [R5 [R6 [RT(RS B’#

in maximum depth from street to street, one of the following
rear yard equivalents shall be provided:

(a) An open area with a minimum depth of 60 feet, linking
ed joining rear yards, or if no such rear yards exist, then
an open area, with a minimum depth of 60 feet, midway (or
within five feet of being midway) between the two street
lines upon which such through lot fronts

(b) Two open areas, each adjoining and extending along
the full length of a street line, and each with a minimum
depth of 30 feet measured from such street line

(¢) Two open areas, each adjoining and extending along
the full length of a side lot line, end each with a mini=-
mum width of 30 feet measured from such side lot line

Any such rear yard equivalent shall be unobstructed from its
lowest level to the sky, except as provided in Section 23-44

(Permitted Obstructions in Required Yards or Rear Yard
Equivalents).

All Yards
23=5L Special Rovisions for Zoning Lots Divided by District Boundaries
In all districts, as indicated, if a zoning lot is divided by a R1|R2|R3|RY4 RS |[R6|RT|RB|R9
boundary between Residence Districts with different yard regulatioms,
each portion of such zoning lot shall be governed by the regulations
speclified for the district in which it is located.
23-60 HEIGHT AND SETBACK REGULATIONS
Definitions and General Provisions
23-61 Definitions (repeated from Section 12-10)

Initial setback distance

An "initial setback distance" is a horizontal distance measured from & street line
into a zoning lot for a depth as set forth in the district regulations.

Public park

A "public park" is any publicly-owned park, playground, beach, parkway, or roadwey
within the jurisdiction and control of the Commissioner of Parks, except for

parked strips or malls in a street the roadways of which are not within his juris-
diction and control.

Sky exposure plane

A "sky exposure plane" is an imaginary inclined plane:

(a) Beginning above the street line (or, where so indicated, above the front
yard line) at a height set forth in the district regulations, and

(b) Rising over a zoning lot at a slope determined by an acute angle (measured
down from the vertical) set forth in the district regulations.

Underlined words in text are defined in Section 12-10.
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RESIDENCE DISTRICTS BULK REGULATIONS
23-62

Definitions (repeated from Seetion 12-10), continued

Street, narrow

A "pnarrow street" 1s any street less than T5 feet wide.

Street, wide

A "wide street" is any street 75 feet or more in width.

Street walls, aggregate width of

The "aggregate width of street walls" at any given level is the sum of the maximum
widths of all street walls of a building within 50 feet of a street line. The
width of a street wall 1s the length of the street line from which, when viewed
directly from above, lines perpendicular to the street line may be drawn to such
street wall.

| | |
------ o b

AL L i | I i
SRRES AN Dl W
a— Y . 1 . . - : : LL e -_1_%_
street line j

street line

w is the aggregate width of street walls.

ILLUSTRATION OF AGGREGATE WIDTH OF STREET WALLS
SECTION 23-61

Permitted Obstructions

In all Residence Districts, the following shall not be considered obstructions and
mey thus penetrate a maximum height limit or a sky exposure plane set forth in Sec-
tion 23-63 (Maximum Permitted Height of Front Wall and Required Front Setbacks) or
Section 23-64 (Alternate Front Setbacks):

(a) Chimneys or flues, with a total width not exceeding 10 percent of the
aggregate width of street walls of a building at any given level

(b) Elevator or stair bulkheads, roof water tanks or cooling towers (including
enclosures), each having an aggregate width of street walls equal to not more
than 30 feet. However, the total width of such obstructions facing each street
frontage shall not exceed 20 percent of such street frontage.

(¢) Flagpoles or amerials
(d) Spires or belfries
(e) Parapet walls not more than four feet high

(£) Wire, chain link or other transparent fences

Underlined words in text are defined in Section 12-10.
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23-63
DISTRICTS _
Basic Regulations R1|R2 [R3 |R4 [R5 RT |RS |R9
23-63 Meximum Permitted Height of Front Wall and Required Front Setbacks
In all districts, as indicated, the maximum permitted height of a R1|R2 [R3 |Rk4 |RS [R6 RTIRﬂrB9
front wall or of any other portion of a building or other structure

shall be as specified in this Section, except as otherwise provided
in Section 23-62 (Permitted Obstructions), Section 23-64 (Alternate
Front Setbacks) or Section 23-65 (Tower Regulations).

23-631 Front setbacks in districts where front yards are required
In the districts indicated, where front yards are required, the front Rl|R2 RSJRH RS

wall or any other portion of a building or other structure shall not
penetrate the sky exposure plane set forth in the following taeble:

Maximum Permitted Front Height
and Required Front Setbacks

Sky exposure plane
Angle of slope over zoning lot
(measured down from vertical,
Height sbove in degrees)
front yard
line On narrow | On wide
(in feet) street street
20 45 L5 Rl [R2 4
30 45 45 [R5

I/‘ sky exposure plane

y is the depth of required front yard.

h is the height of sky exposure plane
above front yard line.

a is the angle of slope of the sky ex-
| posure plane over zoning lot meas-
ured down from the vertical. —

23-

ILLUSTRATION OF SECTION 23-631

Underlined words in text are defined in Section 12-10.
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23-632

BULK REGULATIONS
23-63

ey

STRICTS
TR5 [RE[R7 [RB IR0

23-632 R5|R6 [R RO [R9 |

E
g
7

Front setbacks in districts where front ysrds are not
required

In the districts indicated, where front yards are not required, if R6|R7 [R8 |R9
the front wall or other portion of & building or other structure is
located at the street line or within the initisl setback distance set
forth in the following table, the height of such front wall or other
portion of a building or other structure shall not exceed the maximum
height above curb level set forth in the following table. Above such
specified maximum height and beyond the initisl setback distance, the
building shall not penetrate the sky exposure plane set forth in the
following table:

RS |R6 |R7 RS |RO

R
’ Maximum Permitted Front Height

and Required Front Setbacks

Sky exposure plane

Angle of slope over

Initial
setback
distance
(in feet)

On
narrow
street

On
wide

street

20

15

Maximum height of a
front wall, or other
portion of a build-
ing, within the
initial setback
distance

60 feet or six

Height
above
street
line

(in feet)

zoning lot (meas-
ured down from
the vertical,
in degrees)

On
narrow
street

On
wide
street

60

20

10

RT

RS stories, whichever
is less

20 15 85 feet or nine 85 20 10 [R8
stories, whichever

is less

——— Sky exposure plane

h is the height of

sky exposure plane
above street line.

R
=+
I

8 1is the initial
setback distance.

a is the angle
of slope of sky
exposure plane
over zoning lot
measured down
from the vertical,

ILLUSTRATION OF SKY EXPOSURE PLANE
SECTION 23-632

23-64 Alternate Front Setbacks

In the districts indicated, if an open area is provided along the R6 [RT Lﬁ R9
front lot line with the minimum depth set forth in the following

table, the provisions of Section 23-63 (Meximum Permitted Height of
Front Wall and Required Front Setbacks) shell not apply. The mini-
mum depth of such an open area shall be measured perpendicular to

the front lot line. However, 1ln such instances no building or other
structure shall penetrate the alternate sky exposure plane set forth

Underlined words in text are defined in Section 12-10.
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23-65
L D ICTS
23-64  Alternate Front Setbacks, continued R1 |R2 |R3 5 [RE [R[RB]
in the following teble. In such cases, the sky exposure plane shall R6 [B'{ R8B n;l
be measured from a point sbove the street line. Such open area is
eligible for the bonus provided for plazas in Section 23-O4 (Floor
Area Bonus for a Plaza) and Section 23-1k (Density Bonus for a Plaza).
Alternate Required Front Setbacks
Alternate sky exposure plane
Angle of sl over
zoning lot (meas-
Depth of optional ured down from
front open area Height the vertical,
(in feet) above i{n degrees)
street
On narrow | On wide line On narrow | On wide
street street (in feet) street street
15 10 60 15 3 R6 [RT
15 10 85 15 T3 RB[R9|
-
] T~ -~ -
| Bt
: I
1 p ot !
| s S “-;.._ 2
' o | e sky exposure plane
|
|
]
| h is the height of
: sky exposure plane
' above street line,
) —_——
L}
| s is the depth of
: the optional front
| ~
h | open area.
: .'
: |
! ! a is the angle
| i of slope of sky
. \j( s ; exposure plane
TN I over zoning lot
TS | measured down
R from the vertical.
\< g —~
\<‘
ILLUSTRATION OF ALTERNATE SKY EXPOSURE PLANE
SECTION 23-64
Supplementary Regulations
23-65 Tower Regulations
In the district indicated, any building or buildings or portion or R9
portions thereof which in the aggregate occupy not more than 40 per=- -
cent of the area of a zoning lot (hereinafter referred to as a tower),
may penetrate an established sky exposure plane. However, at any
level, such tower shall be set back from a street line as follows:
(a) On narrow streets, by a distance at least one-third of the
eggregate width of street walls of the tower at such level, pro-
vided that such setback need not exceed 50 feet.

Underlined words in text are defined in Section 12-10.
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23-65

23-66

Supplementary Regulations, continued RI[R2[R3) 15 RB[R9)

‘ [ DISTRICTS |
35 [R& [R7|RB[ RO
R9

R6 [RT|R8
23-65 Tower Regulations, continued

(b) On wide streets, by a distance at least one-fourth of the R9
sggregate width of street walls of the tower at such level, pro-
vided that such setback need not exceed 40 feet,

s is the required
setback from streets,

/,
\

w is the aggregate
width of street
walls,

T~

L] - '/"
\ /->,6‘”" ‘/‘-\
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\
#
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ILLUSTRATION OF TOWER
SECTION 23-65

23-66 Required Side and Rear Setbacks for Tell Residential Buildings in Low-
Density Districts

In the districts indicated, no portion of any residential building R3 |R4 [RS
which is more than 30 feet or more than three stories, whichever is
less, above yard level, shall be nearer to a side lot line or rear lot
line than a distance equal to one-half the height above yard level-of
such portion of the residential building.

23-67 Required Side and Rear Setbacks for Community Facilities in Low-
Density Districts

In the districts indicated, no portion of any building used for com=- R1 |R2 [R3 |R%|RS
munity facility uses which is more than 30 feet or more than three
stories, whichever is less, sbove yard level, shall be nearer to a
side lot line or rear lot line than a distance equal to the height
above yard level of such portion of the building.

Regulations Applying in Special Situations

RO 23-68 Special Provisions for Zoning Lots Directly Adjoining Public Parks

In all districts, as indicated, a public park with an area between R1 [R2 |R3 |R4 [R5 |R6 [RT [RB |R9
one and fifteen acres shall be considered a street for the purpose

of applying the height and setback regulations set forth in Section
23-63 (Maximum Permitted Height of Front Wall and Required Front
Setbacks) to any building or other structure on a zoning lot adjoin-
ing such public park. However, the provisions of this Section shall
not apply to a public park more than 75 percent of which is paved.

Underlined words in text are defined in Section 12-10.
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2369

DISTRICTS
23-69 Special Provisions for Zoning Lots Divided by District Boundaries R1 |R2 |R3 |R% [RS RY| BB

In all districts, as indicated, if & zoning lot is divided by a Rl [R2 |R3 |R4 |RS| R6| RT
district boundary between Residence Districts with different height 23-T1
and setback regulations, the applicable regulation for each street
frontage of such a zoning lot shall be determined by multiplying
the quantitetive requirements set forth in Section 23-63 (Maximum
Permitted Height of Front Wall and Required Front Setbacks) or Sec-
tion 23-64 (Alternate Front,Setbacks) applicable to each portion of
such street frontage, by the percentage of such street frontage to
which such regulations apply. The sum of the products obtained
shall be the controlling regulations for that zoning lot.

23-70 MINIMUM REQUIRED DISTANCE BETWEEN TWO OR MORE BUILDINGS ON A
SINGLE ZONING LOT

Basic Regulations

23-T1 Minimum Distance Between Buildings on a Single Zoning Lot

In all districts, as indicated, on any single zoning lot, the minimum R1 [R2 |R3 |Rk |RS| RE| RT| RB| RY|
distance between any two buildings shall vary according to the length
and height of such buildings. Such required minimum distance shall
be either (a) 30 feet, or Eb) the minimum distance required under the
formula set forth in this Section, whichever is greater.

The formula regulating the required minimum distance between two
buildings (referred to as "building A" and "building B") is as fol- 1
lows, except as otherwise provided in this Section and in Section
23-72 (Modified Requirements for High-Density Districts):

g=zlat+tlp+2 (Hp + Hp),
| 6

where

S = required minimum horizontal distance between any wall of
building A and any wall of bullding B or the vertical pro-
longation of either. H

Ly = total length of building A.

The total length of building A is the length of that portion
or portions of a wall or walls of building A from which, when
viewed directly from sbove, lines drawn perpendicular to
building A will intersect any wall of building B.

f) LB = total length of building B.

The total length of building B is the length of that portion —

% or portions of a wall or walls of building B from which, when

] viewed directly from above, lines drawn perpendicular to
building B will intersect any wall of building A. 23-Te

Hy = height of building A.

The height of building A at any given level is the height
above natural grade level of any portion or portions of a
wall or walls along the length of building A. Natural grade
level shall be the mean level of the ground immediately
adjoining the portion or portions of the wall or walls along
the total length of the building.

Hg = height of building B,

The height of bullding B at any given level 1s the height
above natural grade level of any portion or portions of a
wall or walls along the length of building B. WNatural grade
level shall be the mean level of the ground immediately
adjoining the portion or portions of the wall or walls along
the total length of the building.

l|

———————— i,

The minimum required distance between two buildings on a single zoning
] lot as derived from the formula set forth in this Section shall be

reduced by 15 percent in the event that: 23-7
(2) One of the said two buildings has a height of two stories
or less and the other has a height of six stories or more, and

(b) The difference in height between the said two buildings
is 60 feet or more.

Underlined words in text are defined in Section 12-10. ——
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23-69 23-T2

R5] RG] R7| RO RO R1| R2| R3] R&] R5] RG] R

Rb& |RS5| R6| RT| R8| R
’ e 9 23-T1 Minimum Distance between Bulldings on a Single Zoning Lot, continued i 1 Rﬂllﬂ m]m

DISTRICTS DIBTRICTS
R [R5] RS R1] [RB[ RS

= : s is-the required
minimum dis~-
[ tance between
— B a wall of
_'LA}:LB— building A and
a wall of
building B.

\ .
L, is the length
A ARE of building A,

as defined.

-La & Lp LA

R4 {R5| R6| RT| RE v4
ﬂ ,i,,/y \ Ly 1is the length

z of building B,
/

as defined.

J._____.s_l

Hp is the height
of building A,
as defined.

Ha | e Bafecole Hp is the height
of building B,

A B Hpg as defined.

ILLUSTRATION OF SECTION 23-71
SIDE VIEW

23-T2 Modified Requirements for High-Density Districts

In the districts indicated, on any zoning lot containing not more RB|R9
than two buildings and having a lot area of not more than 100,000
square feet, the minimum distance of any open area between the build-

s shall be 30 feet, or the minimum distance required under the
following formula, whichever is greater:

Ly+ Iy + By +
. IBGA B, where S, Ly, Ly, Hy, and Hy

shall have the same meaning as in Section 23-71 (Minimum Dis-
tance Between Buildings on a Single Zoning Lot).

However, if neither building exceeds in height nine stories or 85
feet, whichever is less, the minimum distance required between such
two buildings need not be more than 80 feet.

Supplementary Regulations

23-T3 Subdivision of & Zoning Lot after Deyelopment

In all districts, as indicated, after any portion of a zoning lot R1|R2|R3|Rk|RS |RS| RT |RE|RO
has been developed under the provisions of Section 23-71 (Minimum
Distance Between Buildings on a Single Zoning Lot) or Section 23-T2
(Modified Requirements for High-Density Districts) » such zoning lot
mey be divided into smeller zoning lots only if each resulting
zoning lot and building or buildinge thereon conforms to all the
bulk regulations of the district in which they are located.

Underlined wox-'ds in text are defined in Section 12-10.
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23-80

MINIMUM REQUIRED DISTANCE BETWEEN TWO OR MORE WALLS OF THE SAME BUILDING -
COURT REGULATIONS

Definitions and General Provisions

Definitions (repeated from Section 12-10)

Court

A "court" is either an inner court or an outer court.

Court, inner

An "inner court” is any open, unoccupied area which is bounded by:
(a) Walls, or

(b) Walls and lot lines, other than a front lot line, or

(c) Walls on three sides with an opening on a side yard or an open area (along
a gside lot line) extending from the front to the rear of the building and having
a minimum width of less than 30 feet at any point.

Court recess, inner

An "inner court recess" is any portion of an inner court which cannot be included
within the smallest horizontal rectangle which may be inscribed within such inner
court.

/Side lot line

1 th 30
Recess Width ———4 SRR A Y
) opening '
e e e e T T T T T T T e e T e e o)
| |
o
| |
' | o
i g Portion of side
| ﬂ vard considered
f inner court
| / | parto
T |
1
| |
t
r :
' |
}
| |
i
| |
t T
|
| |
D e i e i o o e e |

ILLUSTRATION OF INNER COURT RECESS

Underlined words in text are defined in Section 12-10.
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23-80 23-81, continued

Definitions and General Provisions, continued

23-81 Definitions (repeated from Section 12-10), continued

Court, cuter

An "outer court" is any open, unoccupied area, other than a yard, which
(a) Is bounded by walls or by walls and a lot line, and

(vb) Opens on a front lot line, & front yard or other open area along a front
lot line, a required rear yard or other open area along a rear lot line, or an
open area along & side lot line extending from the front to the rear of the
building and having a minimum width of at least 30 feet.

Court, depth of outer

The "depth of outer court” is the maximum horizontal distance between the opening
of an outer court and the wall opposite such opening, measured perpendicular to the
direction of the outer court opening.

Court, width of outer

The "width of outer court" is the minimum horizontal dimension of an guter court,ex-
cluding an outer court recess, measured parallel to the opening of such outer court.

Court recess, outer

An "outer court recess" is any portion of an outer court which, when viewed directly
from above, cannot be covered by imaginary lines drawn perpendicular to a line drawn
across the outer court opening.

L Recess Width S—

Ly ODENIOE. oo

|ﬂ-

lopening

———— outer court depth

STREET

outer court

ILLUSTRATION OF OUTER COURT RECESS

Underlined words in text are defined in Section 12-10.
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23-82
Definitions and General Provisions, continued
23-81 Definitions (repeated from Section 12-10), continued
Legally required windows
"Legally required windows" include all windows in exterior walls serving any interior
space in which persons live, sleep, work, or congregate, except:
(a) In space used for living or sleeping purposes, windows or parts of windows
whose area is in excess of 10 percent of the area of rooms used for such purposes,
including alcoves adjacent to such rooms (as specified in Section 30 of the Mul=-
tiple Dwelling law and in Section C 26-261.0 of the Administrative Code), or
(b) In space not used for living or sleeping purposes, windows or parts of win=
dows whose area is in excess of the area which would provide required ventilation
without using mechanical ventilation (as specified in Section C 26=266.0 of the
Administrative Code for rooms with windows), or
(c) Windows in space used for commercial or manufacturing uses, if sufficient
mechanical ventilation is provided (as specified in Section C 26-266.0 of the
Administrative Code for rooms without windows).
For the purposes of this definition, interior space in which persons live, sleep, work,
or congregate shall not include water closet compartments, bathrooms, stairs, cooking
compartments with less than 59 square feet, laundry rooms, storerooms, or utility rooms.
Where two or more windows (or parts thereof) are needed.to satisfy the legal require-
ments for light or ventilation,each such window shall be considered to be a legally
required window.
DISTRICTS _
Basic Regulations R1 [R2| R3[RE] RS|RA] R7[ BB
23-82 Building Walls Regulated by Minimum Spacing Formula
In all districts, as indicated, when any two parts of a single build- R1|R2|R3|R4|R5| R6| RT Rﬁhn9
ing are each LO feet or more in height, and are connected by one or
more parts of such building not more than 23 feet in height, the mini-
mum spacing formula set forth in Section 23-71 (Minimum Distance
between Buildings on & Single Zoning Lot) or Section 23-72 (Modified
Requirements for High-Density Districts) shall apply.
23-83 Minimum Dimensions of Outer Courts
In all districts, as indicated, where the provisions of Section 23-82 R1|R2|R3|RL| RS Rq R7| R8| RY|
(Building Walls Regulated by Minimum Spacing Formula) do not apply,
the minimum distance between different walls of the same building
shell conform to the regulations set forth in the following Sections:
Section 23-84 (Narrow Outer Courts)
Section 23-85 (Wide Outer Courts)
Section 23-86 (Outer Court Recesses)
Section 23-87 (Minimum Dimensions of Imner Courts)
Section 23-88 (Inner Court Recesses)
Section 23-89 (Minimum Required Distance between Legally Required
Windows and Wall Lot Lines)
Section 23-90 (Minimum Required Distance between Legally Required
Windows and Any Wall in a Court)
———— — ————————
23-84 Narrow Outer Courts
In all districts, as indicated, if an outer court is less than 30 feet R1|R2|R3 |R4|RS|R6|RT| R8| RY|
wide, the width of such outer court must be at least twice the depth 5
of such outer court.

Underlined words in text are defined in Section 12-10.
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23-85

RESIDENCE DISTRICLS

Wide Outer Courts

In all districts, as indicated, if an outer court is 30 feet or more in
width,the width of such outer court must be at least equal to the
depth of such outer court. However, if the opening of an outer court
is 60 feet or more in width, the provisions of this Section shall not
apply.

BULK RBEGULALTLUNS

ISTRICTS
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23-86

Quter Court Recesses

In all districts, as indicated, the minimum width of the opening of an
outer court recess shall be at least twice the depth of the recess.
However, if the recess opening is 60 feet or more in width, the provi-
siong of this Section shall not apply to such recess.

R3

R5

23-87

Minimum Dimensions of Inner Courts

In all districts, as indicated, for any inner court, the area of the
smallest horizontal rectangle which may be inscribed within such an
inner court shall be not less than 1,200 square feet, and the minimum
dimension of such rectangle shall be 30 feet. For the purpose of
this Section, that portion of a yard over which, when viewed from
directly above, lines perpendicular to a lot line may be drawn to
extend into an inner court shall be consldered part of that inner
court.

Rl

R3

Rl

R5

3

23-68

Inner Court Recesses

In all districts, as indicated, the minimum width of the opening of
an inner court recess shall be at least twice the depth of the recess.
However, if the recess opening is 60 feet or more in width, this
provision shall not apply.

R3

Rb

RS

23-89

Minimum Required Distance between Legally Required Windows and Wall
or Lot Lines

In all districts, as indicated, except for ome- or two-story resi-
dential buildings, the minimum distance between any legally required
window and any wall, or any rear or side lot line, shall be 30 feet,
measured in a horizontal plane at the sill level of, and perpendicular
to, such window for the full width of the rough window opening.

23-90

Minimum Required Distance between Legally Required Windows and Any
Wall in a Court

In all districts, as indicated, the minimum distance between a legally
required window opening on an inner court and any wall of such court
ghall be not less than one-half the height of such wall, measured

in a horizontal plene at the sill level of, and perpendicular to, such
window, except that such dimension need not exceed 60 feet.

Underlined words in text bre defined in Section 12-10.
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OF BULK

RESIDENCE

Minimum Lot Area per
Dwelling Unit
(in square feet)
Number of rooms in dwelling unit
Maxtimum
Floor (excluding kitchens) Por Foom Mind
Axes in excess Open Space
District Ratio 1 2 3 4 5 6 of 6 Ratio
Rl 50 5,700 5,700 5,700 5,700 5,700 5,700 None 150
R2 50 3,800 3,800 3,800 3,800 3,800 3,800 None 150
R3 50 840 1,440 1,780 2,020 2,230 2,450 200 150
RL T0 610 1,070 1,310 1,500 1,660 1,820 150 90
R5 100 k70 810 990 1,130 1,250 1,380 110 60
R6 200 250 450 560 630 700 760 50 30
RT 280 190 350 430 Lgo 540 600 Lo 20
R8 450 130 230 290 320 360 390 30 10
R9 1,000 65 120 1Lo 170 190 210 20 None
Height and Setback Requirements
Standard Regulations Alternate Regulations
Maximum height
of front wall Sky exposure plane Sky exposure plane
or other por-
tion of build- Angle of slope Angle of slope
Initial set- ing within over zoning Initial set- over zoning
‘back distance setback Height above lot (in back distance | Height above lot (in
(in feet) distance street line degrees) (in feet) street line degrees)
or frcnt or front
Narrow| Wide (in (in yard line Narrow | Wide |Narrow| Wide yard line Narrow | Wide
District |street|street| feet)|stories) (in feet) street |street |street |street (in feet) street |street
Rl None | None |Street|Street 208/ L5 L5 -- - - o _—
level |level
R2 None | None |Street |Street 208/ 45 45 wa - g s &
level |[level
R3 None | None |Street |Street 208/ 45 L5 - -- -- - -
level |level
R4 None | None |Street |Street 208/ L5 45 s S e s i
level [level
RS None | None |Street |Street 308/ 45 45 - - - — -
level |level
R6 20 15 60 6 6o/ 20 10 15 10 600/ 15 T3
/
R7 20 | 15 | 60 | 6 60/ 20 10 15 | 10 60/ 15 73
R8 20 15 85 9 g5t/ 20 10 15 10 85t/ 15 74
RO 20 15 85 9 gsb/ 20 10 15 10 g5t/ 15 3

E/ Above front yard line.

E/ Above street line.

District
Rl

R2

R3
R
RS
R6
RT
RS
R9

R1
R2
R3
R4
R5
R6
RT
R8
R9



Y OF BULK REGULATIONS 1IN

RESIDENCE DISTRICTS
Minimum Lot Size Yard Requirements
Front | Rear Side Yards
Yards | Yards
Single-family or Other types Single-family or two- Other types
two-family of family detached of
detached residences residences residences residences
Minimum width
Area Ares Minimum width if provided
Minimum (in (in Depth | Depth (in feet) (in feet)
Open Space square Width square Width (in (in Number Nunmber
Ratio District| feet) |(in feet) | feet) [(in feet)| feet) | feet) | required| Combined | Each | required | Combined| Each
150 RL 5,700 | 6ac/ 2a - 15 30 2c/ 20¢/ g/ - o -
150 R2 3,800%/ no?/ - -- 15 30 o/ 13/ 5¢/ - -- --
150 R3 3,800 Lo 1,700 18 15 30 2 13 5 2 16 8
90 Rk 3,800 Lo 1,700 18 15 30 2 13 5 c 16 8
60 RS 3,800 Lo 1,700 18 10 30 2 13 5 2 16 8
30 R6 3,800 Lo 1,700 18 None 30 2 13 5 None 16 8
20 RT 3,800 ko 1,700 18 None 30 2 13 5 None 16 8
10 R8 3,800 Lo 1,700 18 None 30 2 13 5 None 16 8
None R9 3,800 Lo 1,700 18 None 30 2 13 5 None 16 8
Minimum Distance between
Windows and Valls on
Minirmum Dimensions of Courts Lot Lines
itions Minimum dimen-
sions of small-
est horizontal
sosure plane Minimum width rectangular open
of outer area in any Between
Angle of slope court inner court window
over zoning and any
2 lot (in Length | wall or
degrees) Minimum Spacing between Area of any | rear or Between window
Any Two Buildings (in side side on inner court
Narrow | Wide on Same Zoning Lot If less than | If more than | square (in lot line and court wall
atiait |itoaat District (in feeﬁ 30 feet wide | 30 feet wide | feet) feet) | (in feet) (in feet)
. . Rl 30 or formulad/ 2 x depth 1 x depth 1,200 30 30t/ 1 height of wall
= — R2 30 or formul&g/ 2 x depth 1 x depth 1,200 30 30:5/ 1 height of wall
B N R3 30 or formuad 2 x depth 1 x depth _ | 1,200 30 30£/ | } height of wall
. B RU 30 or formna® 2 x depth 1 x depth | 1,200 30 30£/ | % height of wall
. . R5 30 or formulad/ 2 x depth 1 x depth 1,200 30 308/ 1 height of wall
15 73 R6 30 or formilad 2 x depth 1 x depth 1,200 30 30t/ 1 height of wall
15 ?_%_ RT 30 or formnl&g/ 2 x depth 1 x depth 1,200 30 302/ 4 height of wall
15 7 R8 30 or formiad/ or & 2 x depth 1 x depth 1,200 30 30t/ 1 height of wall
15 74 R9 30 or formula.g‘/ or E/ 2 x depth 1 x depth 1,200 30 30;-‘/ é height of wall
E/ Single-family detached residences only
Y Ly + Ly + 2(H, + Bp)
S = 6
E/ LA + LB + HA + HB
= 3 This formula is applicable to 211 lots containing
not more than 100,000 square feet and not more
than two buildings.
E/ Except one-and two-story residential buildings.
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Summary of Density Regulations
(Lot area per dwelling unit and

dwelling units per acre) 1/
Rooms per Dwell Unit
(Kitchen Excluded
Open
Space
District|Ratio 1 5 6
A B A B A B A B A B A B
R5 60 | 470 92 | 810 54 990 4y |1130 38 | 1250 35 | 1380 31
61 | 461 9% | 794 55 [ 971 45 (1108 39 |1225 35 | 1353 32
62 | 451 96 | T8 56 | 951 46 (1085 kO [1200 36 [ 1325 33
63 | 42 98 | T62 57 931 47 11063 41 | 1175 37 | 1298 33
64 | 433 100 Thé 58 911 48 | 10k0 k2 | 1150 38 | 1270 3%
65 | 423 103 T29 60 891 k9 | 1017 43 | 1125 38 | Bh2 99
66 | 414 105 713 61 872 50 995 4 | 1100 39 | 1215 36
67 | 4ok 108 | 697 62 852 51 972 45 | 1075 4o | 187 36
68 | 395 110 | 681 64 | 832 52 | 950 46 (1050 k1 | 1160 37
R6 30 | 250 17k 450 97 560 78 630 69 700 62 T60 5T
31 | 24s5 178 Ly 99 549 79 618 70 686 63 T45 58
32 [240 181 | 432 101 538 81 605 T2 672 65 T30 59
33 [235 185 | 423 103 527 82 593 73 658 66 15 61
34 | 230 189 | 414 105 516 84 580 75 (n 67 700 62
35 |225 193 | Lo5 107 504 86 567 7 630 69 684 63
36 [220 198 | 396 110 ko3 88 555 T8 | 616 70 | 669 65
37 |215 202 | 387 112 482 90 542 80 602 T2 654 66
38 (210 207 | 378 115 yn 92 530 82 588 Th 639 68
39 [ 205 212 369 118 460 oL 517 84 5T4 76 62} T0
o |200 218 | 360 121 448 97 50k 86 560 T8 608 T
RT 20 | 190 229 350 124 430 101 490 89 540 80 600 T2
21 | 186 234 343 127 k22 103 481 90 530 82 588 Th
2 | 182 239 | 336 129 k13 105 L1 92 519 84 576 75
23 | 178 244 | 329 132 ko5 107 461 ol 508 85 564 7
24 |17 250 | 322 135 396 110 451 96 LoT 87 552 79
25 | 171. 254 315 138 387 112 Lkl 99 486 89 540 80
26 | 167 261 308 141 379 115 k32 101 476 91 528 82
27 | 163 267 | 301 14k 370 117 k22 103 465 93 516 a4
28 | 159 274 | 294 148 362 120 hi2 105 Lsh 96 504 86
29 | 155 281 287 152 353 123 ho2 108 443 98 Loz 88
30 | 152 286 280 155 34y 126 392 111 432 101 480 90
R8 10 |130 335 230 189 290 150 320 136 360 121 390 111
11 | 127 343 | 224 194 282 . 154 311 140 350 124 379 115
12 |123 354 | 217 200 273 159 301 1h%4 339 128 367 118
13 | 119 366 | 210 207 26k 165 292 149 328 133 355 122
1k (115 379 | 203 214 256 170 282 154 317 137 34k 126
15 | 111 392 196 222 24T 176 272 160 306 142 332 131
16 | 107 ko7 189 230 238 183 263 165 296 147 320 136
A

Required lot area per dwelling unit (square feet)

B Permitted dwelling units per acre

;/ This table is not a part of the resolution but is set forth to assist in interpreting

the residential density regulations and illustrate the effect of the density bonus as
the Open Space Ratio increases over the minimum required in the district. In Rl, R2,
R3, R4 and R9 Districts, there is no density bonus. Required lot area per dwelling
unit in these districts is set forth in Section 23-12. In each @istrict, the highest

density shown in the table includes the maximum permitted density bonus,




Open Space Ratios, by Floor Area
Ratio and Number of Stories 1/

Floor
— Area
Ratio Number of Stories
2 3 6 8 10 12 14 18 21
50 150 166 183 187 190 191 193 194 195
60 117 133 150 154 157 158 159 161 162
- T0 93 109 126 130 133 135 136 137 138
80 75 92 108 112 115 117 118 119 120
90 61 78 94 99 101 103 104 105 106
100 50 67 83 88 90 92 93 ok 95
110 41 58 T 78 81 83 8L 86 86
120 33 50 67 T T3 5 76 T 79
130 27 Ly 60 64 67 69 T0 71 T2
140 21 38 55 59 61 63 64 66 67
150 17 33 50 54 57 58 60 61 62
160 13 29 L6 50 53 5k 56 57 58
170 9 25 k2 46 k9 50 52 53 54
180 6 22 39 43 46 L7 48 50 51
190 3 19 36 4o 43 Ly ks L7 48
200 - 17 33 38 4o 42 43 L 45
210 - 14 31 35 38 39 41 42 43
220 - 12 29 33 35 37 38 ko b1
230 - 10 27 31 33 35 36 38 39
2ko - 8 25 29 32 33 34 36 37
250 - T 23 27 30 32 33 34 35
260 - 5 22 26 28 30 31 33 34
270 - i 20 24 27 29 30 31 32
280 - 2 19 23 26 27 29 30 31
290 - 1 18 22 24 26 27 29 30
300 - - 17 21 23 25 26 28 29
320 - - 15 19 21 23 24 26 27
340 - - 13 17 19 21 22 24 25
360 - - 11 15 18 19 21 22 23
380 - - 10 1k 16 18 19 21 22
4oo - - 13 15 17 18 19 20
420 - - T 11 14 15 17 18 19
440 - - 6 10 13 14 16 17 18
460 & - 5 9 12 13 15 16 17
480 - - L 8 11 13 1k 15 16
500 - - 3 7 10 12 13 14 15
550 - 2 6 8 10 11 13 13
600 - - L 7 8 10 11 12
650 - - - 3 5 7 8 10 11
700 - 2 L 6 T 9 10
750 - 1 3 5 6 8 9
800 - - - 3 L 5 7 8
850 - 2 3 5 6 ?
4 900 - - - 1 3 4 6 6
950 - 1 | 2 3 5 6
1000 = - - 2 3 L 5
;/ This table is not a part of the resolution but ie set forth to assist in interpreting
the residential bulk regulations. The district requirements, as stated in the proposed

resolution, may not permit certain of the combinations of Floor Area Ratio and height
illustrated in the table. The Open Space Ratios shown are merely illustrative of
those which result when a building of & given height and Floor Area Ratio is built on

a zoning lot. All stories are assumed to be of equal floor srea. Fractional amounts
have been rounded off for convenience.
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Sumary of Meximum Permitted and Possible Floor Area Ratios
at Applicable Open Space Ratios

Floor Area
Ratio Bonus Maximum Floor Area Ratio at Number of Stories Inﬂicaxed}/
per Point by
Which Open
Space Ratio | Open 10 14 16 18 20 or 21
Exceeds Space (125 feet) (143 feet) (161 feet) (178 feet)
Mindimum Ratio A B A B A B A B A B A B
R5 District
10 60 100 100 100 2 2 2
61 110 110 110 1% é éj
62 120 120 120 110 100 3/
63 126 130 130 120 110 100
64 124 135 ko 130 120 110
65 123 133 138 140 130 120
66 121 131 137 138 140 130
67 120 130 135 137 138 1ko
68 118 129 133 135 136 138
R6 District
20 30 200 200 200 2 2 2
31 210 | 220 220 20‘{1 g// g‘%
32 205 | 240 2ko 220 200 3/
33 200 230 250 2ko 220 200
34 196 225 240 245 2ko 220
35 193 220 235 2ko 245 2ko
36 190 216 230 235 240 2ks
37 186 213 225 230 235 2ko
RT District
30 20 270 280 280 2 2 2
21 265 310 310 2% 2% Ej
22 260 310 340 310 a%
23 250 300 330 340 310
2k 2ks5 290 320 330 340 310
25 240 285 310 320 330 340
26 235 280 300 310 320 330
R8 District
35 10 380 | 450 450 2/ 2 2/
1 370 480 485 450 2 3/
12 350 470 520 485 450 3/
13 340 ko 500 520 5 450
1k 330 420 480 k90 500 485
15 320 Loo 460 k70 480 500
16 310 380 Lho 450 460 480
A Floor Area Ratios in this column B Floor Area Ratios in this column are

are the maximum permitted at the
Open Space Ratio shown.

less than the maximum permitted but
are the highest actually achievable
for a bullding of the number of stories
indicated at the Open Space Ratio shown.

}/ This teble is not a part of the resolution but is set forth to assist in interpreting the
There is no floor area bonus for increased Open Space Ratios

floor area bonus regulations.

in R1, R2, R3, R4, or R9 Districts.

district is the minimm required for the district.

The lowest Open Space Ratio indicated above in each

Floor Area Ratios for buildings of

heights other than those shown can be determined or interpolated from the table on page 83.
Maximum height 1s set by Section 26 of the Multiple Dwelling Law.

2/ Because of the increased Open Space Ratio required for tall buildings (section 23-24), a
building of the height indicated cannot be constructed in this district at this Open
Space Ratio.
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Explanation of Residential Parking
and Loading Regulations

The Problem

The automobile, a notorious space consumer, has become
one of the most important influences on the character
of residential neighborhoods in the City of New York.
Increasing car ownership and utilization, especially
since World War II, have relegated more and more streets
to the role of permanent parking places, witha result-
ant increase in congestion, noise and danger. The
additional "automobile population"™ generated by a
large spartment building with inadequate parking fa-
cilities freguently has a more serious impact on a
neighborhood than the increased load on schools and
other community facilities. The irritating job of
finding a place to park has become an almost universal
problem for families in many areas of the City. New as
well as old residents of many areas must often search
outside their own neighborhood to find a place to park.

Since 1947, the City's car population has increased
about half a million while the number of off-street
parking spaces provided for new dwelling units con-
structed since that date only total about 125,000,
Recent experience has thoroughly demonstrated that as
the standard of living advances, the residential living
space needs of families must be expanded to include
space for the family automobile.

Inadequate off-street parking facilities. Street
lined with parked cars requires delivery truck
to park double.

The problem of the shortage of adeguate parking space
in residential areas promises to grow in the future.
Since only about half of the City's families own cars
at present, it is safe to assume a continued increase
in automobile ownership. If the 1950 to 1957 rate of
increase in automobile registration is duplicated in
the next six to seven years, approximately one and one-
half million automobiles will be searching for a place
to park.

The proposed residential off-street parking regula-
tions have three major purposes:

1) To prevent the saturation of streets in the
developing low~dengsity residential areas with
cars parked on the street.

2) To encourage and reguire more off-street park-
ing in medium- and high-density areas to help
relieve the pressure on the streets for park-
ing.

2) To insure that parking facilities in all res-
idential areas meet adeguate design stand-
ards in order not to endanger the residential
character of the neighborhood.

Proposed Requirements -~ Parking for Residences

Basic Requirements (Sections 24-20, 24-21, 24-22, 24-23)

Under Section 19-B of the present zoning resolution,
new single- and two-family dwellinge are required to
provide at least one parking space per family in all
area districts except those in which the higher bulks
and densities are permitted. For new multiple dwelling
development, spaces ranging from 20 to 50 percent of
the dwelling units are required, these percentages
decreasing as the bulk permitted in the area district
increases.

Inadequate off-street parking facilities. When
vacant lot is gone, what happens to these cars?

In view of both the increasing levels of automobile
ownership in the City and the trends in the voluntary
provision of parking in residential developments since
World War II, these requirements appear to be un-
necessarily low. In the primary growth areas of the
City, the percentage of families owning automobiles is
already high., In Queens, for example, where about half
of the residences constructed since 1947 are located,
85 percent of the families own automobiles. Even in
new relatively high-density residential developments
where parking space is scarce, automobile registrations
indicate that most of the families own automobiles.
Those families who can afford to live innew, privately-
built residences of all types are most likely to have
cars.

In recognition of these clear-cut trends in automobile
ownership, approximately 90 percent of all multiple
dwelling projects constructed throughout the entire
City since World War II have provided parking. In these
projects an average of 45 percent of the dwelling
units have been provided with off-street parking
spaces -~ mostly in basement garages. The average for
Queens and the Bronx is 50 percent. Throughout the
City projects built at Floor Area Ratios between 200
and 400 have fairly consistently provided space for
almoat 50 percent of the dwelling units despite the
fact the current zoning requirements for such projects
are only 30 percent or 40 percent. For projects with
Floor Area Ratios of 500 and more (including many in
Manhattan), parking spaces have been provided for over
40 percent of the dwelling units even in areas where
only 20 percent are presently required.

In connection with surveys of parking spaces provided
in residential projects built since 1947, a special
study was made of selected projects in four major
resident ial "growth areas" of the City in Queens and
the Bronx, in which more than 50 percent of the dwell-
ing units had been provided with parking spaces. In
almost every case, the operators of the parking fa-




cilities reported that all spaces were rented and that
in many cases there were waiting lists for these
spaces.

Two basic changes from the present resolution are
proposed. First, higher parking requirements are es-
tablished in line with recent substantial increases in
automobile ownership and utilization, particularly
among those persons who will be living in the new
private housing of all types to which these require-
ments will apply. Secondly, the reguirements are re-
lated to the type of parking facilities provided rather
than the type of dwelling constructed.

For all single-family dwellings and other residences
for which parking space is provided individually for
each dwelling unit, one space per dwelling unit is
required in all distriects. For all other types of
residences where parking is provided in group facil-
ities (either a parking lot, a large parking garage or
a group of single-car garages served from a common
driveway or access road), required parking is ex-
pressed as a percentage of the dwelling units forwhich
spaces must be provided. In the low-density Residence
Districts, (R1, R2, R3, and R4), 100 percent of the
dwelling units must be provided with at least one
parking space, and in the R5 District 85 percent of
the dwelling units must have at least one space. In
the areas of Staten Island, outer Queens, and the out-
lying parts of Brooklyn and the Bronx where most of
these districts are mapped, automobile ownership is at
the level of approximately one car per family. In R3,
R4 and RS Districts, a development built at the average
density permitted in the district would be able to
satisfy the proposed parking requirements by means of
open lot parking without utilizing more than the
allowed one-half of the total open portion of the lot.

The costs of this type of open lot parking are not
high.

In the R6, R7, R8, and R9 Distriects, parking require-
ments are decreased as the permitted bulks and densi-
ties increase, since the provision of parking spaces
by means of garaging is unavoidable. Requirements
approaching 100 percent of the dwelling units were
considered to be too costly even though in many of the
areas where these districts are mapped, automobile
ownership is presently close to one car per family,
particularly for residents of newly constructed dwell-
ings.

The following table summarizes these key items:

1) The proposed parking requirements for the

higher density districts.

2) The percentage of the total spaces required
that can be developed in half of the open
space on the lot, which is the maximum pro-
portion of the open space on the lot per-
mitted to be used for parking by the bulk
regulations.

@

The remainder of the required spaces, assumed
to be provided in a basement garage.

4) The average cost of construction per space
for the parking provided in this way, in-
cluding both the open parking and the spaces
in the garage.

Generous off-street parking space provided in
new development. Levitt House, Queens.

These figures are based on the normal bulks and
densities for which the distriets are designed and
thus would not necessarily apply to projects developed
at the maximum permitted bulk and density.

In the R6 and R7 Districts, the cost of providing the
required parking is not excessive, principally because
substantial numbers of parking spaces can be provided
in the open space at fairly low cost. The remaining
spaces would fit into the basement of the residential

building and still leave room for other necessary
basement facilities.

In the R8 and RY Districts, the cost of providing the
reguired parking is higher. However, many developers
building at equivalent bulks and densities are cur-
rently providing more parking than these regulations
would require. The survey of multiple dwellings con-
structed since 1947 shows that for buildings in the
Floor Area Ratio range of the R8 District, an average
of 47 percent of the dwelling units have been provided
with parking space. For buildings in the Floor Area
Rafio range of the RY District (1000 and over), an
average of 41 percent of the dwelling units have been
supplied with parking space. While these figures may
be high because of possible over-reporting of the
actual number of spaces provided, it appears that
provision of parking in high-density residential de-
velopment is economically feasible.

Modifications of Requirements (Sections 24-24, 24-25,
24—26)

In the higher density districts where some garaging is
necessary in order to meet the off-street parking re-
quirements, the normal distriect requirement levels are
reduced for small lots of 10,000 square feet or less.
The reduced requirements would not necessitate the
construction of any garage space for buildings de-
veloped at normal bulks and densities on such lots,
except in R9 Districts. This reduction is granted to
avoid causing substantial hardship resulting from both
the cost and difficulty of layout of parking facilities
on small lots. However, complete waiver of require-
ments for small lots was not considered equitable,
since a development on a small lot could attract as
many as 30 or 40 additional cars without providing any
parking space off the street.

Residential Parking Requirements
and Estimated Cost of Construction

Parking Spaces
Required, as

Percent of Required Parking

Average Cost of

Spaces Provided in Construction for

Percent of Half of All Perking Spaces
District Dwelling Units Open Space Garage Provided
R6 70 70 30 $ 750
RrR7 60 55 45 980
R8 50 25 75 1500
R9 40 - 100 2500
86

In the hi
requireme
or less @
permit ex
scale con
viding pa
spaces st
rounding

The prov:
modifica’
jects is
housing ]
required
cient ad
the Zoni:
to parkil

Most co
schools,
such fac
parking
ments va
and the

In the 1
for comn
amounts
feet of
(R6 and R
density
feet. Ht
establi
very la
tricts.
generat:
lower. '
reguirer
when loc
the sma
of f-str

These r
have al
rate th
built ¢
excess

area, W
have p:
feet o

Li
Limitat
to prev
become
off-sta
Distric
lating

Churct

<
[

I

Nursir
Childa

]



ovided in

1 bulks and
.esigned and
'ts developed

by.

roviding the
ally because
be provided
le remaining
residential
T necessary

roviding the
y developers
ies are cur-
regulations
:1lings con-
lings in the
, an average
een provided
: Floor Area
d over), an
ts have been
figures may
ting of the
ppears that
idential de-

4-24, 24-25,

garaging is
parking re-
t levels are
set or less.
ssitate the
ildings de-
t such lots,
; granted to
ng from both
g facilities
of require-
equitable,
. attract as
roviding any

ige Cost of
ruction for
rking Spaces
rovided
$ 750
980
1500

2500

In the higher density Residence Districts the parking
requirements are entirely waived if only five spaces
or less would have to be provided. This waiver will
permit exceptionally small new developments and small-
scale conversions to occur without the expense of pro-
viding parking facilities. A deficit of five off-street
spaces should not cause substantial harm to the sur-
rounding neighborhood.

The provision of the present resolution regarding the
modification of requirements for public housing pro-
jects is included in full. This waiver permits such
housing projects to provide only half of the normally
required number of spaces as long as there is suffi-
cient additional open space which in the opinion of
the Zoning Administrator is capable of being converted
to parking when needed.

Proposed Requirements --
Parking for Community Facilities
(Section 24-31)

Most community facilities, with the exception of
schools, are required to provide parking space, since
such facilities could easily compound the traffic and
parking problems in residential areas. The require-
ments vary with the type and size of the establishment
and the permitted density of the district.

In the low-density districts (Rl to R5), the standard
for community facilities which generate fairly large
amounts of traffic is one space for every 500 square
feet of floor area; in the medium-density districts
(R6 and R7), one per 1,000 square feet; and in the high-
density districts (R8 and R9), one per 2,000 sguare
feet. However, these reguirements only apply to large
establishments in the medium-density districts and
very large establishments in the high-density dis-
tricts. For facilities with generally lower traffic-
generat ing characteristiecs, the standards are somewhat
lower. The table below summarizes the effect of these
requirements for certain typical community facilities
when located in HResidence Districts. The size given is
the smallest size for each type of facility for which
off-street parking spaces are required.

These requirements are quite modest. Many institutions
have already provided parking at a substantially higher
rate than required under this proposal. Many recently
built churches, for example, have already provided in
excess of one space for every 200 square feet of floor
area, while a number of hospitals and medical centers
have provided about one space for every 700 square
feet of floor area.

Limits on Permitted Parking (Section 24-10)

Limitations on large parking facilities are necessary
to prevent the creation of traffic hazards which could
become harmful to residential living. All accessory
off-street parking facilities permitted in Residence
Districts are subject to the following conditions re-
lating to the size and purpose of the facility.

Maximum Size of Group Parking Facilities (Section 24-11)

Group parking facilities, which include parking lots,
large garages, and groups of single-car garages served
from a common driveway or access road, are limited in
size to 200 spaces when accessory to residences and
to 150 spaces when accessory to commynity facilities.
However, larger facilities may be permitted by the
Zoning Administratorif they are designed to keep large
amounts of traffic from traversing residential streets,
to prevent traffic congestion, and to minimize other
adverse effects on their surroundings. This provision
does not necessarily limit the total amount of parking
space on a single zoning lot, but attempts to control
the design of all large parking facilities in order to
prevent serious traffic problems.

Additional Limitations (Sections 24-12, 24-13, 24-14,
24-15)

Further limitations are proposed to control both con-
centrations of parking spaces on small lots and, in
some cases, the provision of a substantial number of
spaces in excess of those required. Single-family homes
on small lots are limited to three parking spaces.
Other residential developments in low-density dis-
tricts (R3, R4, and R5) are limited to two spaces per
dwelling unit. However, more spaces are permitted if
the Zoning Administrator finds that they are needed
for residents of the development or of the immediate
ne ighborhood and that they are designed to prevent
harmful effects on the neighborhood.

In the higher density districts, additional limits on
accessory parking are established on a basis which re-
lates maximum permitted spaces to the size of the lot.
In these districts, this type of control will be more
effective than a 1limit based on the number of dwelling
units provided, for it will effectively prevent the
over-concentration of spaces on small lots as well as
control the number of spaces provided in excess of
those required or needed for residents. In R6 and R7
Districts this "automobile density" control would per-
mit up to 150 cars per acre. Thus any development
would be permitted to have the equivalent of one full
level of parking on an area equivalent to the total
lot area of the development, or two levels of parking
on an area equivalent to half the total lot area. This
would permit the provision of more than one and one-
half spaces per dwelling unit in R6 Districts, and
slightly over one space per dwelling unit in R7 Dis-
tricts. In R8B and RY Districts, a higher permitted
"automobile density" would allow about 200 spaces per
acre, a parking area equivalent to about one and one-
third the area of the zoning lot. This would permit
slightly under one space per dwelling unit in R8 Dis-
tricts and about one space forevery two dwelling units
in R9 Districts. Particularly in these high-density
districts, the "automobile density" control would pre-
vent the development of a 400- to B0O-car facility on
an acre lot, which if located on a small residential
street could cause substantial damage to the neighbor-
hood. If one space per dwelling unit were permitted by

Parking Reguirements for Community
Facilities in Residential Districts

Low Density
Districts

(R1 to R5)

Hospitals
Square feet of floor area 10, 000
Parking spaces 20

Medical Offices
Square feet of floor area 3,000
Parking spaces 6

Churches, Clubs, Cummunity Centers, etc.
Square feet of floor area 3,000
Parking spaces 6

Nursing Homes, Institutions for

Children and Aged, etc.
Square feet of floor area 10,000
Parking spaces 10

Medium Density High Density

Distriects Districts
(R6 end R7) (R8 and R9)
10, 000 25,000

10 13
6,000 15, 000
6 10
15, 000 50, 000
15 25
25, 000 50, 000
17 25




right in R9 Districts, for example, facilities of this
size could easily develop.

Again, waivers may be granted if the Zoning Adminis-
trator finds that additional spaces are needed by
residents of the development or the neighborhood and
are designed to prevent harmful effects on the neigh-
borhood.

Additional Regulations (Section 24-60)

Additional regulations establish the following design
standards for accessory parking for both residences
and community facilities:

1) Size of parking spaces (Section 24-62). The
minimum permitted size of parking stalls is
8 feet, 6 inches in width and 18 feet in
length. A gross standard of 300 square feet
per car is also established for all parking
areas, with the provision that facilities with
certain design or operational efficiencies
may provide less than 300 sgquare feet if ap-
proved by the Zoning Administrator.

2) Proximity to street intersections (Section
24-63). In order to minimize traffic hazards,
entrances and exits of all parking facilities
with 10 or more spaces may not be located
within 50 feet of a street intersection.

3) Surfacing (Section 24-65). All open parking
areas are reguired to be paved with permanent
solid concrete, asphalt, or other dustless
material.

4) Screening (Section 24-66). Secreening, in the
form of either a solid fence or shrubbery, is
reguired to protect neighboring residences

from open parking lots with 10 spaces or
more. Groups of individual garages, attached
or detached, also require screening.

Restrictions on Operation and Location
(Sections 24-40 and 24-50)

In addition to limits on the size of accessory parking
facilities, certain necessary controls are also pro-
posed on their operation and location. Briefly stated,
these regulations are as follows:

1) Provisions to insure that the reouired acces-
sory parking facilities are reserved pri-
marily for the use of residents of the de-
velopment.

2) A requirement that accessory parking spaces,
when provided off the site, may not be more
than 600 feet from the zoning lot which they
serve.

%) Standards for the Zoning Administrator's re-
view of off-site accessory parking facilities
for community facilities in order to minimize
the potential adverse effects on the neigh-
hood.

4) Provisions permitting joint parking facilities
to be provided to serve two or more develop-

ments.

Off-Street Loading Regulations (Section 24-70)

Hospitals are the only use permitted in Residence Dis-
tricts for which off-street loading berths are re-
guired. The provisions of this proposal for required
berths are exactly the same as those now in effect
under Section 18-A of the present resolution.

[

24-00
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RESIDENCE DISTRICTS

Chapter 4 Accessory Off-Street Parking and Loading Regulations

(OFF-STREET PARKING REGULATIONS

24-00 GENERAL. PURPOSES AND DEFINITIONS
24-01 General Purposes
The following regulations on permitted and required accessory off-street parking
spaces are adopted in order to provide needed space off the streets for parking in
connection with new residences, to reduce traffic congestion resulting from the use
of streets as places for storage of automobiles, to protect the residential charac-
ter of neighborhoods, to provide for a higher standard of residential development
within the City, and thus to promote and protect the public health, safety, comfort,
convenience, prosperity, and other aspects of the general welfare.
24-02  Definitions (repeated from Section 12-10)
Group parking facility
A "group parking facility" is a building or other structure or a tract of land, used
for the storage of motor vehicles, which contains more than one parking space, which
has access to the street common to all spaces, and which, if accessory to a residen-
tial use, is designed to serve more than one dwelligg_unit. A group parking facility
shall include, but is not limited to, the following:
(a) An open parking area
(b) Parking spaces included within, or on the roof of, a building not primarily
used for parking
(c¢) A buildiqg or buildings used primarily for parking, including a group of
individual garages.
Legal capacity
The "legal capacity” of places of public assembly is the number of persons permitted
by the Department of Buildings (as specified in Section C 26-1439.0 of the Adminis-
trative Code) to occupy those places of public assembly listed in the Use Groups
under parking requirement category D or parking requirement category E, or these
same uses when permitted only by special permit.
2L4-10 PERMITTED ACCESSORY OFF-STREET PARKING SPACES [R2 [R3 [R% [R5 |Rb [R7 [RE [R9 |
2h-11 General Provisions
In all districts, as indicated, accessory off-street parking spaces, R1 [R2 [R3 |R4 |RS |R6 |RT [RB [R9
open or enclosed, may be provided for residences or for permitted com-
munity facility uses, subject to the provisions set forth in Section
24-12 (Maximm Size of Accessory Group Parking Facilities), Section
24-13 (Maximum Spaces for Single-Family Detached Residences), and
Section 24-14 (Maximum Spaces for Other than Single-Family Detached
Residences).
2412 Maximum Size of Accessory Group Parking Facilities

In all districts, as indicated, no group parking facility accessory to R1 |R2 [R3 |Rb [RS |R6 [RT |R8 |R9
residences shall contain more than 200 off-street parking spaces, and
no such facility accessory to permitted commumnity facility uses shall
contain more than 150 off-street parking spaces, unless the Zoning
Administrator determines that the following conditions are met:

(a) That access for such facility is located so as to draw a
minimum of wvehicular traffic to and through streets having pre-
dominantly residential frontage, and

Underlined words in text are defined in Section 12-10.
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RESIDENCE DISTRICTS

Maximum Size of Accessory Group Parking Facilities, continued

(b) That such facility has separate vehicular entrances and exits
thereto, located not less than 25 feet apart, and

(¢) That such facility, if sccessory to a permitted community fa-
cility use, is located on a gtreet not less then 60 feet in width.

The Zoning Administrator may impose appropriate additional requirements
to minimize adverse effects on the character of surrounding areas.

CHE|

24-13

Maximum Spaces for Single-Family Detached Residences

In all districts, as indicated, not more than three off-street parking
spaces shall be provided for a single-family detached residence, ex-
cept on zoning lots with a lot area of 10,000 square feet or more.

For the purposes of this Section, a driveway shall not be considered
as off-street parking space.

2k-1k

Maximum Spaces for Other than Single-Family Detached Residences

In the districts indicated, the provisions of this Section shall apply
to all dwelling units in residential buildings other than single-fami
detached residences, except as provided in Section 24-15 (Modification
of Meximum Spaces for Other than Single-Family Detached Residences).

R3 |R4 RS

24-141 In R3, Rk, or R5 districts

In the districts indicated, not more than two off-street parking spaces
shall be provided for each dwelling unit.

R3 |[Rk|R5

24-142 In R6 or R7 districts

In the districts indicated, on & zoning lot used for residences, not
more than one off-street parking space shall be provided for every 300
square feet of lot area.

24143 In R8 or R9 districts

In the districts indicated, on a zoning lot used for residences, not
more than one off-street parking space shall be provided for every 225
square feet of lot area.

2k-15

Modification of Maximum Spaces for Other than Single-Femily Detached
Residences .

In the districts indicated, a greater number of off-street parking spaces
than permitted under the provisions of Section 2k-14 (Maximum Spaces for
Other than Single-Family Detached Residences) may be provided if the Zon-
ing Administrator determines that the following conditions are met:

(2) That such additional spaces are needed for residents of the
development to which such spaces are accessory, or that the absence
of off-street parking spaces within the immediate neighborhood
Justifies the provision of more off-street parking spaces in
accordance with the provisions of Section 24-41 (Purpose of Spaces,
and Rental to Non-Residents), and

(b) That such spaces are designed in such a way as to minimize
traffic on streets with predominantly residential frontages.

The Zoning Administrator may impose appropriate additional requirements
to minimize adverse effects on the character of surrounding areas.

24-20

2421

REQUIRED ACCESSORY OFF=-STREET PARKING SPACES FOR RESIDENCES

General Provisions

In all districts, as indicated, accessory off-street parking spaces,
open or enclosed, shall be provided for all new residences comstructed

Underlined words in text are defined in Section 12-10.
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RESIDENCE DISTRICTS

General Provisions, continued

after the effective date of this resolution, in accordance with the
provisions of the following Sections and the other applicable pro-
visions of this Chapter, as & condition precedent to the use of such
residences.

Section 24-22 (Requirements Where Individual Parking Facilities
Are Provided)

Section 24-23 (Requirements Where Group Parking Facilities Are
Provided)

Section 24-24 (Modigication of Requirements for Small Zoning
Lots

Section 24-25 (Modification of Requirements for Public Hous:lng)
Section 24-26 (Waiver of Requirements for Five Spaces or Less)

Section 24-27 (Waiver of Requirements for All Zoning Lots Where
Access Would Be Forbidden)

Section 24-28 (Special Provisions for Zoning Lots Divided by
District Boundaries)

After the effective date of this resolution, for all enlar ts or
conversions which increase the number of dwell units a

the same requirements shall apply to the additi dwelling units
created by such enlargements or conversions.

PARKING REGULATIONS
24-22

i

B |2

2 |3
a 13
ENE
3 1

2422

Requirements Where Individual Parking Facilities Are Provided

In the districts indicated, where group parking facilities are not
provided, one accessory off-street parking space, open or enclosed,
shall be provided for each dwelling unit.

2423

Requirements Where Group Parking Facilities Are Provided

In all districts, as indicated, for all new residences developed
under single ownership or control where group parking facilities are
provided, accessory off-street parking spaces shall be provided for
at least that percentage of the total number of dwelling units set
forth in the following table. Such spaces shall be kept available
to the residents of the build or devel t, in accordance with
the provisions of Section 24-hF1 (Purpose of Spaces, and Rental to
Non-Residents).

Parking Spaces Required Where Group
Parking Facilities Are Provided

Percent of
total dwell-

ing units 1—/
100

85

RS

70

60

50

3

2h-2h

Modification of Requirements for Small Zoning Lots

In the districte indicated, for zoning lots of 10,000 square feet or
less, the requirements set forth in Section 24-23 (Requirements Where
Group Parking Facilities are Provided) shall be reduced to that per-
centage of the total dwelling units set forth in the following table:

For the purposes of this Section, three rooming units shall be considered
the equivalent of one dwelling unit.

Underlined words in text are defined in Section 12-10.
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RESIDENCE DISTRICTS

Modification of Requirements for Small Zoning Lots, continued

Parking Spaces Reguired
for Small Zoning Lots

Percent of
total dwell-

ing units
50

PARKING REGULATIONS

2h-25

[RETRT[RB[RS)|

6 e o8 o

30

20

24-25

Modification of Requirements for Public Housing

In all districts, as indicated, for low-rent public housing develop-
ments owned by the New York City Housing Authority and receiving cash
subgidies, 50 percent of the accessory off-street parking spaces re-
quired under Section 24-23 (Requirements Where Group Parking Facili-
ties are Provided) and Section 24-24 (Modification of Requirements
for Small Zoning Lots) may be provided in open area, which may ini-
tially be used for other purposes, provided that such open areas is,
in the opinion of the Zoning Administrator, capable of being con-
verted to use for off-street parking spaces when needed. The provi-
sions of this Section shall , however, be subject to the restrictions
set forth in Section 24-64 (Restrictions on Use of Residential Open
Space for Parking).

2426

Waiver of Requirements for Five Spaces or Less

In the districts indicated, the requirements set forth in the follow-
ing Sections shall not apply if five or less accessory off-street
parking spaces would be required thereunder:

Bection 24-23 (Requirements Where Group Parking Facilities Are
Provided)

Section 2h-24 (Modij)rication of Requirements for Small Zoning
Lots

Section 24-25 (Modification of Requirements for Public Housing)

2427

Waiver of Requirements for All Zoning Lots Where Access Would Be
For en

In all districts, as indicated, the requirements set forth in the
following Sections shall not apply to any building or zon lot as
to which the Department of Traffic has certified that there is no
way to arrange the required spaces with access to the street to
conform to the provisions of Section 24-63 (Location of Accees to
the Street)

Section 24-21 (General Provisions)

Section 24-22 (Requirements Where Individual Parking Facilities
Are Provided)

Section 24-23 (Requirements Where Group Parking Facilities
are Provided)

Section 24-24 (uodigica.tion of Requirements for Small Zoning
Lots

Section 24-25 (Modification of Requirements for Public Bmming)

24.28

Special Provisions for Zoning Lots Divided by District Boundaries

In 8ll districts, as indicated, if a zoning lot is divided by a
boundary between Residence Districts having different requirements
for accessory off-street parking spaces, the requirements applicable
to each portion of such zoning lot whall be multiplied by the per-
centage of the lot area of the zoning lot to which each such re-
quirement applies; and the sum of the products obtained shall be the
requirement applicaeble to such :cn&‘ lot. BSuch off-street parking
spaces may be located anywhere on the zoning lot subject to all the
other provisions of this Chapter.

—

Underlined words in text are defined in Section 12-10.
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RESIDENCE DISTRICTS PARKING REGULATIONS

24-25 24-30
BTRICTS
R5|R6 |RT RO YiTRice ]
6 IaB 24-30 REQUIRED ACCESSORY OFF-STREET PARKING SPACES FOR PERMITTED COM- [R2 [R3|RE RS |RB |R] |
RG R7 (RO R9 MUNITY FACILITY USES
24-31 QGeneral Provisions
In all districts, as indicated, accessory off-street parking spaces, R1|R2 [R3|Rk |RS |R6 |RT RBF?
open or enclosed, shall be provided in conformity with the require-
ments set forth in the table at the end of this Section for all new
RE6 development after the effective date of this resolution for the uses
listed in the table which have at least as much floor area, lot ares,
RT legal capacity, or other unit of measurement used for such uses on &
zoning lot as set forth for the appropriate district in the table.
R8|RO In eddition, the provisions of Section 24-32 (Waiver of Requirements
for All Zoning Lots Where Access Would Be Forbidden) and other appli-
S S — — ceble requirements of this Chapter shall apply as a condition prece-
dent to the use of such development.
A parking space 1s required for a portion of & unit of measurement
R5|R6 |RT|R8|R9 one-half or more of the amount set forth in the table. For the pur-
poses of this Sectlon, a group of such uses constructed on a tract
of land under single ownership or control shall be considered a single
zoning lot.
After the effective date of this resolution, if the use of any bulld-
ing or other structure or zoning lot is enlarged, the same require-
mente set forth in the table shall apply to the enlarged portiocns of
such building or other structure or zoning lot.
Required Off-Street Parking
Spaces for Community
Facility Uses
Parking spaces re-
R6 |RT|R8|R9 Size of establish- quired, per number
ment, in square feet of square feet of
of floor area unless floor area unless
Iype of use otherwise specified otherwise specified
Hos;aitalay Less than 10,000 None
10,000 or more 1 per 500 Rl R3| B4 RS
Less than 10,000 None
10,000 or more 1 per 1,000 R6|RT
Less than 25,000 None
— 25,000 or more 1 per 2,000 RB |R9
Medical offices or group Less then 3,000 None
medical centers 3,000 or more 1 per 500 Rl R3| R4|R5
R5|R6 |RT|R8 |R9
Less than 6,000 None
6,000 or more 1 per 1,000 R6|RT
Less than 15,000 None
15,000 or more 1 per 1,500 RB |R9
Churches, clubs, community
centers, or settlement houses;
fraternal or philanthropic geggou;inmi;c;oo gl 500 R1| R2|R3|RM(RS
institutions, except institu- 2 P
tions for children or the aged, €]
nursing homes, or sanitariums; ﬁgsgoo o :3;_200 gon:r 1.000 R6|RT
golf course club houses; health . P ‘
centers; libraries, museums, gr
27, Less than 50,000 None
non-commercial art galleriesZ/; 50,000 or more 1 per 2,000 R8 [R9
non-commercial recreation cen-
ters; or welfare centers
Electric or gas sub-stations, Less than 3,000 None
fire or police stations, 3,000 or more 1 per 400 Rl R3|Rb|R5
telephone exchanges, or water p
R5|R6 |RT|R8 |R9 or sewer pumping stations, Less than 6,000 None
when permitted by special 6,000 or more 1 per 600 R6|RT
permit
Less than 12,000 None R8
12,000 or more 1 per 1,000 R9
y Requirements on this table are in addition to area utilized for ambulance parking.
2/ Requirements on this table apply only to the floor area not used for storage.
Underlined words in text are defined in Section 12-10.
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Required Off-Street Parking
Spaces for Community

E‘m of use

Facility Uses
(continued)

Size of establish-

ment, in square feet
of floor aree unless
otherwise specified

RESIDENCE DISTRICTS

Parking spaces re-
quired, per number
of square feet of
floor area unless
otherwise specified

Institutions for children or Less than 10,000 None 84 R
the aged; monasterlies or con- 10,000 or more 1 per 1,000 >
vents; nursing homes or sani- -
tariums Less than 25,000 None
25,000 or more 1 per 1,500
Less, than 50,000 None
50,000 or more 1 per 2,500
Fraternity or sorority houses, Less than 5,000 None
including dormitories 5,000 or more 1 per 4 beds R4 [R5
Less than 15,000 None
15,000 or more 1 per 8 beds
Less than 25,000 None l
25,000 or more 1 per 12 beds R9
Colleges or universities
(a) Classrooms, labora- Less than 3,000 None
tories, student cen- 3,000 or more 1 per 500 R4 |R5
ters, or offices
Less than 15,000 None
15,000 or more 1 per 1,000
Less than 50,000 None
50,000 or more 1 per 2,000 B9
Legal capacity:
(b) Theatres, suditoriums, Fewer than 300 persons None |
gymnasiums, or stadiums 300 persons or more 1 per 4 persons 5
Fewer than 500 persons None
500 persons or more 1 per 8 persons
Fewer than 1,000 persons None
1,000 persons or more 1 per 12 persons R9
Square feet of lot area used for
selling purposes:
Agricultural uses, including Less than 3,000 None RS
greenhouses, nurseries, or 3,000 or more 1 per 500
truck gardens
Less than 6,000 None
6,000 or more 1 per 1,000
Less than 25,000 None
25,000 or more 1 per 2,500 R9
Square feet of lot area:
Outdoor skating rinks Less than 10,000 None BS
10,000 or more 1 per 500
Less than 20,000 None
20,000 or more 1 per 1,000
Less than 40,000 None R9
40,000 or more 1 per 2,000
Number of courts:
Outdoor tennis courts Fewer than 5 None RS
5 or more 1 per 2 courts
Fewer than 10 None
10 or more 1 per 2 courts
Fewer than 25 None RO
25 or more 1 per 5 courts
— —— |

9k
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PARKING REGULATIONS RESIDENCE DISTRICTS PARKING RIBULAgi?gg
2k-31, continued

[STRICTS
RO [R2 [ [ [R5 |6 [R7 [R8 Jig

DISTRICTS |
R4 [RSTRETRT|RB RO | 24-32  Waiver of Requirements for all Zoning Lots Where Access Would Be
Forbidden

RY [R5 |R6|RT7(R8(R9 In 8ll districts, as indicated, the requirements set forth in Section R mr@ Rb [R5 | R6 [RT [R8 [R9

24-31 (General Provisions) shall not apply to any building or zo

lot as to which the Department of Traffic has certified that there is
Esnway to arrange the required spaces with access to the street to
conform to the provisions of Section 24-63 (Location of Access to the

Street).
=4

R4 [R5 24-33  Special Provisions for Zoning Lote Divided by District Boundaries

In all districts, as indicated, if a zoning lot is divided by a R1|R2 |R3|R4 |R5|R6 |RT BBLQ
R6|R7 boundary between Residence Districts having different requirements
for accessory off-street parking spaces, the requirements of that
district in which the greater proportion of the lot area of such
R8[R9 zoning lot is located shall apply. However, the parking spaces may
be located without regard to district boundaries, provided that such
spaces shall conform to all other applicable regulations for the
district in which they are located.

24-4o RESTRICTIONS ON OPERATION OF ACCESSORY OFF-STREET PARKING
SPACES

2441 Purpose of Spaces, and Rental to Non-Residents

In all districts, as indicated, all permitted or required off-street R1|R2|R3| Rk |RS5|R6|RT|R8 |R9
parking spaces, open or enclosed, which are accessory to residences,
R6(RT shall be designed and operated primarily for the long-term storage

of the automobiles belonging to the residents of the immediate neigh-
borhood in which such spaces are located, or for their visitors,
R8|R9 under rules and regulations promulgated by the Zoning Administrator.
However, all such spaces may be rented for periods of not less than
one day and not more than one month to persons who are not residents
of the building to which the parking spaces are accessory. If

rented to non-residents, such spaces shall be made aveilable to a
resident within 30 days after written request therefor is made to the
landlord.

R6|RT
2k-L2

Use of Spaces Accessory to Permitted Community Facility Uses

R8|R9 In all districts, as indicated, all permitted or required off-street R1|R2|R3|R4 [RS|R6|RT|RB RO
parking spaces, open or enclosed, which are accessory to permitted
community facility uses shall be used only by occupants, visitors, or
| employees of such uses and shall not be rented.

In all districts, as indicated, automotive repairs or the sale of R1| R2|R3| R4 |[R5| R6|RT|RE RO
gesoline, motor oil, or automotive accessories are not permitted.
However, within a completely enclosed garage, completely detached
I from a residential building, minor sutomotive repairs (not including
R8(R9 body work) are permitted, and not more than one gasoline pump may be
provided. However, no gasoline shall be sold to persons who are not
using the parking spaces.

“(B5 1 24-43  Resfrictions on Automotive Repairs and Sale of Gasoline
|
]

24-50 RESTRICTIONS ON LOCATION OF ACCESSORY OFF-STREET PARKING SPACES

24-51 General Provisions

In all districts, as indicated, all permitted or required off-street R1|R2|R3|Rk [R5|R6|RT|RB [R9|

R5 ' parking spaces, open or enclosed, accessory to residences or per-
mitted community facility uses shall be provided on the same zoning

' lot as the building or use to which such spaces are accessory, except

R6| RT as provided in the following Sections:

' Underlined words in text ere defined in Section 12-10.
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RESIDENCE DISTRICTS

General Provisions, continued

Section 24-52 (Off-Site Spaces for Residences)

Section 24-53 (Off-?ite Spaces for Permitted Commnity Facility
Uses

Section 24-54 (Joint Facilities)

Section 24-55 (Additional Regulations for Required Spaces When
Provided Off Site)

Off-Site Spaces for Residences

In all districts, as indicated, all permitted or required off-street
parking spaces accessory to residences, may be provided on a zon

lot other than the same zoning lot as the residences to which such
spaces are accessOry, provided that in such instances all such spaces
shall be not more than 600 feet from the nearest boundary of the
zoning lot on which such residences are located.

Off-Site Spaces for Permitted Community Facility Uses

In all districts, as indicated, all permitted or required off-street
prarking spaces accessory to permitted community facility uses may be
provided on a zoning lot other than the same zoning lot as such uses,
if the Zoning Administrator finds that the following conditions are
met:

(a) That there is no way to arrange such spaces on the same
zoning lot as such uses, and

(b) That such spaces can be located not more than 200 feet from
the nearest boundary of the zoning lot containing such uses and,

if possible, are located on an adjoining zoning lot or a zoning
lot across the street from such uses, and

(¢) That such spaces are so located as to draw a minimum of
vehicular traffic to and through streets having predominantly
residential frontages.

The Zoning Administrator mey impose appropriate additional regquire-
ments to minimize adverse effects on the character of surrounding
Bresas.

Joint Facilities

In all districts, as indicated, all required accessory off-street
parking spaces may be provided in facilities designed to serve jointly
two or more buildings or zoning lots, provided that:

(a) The number of spaces in such joint facilities shall be not
less than that required in the following Sections for the com-
bined number of dwelling units or the combined floor area, lot
area, }ggg} capacity, or other such unit of measurement in such

buildings or z lots:
Section 24-21 (General Provisions)

Section 24-22 (Requirements Where Individual Parking
Facilities Are Provided)

Section 24-23 (Requirements Where Group Parking Facilities
Are Provided)

Section 24-24 (Modification of Requirements for Small

Zoning Lots)

Section 24-25 (Modification of Requirements for Public
Housing)

Section 24-31 (General Provisions), and

(b) The adequacy and layout of such joint facilities are ap-
proved by the Zoning Administrator.

Underlined words in text are defined in Section 12-10.
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RKING REGULATIONS
24-52

IBTRICTS
$[R5[ R RT|RBIRO |

-~

RS5| R6(RT |RB(R9

R5| R6 (RT|RB |R9

24-55

HESLUENCE DISTRICTS

Additional Regulations for Required Spaces When Provided Off Site

In all districts, as indicated, when required sccessory off-street
parking spaces are provided off the site in accordance with the pro-
visions of Section 24-52 (Off-Site Spaces for Residences), Section
24-53 (Off-8ite Spaces for Permitted Community Facility Uses), or
Section 24-54 (Joint Facilities), the following additional regula-
tions shall apply:

PARKING REGULATIONS
24-55

e
&
3
3

2 |7

IEF!BIBb [R6 [RT |RS |R9

24-551 Ownership

In all districts, as indicated, such spaces shall be in the same
ownership as the residences or permitted community facility uses
to which they are accessory, and shall be subject to deed restric-
tions filed in an office of record, binding the owner and his heirs
and assigns to maintein the required number of spaces available
throughout the life of such uses.

24-552 Conformity with district regulations

In all districts, as indicated, such spaces shall conform to all
applicable regulations of the district in which they are located.

24-60

24-61

ADDITIONAL REGULATIONS FOR PERMITTED OR REQUIRED ACCESSORY OFF-
STREET PARKING SPACES

General Provisions

In all districts, as indicated, all permitted or required accessory
off-street parking spaces shall conform to the provisions of the
following Sections:

Section 24-62 (Size of Spaces)

Section 24-63 (Location of Access to the Street)

Section 24-64 (Restrictions on Use of Residential Open Space for
Parking)

Bection 24-65 (Surfacing)
Section 24-66 (Screening)

Bection 24-67 (Location of Access Near Schools, Parks, or Play-
grounds)

2h-62

Size of Spaces

In all districts, as indicated, for all accessory off-street parking
spaces, open or enclosed, each 300 square feet of uncbstructed net
standing or maneuvering area shall be considered one parking space.
However, an area of less than 300 square feet may be considered as
one space if the Zoning Administrator certifies that the layout and
design of the parking area are adequate to permit convenient access
and maneuvering. In any event, the dimensions of any parking stall
shall be at least eighteen feet long and eight feet six inches wide.

Rl [R2 |R3 [Rk [R5 [R6 [RT|RB|RO

24-63

Location of Access to the Street

In all districts, as indicated, the entrances and exits for all per-
mitted or required accessory group parking facilities with 10 or more
spaces shall be located not less than 50 feet from the intersection
of any two street lines. However, access located within 50 feet of
such intersection may be provided, if the Department of Traffic cer-
tifies that such a location is not hazerdous to traffic safety and
not likely to create traffic congestion. The requirements for acces-
sory off-street parking spaces set forth in the following Sections shall
not apply to any building or zoning lot as to which the Department of
Traffic has certified that there is no way to arrange the reguired
spaces in conformity with the provisions of this Section:

Underlined words in text are defined in Section 12-10.




24-63

RESIDENCE DISTRICTS

Location of Access to the Street, continued

Section 24-22 (Requirements Where Individual Parking Facilities
Are Provided)

Section 24-23 (Requirements Where Group Perking Facilities Are
Provided)

Section 24-24 (Modigication of Requirements for Small Zoning
Lots

Section 24-31 (Genersl Provisions)

PARKING REGULATIONS
246k

DISTRICTS

RI|RE |R3 IRE RS R6 |RT

&

2L -6k

Restrictions on Use of Residential Open Space for Parking

In the districts indicated, in accordance with the provisions of Sec-
tion 23-22 (Permitted Obstructions in Open Space), not more than 50
percent of the open space on any zoning lot developed with & building
containing residences or a commnity facility use may be used for
driveways, private streets, open accessory off-street parking spaces,
or open accessory off-street loading berths.

R1|R2 |R3 [Rk [R5 |R6 |RT [R8

RS |
R9

24-65

Surfacing

In all districts, as indicated, all open off-street parking spaces
shall be surfaced with asphaltic or portland cement concrete, or
other herd-surfaced dustless material, at least four inches thick.

||

24-66

Screening

In all districts, as indicated, all open off-street parking areas or
groups of individual garages with 10 spaces or more, which are lo-
cated either at natural grade or on a roof, shall be screened from
all adjoining zoning lots, including such zoning lots situated across
a street, by either:

(a) A strip at least four feet wide, densely planted with
shrubs or trees which are at least four feet high at the time
of planting end which are of a type which may be expected to
form a year-round dense screen at least six feet high within
three years, or

(v) An opague wall or barrier or uniformly painted fence of

fire-resistant material at least six feet high, but not more

than eight feet above finished grade (or above the roof level,
if on a roof).

In addition, such screening:
(a) Shall be maintained in good condition at all times,
(b) May be interrupted by normal entrances or exits, and

(¢) sShall have no signs hung or attached thereto other than
those permitted in Section 22-323 (Signs for parking areas).

24-67

Location of Access Near Schools, Parks, or Playgrounds

In all districts, as indicated, vehicular entrances or exits for all
permitted or required accessory off-street parking areas with more
than five spaces shall not be located within 300 feet of any exit or
entrance for & school (except trade schools for adults), any play-
ground accessory thereto, or any public k or public playground of
one-half acre or more, provided that the provisions of this Section
shall not apply:

(a) To a zoning lot which has no access to street frontages
unaffected by this restriction, or

(b) Toa zoning lot which has access to street frontages unaf-
fected by this restriction, if the Zoning Administrator deter-
mines that there is no practical possibility of designing the

off-street parking area without locating entrances or exits with-
in the restricted areas.

Underlined words in text are defined in Section 12-10.
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2464 2L-70

y[RB [R7 |[RB R OFF -STREET LOADING REGULATIONS

24-70 GENERAL PURPOSES

The following regulations on permitted and required accessory off-street loading
berths are adopted in order to provide needed space off public streets for loading
and unloading activities, to restrict the use of the streets for such activities, to
help relieve traffic congestion in residential areas within the City, and thus to
promote and protect the public health, safety, convenience, prosperity, and other
aspects of the general welfare.

DISTRICTS
24h-T1 Permitted Accessory Off-Street Loading Berths Rl [R2 [R3 |R4 ’RQ PG |IRT |RS |R9

R6 |RT [RS8 In all districts, as indicated, accessory off-street loading berths, R1|R2 |R3|Rk |R5 [R6 |[RT [RB|R9
open or enclosed, may be provided for resldences and for permitted
community facillity uses, under rules and regulations promulgated by
the Zoning Administrator, and subject to the provisions set forth in
Section 24-Th (Location of Berths), Section 24-T75 (Surfacing)

Section 24-76 (Screening), and Section 24-TT7 (Location of Access Near
Schools, Parks, or Playgrounds).

2472 Required Accessory Off-Street Loading Berths for Hospitals

In all districts, as indicated, for all new hospitals constructed Rl |R2 [R3 (R4 [R5 [R6 RS |R9
after the effective date of this resolution with at least 10,000
square feet but less than 300,000 square feet of floor area, at

- least one off-street loading berth, open or enclosed, shall be pro-
vided. For all new hospitals with 300,000 square feet or more of
floor area, one berth shall be provided for the first 300,000 square
feet and one additional berth shall be provided for each additional
R6|RT7|R8|R9 300,000 square feet. After the effective date of this resolutionm,
if any hospital is enlarged, the same requirements shall apply to
the enlarged portions of such hospital.

2473 Size of Berths

In all districts, as indicated, for all new hospitals, each required Rl |R2 |R3 |R4 [R5 [R6 ﬂlﬂim RO
off-street loading berth, open or enclosed, shall be at least 33
feet long, 12 feet wide, and 14 feet high. The dimensions of off-
street berths shall not include drivewsys or entrances to or exits
from such off-street berths.

24-Th Location of Berths

In all districts, as indicated, no permitted or required off-street Rl [R2 [R3 |[Rk& [RS [R6 [RT |RB |[R9
loading berth, and no entrance or exit thereto, shall be located
within 50 feet of the intersection of any two street lines, except
when the Traffic Department certifies that a location closer to the
intersection of any two street lines is not hazardous to traffic
safety and not likely to create traffic congestion. The requirements
for accessory off-street loading berths set forth in Section 24-T2
(Required Accessory Off-Street Loading Berths for Hospitals) and

= Section 24-73 (Size of Berths) shall not apply to any building as to
vhich the Department of Traffic has certified that there is no way
to arrange such berths in conformity with the provisions of this

Section.
R6|RT|RB| R
24-75 Surfacing
In all districts, as indicated, all permitted or required open off- im R2 3 [Rk [R5 R6 RT [RB [R9
street loading berths shall be surfaced with asphaltic or portland
cement concrete, or other hard-surfaced dustless material, at least
! six inches thick.
24-76 Screening
In all districts, as indicated, all ‘permitted or required open off- R1 [R2 [R3 |R& [RS [R6 [RT [RS |R9
street loading berths shall be screened from 2ll adjoining zoning
lots, including such zoning lots situated across &, street, by either:
; e SRR SOWE SERTE

Underlined words in text are defined in Section 12-10.
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24-76

RESTDENCE DISTRICTS

Screening, continued

(a) A strip at least four feet wide, densely planted with
shrubs or trees which are at least four feet high at the time
of planting eand which are of a type which may be expected to
form a year-round dense screen at least six feet high within
three years, or

(b) An opaque wall or barrier or uniformly painted fence of
fire-resistant material, at least six feet but not more than
eight feet above finished grade.

In addition, such screening:
(2) Shall be maintained in good condition at all times
(b) May be interrupted by normal entrances and exits, and

(c¢) Shall have no signs hung or attached thereto other than
those permitted in Section 22-32 (Permitted Accessory Signs).

LOADING REGULATIONS

2477

2477

Location of Access Near Schools, Parks, or Playgrounds

In all districts, as indicated, vehicular entrances or exits for all
permitted or required accessory off-street loading berths shall not
be located within 300 feet of any exit or entrance for a school (ex-
cept trade schools for adults), any playground accessory thereto, or
any public k or public playground of one-half acre or more, pro-
vided that the provisions of this Section shall not apply:

(a) To a zoning lot which has no access to street frontages unaf-
fected by this restriction, or

(b) To a zoning lot which has access to street frontages unaf-
fected by this restriction, if the Zoning Administrator deter-
mines that thHere is no practical possibility of designing the
off-street loading berths without locating entrances or exits
within the restricted aresas.

R3[Rb

RO

R6|RT

RS

R6 [RT

Underlined words in text are defined in Section 12-10.
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IING REGULATIONS
24-77

R5|R6|R7|RB[R9

R5|R6|RT|R8|RO

R5|R6[RT|R8|R9

Explanation of Regulation of Large-Scale Residential Developments

Large-scale developments have specisl significance in
the City's residential areas, in terms of both their
impact on adjacent sreas and the high proportion of
recently constructed dwelling units which are in
large-scale developments. A single large-scale de-
velopment may alter the social and economic life of
a eommunity, add a new dimension to its physical
character, and radically change the flow of traffic
as well as the need for such community facilities
as schools and parks. Since 1947, 62,000 dwelling
units have been constructed in residential projects
of 200,000 square feet lot area or more. These pro-
jects comprise 38 percent of the total privately
financed dwelling units constructed in the City in
this period. Large-scale developments constitute the
overwhelming proportion of redevelopment projects as
well.

Example of good large-scale residential develop-
ment, including well-located shopping centers.
Fresh Meadows, Queens.

In large-scale projects there is an opportunity for
freer and better design and better standards of open
space, which result in quelitstive improvement in 2
neighborhood. In spite of the fact that benefits
implicit in large-scale developments should be en-
couraged, many =oning ordinances either place such
projects in & virtuel straight-jacket as a result
of controls inappropriate for large scale projects,
or are lacking in controls even where needed. For
exasmple, traditional zoning controls over the spacing
of buildings, such as yard regulations, while appro-
priate and necessary for developments of single build-
ings upon single lots, are far too restrictive and
inexact for use in regulating large-scale develop-
ments. One of the great benefits of large-scale
developments is that buildings cen be spaced in
relation to their impact upon each other, rather than
upon their relation to a lot line. A very real zoning
problem is to permit maximum flexibility in the place-
ment of buildings as well as in taking advantsge of
orientation, topography, and other factors in site
planning, while preventing buildings on the interior
of large-scale developments from robbing other build-
ings as well as the surrounding open space of ade-
auate light and air.

Zoning regulations designed to guide large-scale pro-
jects should have the following four objectives:

1) To permit maximum flexibility in site plan-
ning.

2) To insure adequate protection for both the
residents of large-scale developments and
those of adjacent areas.

3) To provide regulstions applicable to both
.lerge- and small-scale projects.

4) To eliminate as much administrative review
as possible,

Much study was.devoted to designing zoning controls
which meet these objectives., The flexibility per-
mitted in site planning while maintaining adequate
standards for both residents of large-scale develop-
ments and those of adjacent areas will be discussed
below. The general regulations -- especially the
bulk regulations -- are designed to apply to both
large- and small-scale projects so that the large-
scale residential regulations deal only with those
aspects of large-scale developments requiring special
treatment.

As 8 basic principle in the preparation of the pro-
posed resolution, most of the large-scale regulations,
as well as other regulations, have been designed to
be "self-administering" -- i.e., they do not require
special administrative review. The two most important
regulations proposed are those controlling 1) the
minimum spacing between buildings and 2) the needed
convenience shopping facilities. Both regulations are
clearly stated in the basic text of the resolution
and require a minimum of either administrative review
or lengthy amendment procedures in order to accom-
modate large-scale developments. Regulations which are
"self-administering" permit 2 builder who complies
with the regulstions to build 2nd occupy his property
as a matter of right. Such regulations not only de-
crease the burden of review and enforcement activity
but also tend to substitute rule by law for rule by
man, thus reducing the opportunity for arbitrary ad-
ministrative action or abuse.

The primary regulations proposed for large-scale
residential projects, as outlined in the following
sections, deal with bulk controls, convenience shop-
ping facilities, and community facilities.

Bulk Controls

One of the more significant proposals in the proposed
resolution is the minimum building spacing formula
described earlier in the explsnation of residential
bulk controls, which achieves all of the four objec-
tives outlined previously. Maximum flexibility is
permitted in site planning while buildings on the
interior of large-scale projects are prevented from
robbing other buildings as well as the surrounding
open space of adequate light and 2ir. This formula
also has the advantage of being equally applicable to
small as well as large-scale developments. Therefore,
this essential aspect of large-scale developments does
not require special administrative review. As long as
a developer complies with the proposed regulations, he
may build and occupy as a matter of right.

Example of good spacing in large-scale develop-
ment such as would be encouraged by minimum
spacing formula. Queensview, Queens.
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Since the degree of impact of one building upon an-
other is primarily related to the building's height,
length, and distance from the other building, the re-
quired spascing between two or more buildings on a
zoning lot is dependent on their height snd length. 4s
explained earlier, the proposed spacing formula re-
quires that the distance between two buildings in-
crease as the combined height and length of their op-
posing walls increase. By adjusting the lemgth or the
height of one or more buildings in such & relastion-
ship, a developer can either place his buildings fair-
ly close to one another or separate them by a consid-
erable distance.

The great advantsge of the proposed minimum spacing
control is that it maximizes a builder's design
choices while preventing sny one building from being
placed in a position where it could seriously affect
the amount of light and air having access to another
building. Here again, as in the case of the density
controls and the Open Space Ratio control described
earlier, & direct control over the significent as-
pects of development can provide a great degree of
freedom to builders and architects.

The minimum spacing formula, plus the other proposed
bulk controls, is appropriste for both large- and
small-scale projects. However, when large-scale pro-
jects include two or more lots separated by public
streets or involve the closing of streets, the follow-
special treatment is proposed:

1) 1In order to facilitate better site plesnning
when a large-scale residential development
includes two or more zoning lots separated
by public streets, it is also proposed that
the City Planning Commission be permitted
to suthorize that bulk controls such as the
front yard, height, and setback regulations
which are too restrictive for large-scale
developments be waived subject to the City
Flenning Commission's determination that such
a waiver will achieve better site planning
and not be detrimental to surrounding lots.

as

Special treatment is also required in order
to control a corollary problem -- the inten-
sity of land use of large-scale developments
involving the closing of streets. It is pro-
posed that only one-half of the area of such
streets be counted as lot area for purposes
of determining the Floor Area Ratio, the Open
Space Ratio, a2and the permitted number of

102

dwelling units. To permit more than half of
the area of a closed street to be included
in the above calculations would result in an
intensity of development out of charascter
with that otherwise permitted.

Permitted Convenience Shopping Facilities
(Section 25-00)

In order to permit a2 large scale development to be
served by all necessary facilities and to avoid
lengthy and unwarrsnted smendment procedures, a
limited amount of controlled commercial develop-
ment is permitted in large-scale developments (and
considered as an accessory use), if the City Planning
Commission, finds that such facilities are needed and
are properly located. The uses so permitted are
limited to those included in Use Group 64, and con-
sist of those uses providing goods and services that
are required on a more or less daily basis. The smount
of space permitted to be devoted to such use -- two
percent of the totsl floor ares in the development --
represents a standard derived by determining the
square feet of convenience uses required per 1,000
persons, and the average smount of residential floor
area utilized for 1,000 persons. To further limit the
use of the shopping facilities to residents of large-
scale developments, the size of each commercial estab-
lishment is limited to 5,000 square feet.

Community Facilities (Section 25-20)

To prevent large-scale developments from overloading
community facilities, it is proposed that all such
proposed developments be submitted to the City Plan-
ning Commission for official review. If the Com-
mission determines that no new facilities will be
required in a neighborhood as a result of the develop-
ment, approval is granted. However, if on the basis
of reports from other City Departments, the Commission
determines that additional facilities sre required,
it may recommend that a site for one or more such
facilities be reserved within the proposed develop-
ment. If such a recommendation is made, the issuance
of a building permit for construction of the develop-
ment may be withheld for a period of three months.
During that time the City may initiate action to
reserve a8 site. However, the building permit csnnot
be withheld for this reason for longer than three
months. Basically, this control assures the City of
ample notice of any proposed major changes in resi-
dential aress resulting from large developments.

e
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25-00

LARGE-SCALE RESIDENTIAL DEVELOPMENTS
25-00

RESIDENCE DISTRICTS

Special Regulations Applying to Large-Scale
Residential Developments

Chapter

DEFIRITIONS

Excerpt from definition of accessory use

An "accessory use" includes:

(g) Ina large-scale residential development, an area (or areas) totaling not
more than two percent of the total floor area, which is used for commercial uses
listed in Use Group 6A, with no single commercial establishment occupying more
than 5,000 square feet of floor area, and provided that the City Planning Com-
mission makes the following special findings:

(1) That the commercial uses will be used primarily by the residents of
the development, and

(2) That the commercial uses will make available more convenient shopping
facilities for the residents of the development, and that they are so
located as not to interfere with residential or recreational areas in the
development, and

(3) That the commercial uses are so located that they will not create
traffic congestion or other obJjectionable influences affecting resi-
dential zoning lots outside the development.

Block

A "plock" is a tract of land bounded by streets, public parks, railroed rights-of-way,
airport boundaries, bulkhead lines (or shore lines, where no bulkhead lines have been
estsblished), or corporate boundary lines of New York City.

Large-scale residential development

A "large-scale residential development" includes any tract of land, containing one or
more zoning lots, which is developed for residential purposes under single ownership
or control, and which has either:

(a) An area of at least 20 acres, or

(b) An area of at least three acres, and a total of at least 500 dwelling units.

Street
A "street" is:
(a) A way shown on the City Map, or

(v) A way designed or intended for general public use to provide a principal
means of approach for vehicles or pedestrians from a way shown on the City Map
to a building or other structure, and which performs the functions usually
assoclated with a way shown on the City Map. A driveway which serves only to
give vehicular access to an accessory parking or loading facility, or to allow
vehicles to take on or discharge passengers at the entrance to a building, shall
not be considered a street.

Zoning lot

A "zoning lot" is a single tract of land, located within a single block, which, at
the time of filing for a building permit, is designated by its owmer or developer as
a tract to be used, developed, or built upon as a unit, under single ownership or
control.

A zoning lot may be subsequently subdivided into two or more zoning lots subject to
the provisions of this resolution. A zoning lot therefore may or may not coincide
with a lot as shown on the official tax maps of the City of New York, or on any re-

corded subdivision plat or deed.

Underlined words in text are defined in Section 12-10.
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25-10

25-10 GENERAL PROVISIONS
25-30

In this resolution, large-scale residential developments are in general governed by
the same use and bulk regulations which apply to smaller buildings or developments.
However, a few special provisions, set forth in this Chapter, deal with problems

which arise only in connection with large-scale residential developments and apply

only to such developments.

In addition to the provisions of this Chapter, large-scale residential developments
in Residence Districts may include as an accessory use, in addition to the regularly
permitted uses, a limited area devoted to specified commercial uses.

25-20 PROVISION OF PUBLIC FACILITIES IN CONNECTION WITH LARGE-SCALE RESIDENTIAL
DEVELOPMENTS

The following regulations epply to all large-scale residential developments, as a
condition precedent to the issuance of a building permit.

25-40

25-21 Report by Planning Commission

Within one month after a request from the Zoning Administrator, the City Planning
Commission shall meke a report, based upon information from the Board of Education
and other appropriate City Departments, on the anticipated effect of the proposed
development on the existing capaclty of schools or other public facilities serving
the area in which the proposed development is to be located.

25-22 If No Additional Public Facillities Needed

If the Commission reports that the proposed development will not require any sig-
nificant addition to the public facilities serving the neighborhood, then the re-
quirements of this Section shall be considered to be satisfied.

25-23 If Additional Public Facilities Needed

If the Commission reports that the proposed large-scale residential development can
be expected to create a need for one or more new public facilities in the neighbor-
hood, the Commission may, in its discretion, recommend that a site for one or more
such facilities should be reserved within the site of the proposed development. If
the Commission does so recommend, the issuance of a building permit shall be with-
held for a period not to exceed three months. In such a case, the requirements of
this Section shall be considered to be satisfied:

(a) If, within a period of less than three months, the developer and the
appropriate City officials have agreed on the reservation of such a site or
sites, or official proceedings have been initiated to authorize acquisition
of such a site or sites, or if necessary to amend the capital budget to in-
clude the project as a prerequisite to site acquisition, or

(b) In any event, at the expiration of the above-mentioned period of three [
months .

25-30 FLOOR AREA RATTO, FRONT SETBACK, AND FRONT YARD REGULATIONS IN LARGE-
SCALE RESIDENTIAL DEVELOPMENTS WITH INTERICR PUBLIC STREETS

Where a large-scale residential development includes two or more zoning lots separated
by public streets, the City Planning Commission may authorize the permitted floor area
and required open space for all zoning lots within the development to be distributed
without regard for zoning lot lines, and may authorize the location of buildings with-
out regard for the front yard and height and setback regulations which would otherwise
apply along portion!‘ﬁf‘!%%!Ets wholly within the development, provided that in each
case the Commission shall make the following special findings:

Underlined words in text are defipned in Section 12-10.
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RESIDENCE DISTRICTS LARGE-SCALE RESIDENTIAL DEVELOPuzgﬁg
25

FLOOR AREA RATIO, FRONT SETBACK, AND FRONT YARD REGULATIONS IN LARGE-
SCALE RESIDENTIAL DEVELOFPMENTS WITH INTERIOR PUBLIC STREETS, continued

(a) That the waiver of such requirements will permit better site planning and
will thus benefit both the residents of the developrent and the City as a whole.

(b) That the waiver of such requirements will not in any way reduce the require-
ments of this resolution for the required minimum distance between buildiggs on
a single zoning lot, or for off-street parking spaces.

(c) That the waiver of such requirements will not unduly increase the bulk of
buildings in any block, to the detriment of the occupants of the block or nearby
blocks.

(d) That the waiver of such requirements will not adversely affect any other
zoning lots outside the development, by restricting access to light and air or
by creating traffic congestion.

PERMITTED INCREASE IN BULK AND DENSITY FROM STREET CLOSINGS

If one or more streets are closed in connection with a large-scale residential de-
velopment, not more than one-half the area of such closed street or streets may be
included in the total lot area for purposes of determining the maximm permitted
floor area ratio, the minimum required cpen space ratio, and the maximum number of
dwelling units (or rooming units) permitted by the minimum required lot area per

dwelling unit regulations.

Underlined words in text are defined in Section 12-10.
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31-00

the general welfare.
ie purposes:

ARTICLE II
COMMERCIAL DISTRICT REGULATIONS

Chapter 1 Statement of Legislative Intent

GENERAL PURPOSES OF COMMERCIAL DISTRICTS

The Commercial Districts established in this resolution are designed to promote and
protect public health, safety, comfort, convenlence, prosperity, and other aspects of
These general goals include, among others, the following specif-

(a) To provide sufficient space, in approrriate locations in proximity to resi-
dential areas, for local retail development catering to the regular shopping
needs of the occupants of nearby residences, with due allowance for the need for
a choice of sites.

(b} To provide appropriate space, and in particular sufficient depth from a
street, to satlsfy the needs of modern local retail development, including the
need for off-street parking spaces in areas to which a large proportion of
shoppers come by automobile, and to encourage the natural tendency of local re-
tail development to concentrate in continuous retail frontage, to the mutual
advantage of both consumers and merchants.

(c) To protect both local retail development and nearby residences against
fire, explosions, toxic and noxious matter, radiation, and other hazards, and
against offensive noise, vibration, smoke and other particulate matter,
odorous matter, heat, humidity, glare, and other objectionable influences.

(d) To protect both local retail development and nearby residences against
congestion, particularly in areas where the established pattern is predominantly
residential but includes local retail uses on the lower floors, by regulating
the intensity of local retall development, by restricting those types of estab-
lishments which generate heavy traffic, and by providing for off-street parking
and loading facilities.

(e) To provide sufficient and appropriate space, and in particular sufficient
depth from the street, to meet the needs of the City's expected future economy
for modern commercial floor space in central, major, or secondary commercial
centers, including the need for off-street parking space in areas where a large
proportion of customers come by automobile, with due allowance for the need for
a cholce of sites, and to encourage the natural tendency of commercial develop-
ment to concentrate in continuous retail frontage, to the mutual advantage of
both consumers and merchants.

(f) To protect commercial development in central, mejor, or secondary com-
mercial centers, so far as is possible and appropriate in each drea, against
fire, explosions, toxic and noxious matter, radiation, and other hazards, and
against offensive noise, vibration, smoke and other particulate matter, odorous
matter, heat, humidity, glare, and other objectionable influences.

(g) To protect commercial development in central, major, or secondary com-
mercial centers against congestion, as far as possible, by limiting the bulk of
buildings in relation to the land around them and to one another, by restricting
those types cf establishments which generate heavy traffic, and by providing for
off-street parking and loading facilities.

(h) To provide sufficient space in appropriate locations for all types of com-
mercial and miscellaneous service activities, with due allowance for the need
for a choice of sites.

(j) To provide freedom of architectural design, in order to encourage the
development of more attractive and economic building forms, within proper
standards.

(k) To promote the most desirable use of land in accordance with a well-
considered plan, to promote stability of commercial development, to strengthen
the economic base of the City, to protect the character and established pattern
of desirable development in each area, to conserve the value of land and build-
ings, and to protect the City's tax revenues.

106

31-12

31-10

31-11  Cl

The
of
cu

de

pr
ec
13

1Q

A+ d s A

31-13 !

31-1k

31-15

31-16

31-1

31



31-10

31-11

31-12

31-13

31-14

31-15

31-16

31-17

31-18

- COMMERCTAL DISTRICTS STATEMENT OF
LEGISLATIVE INTENT
31-10

PURPOSES OF SPECIFIC COMMERCIAL DISTRICTS

cl Local Retail Districts

These districts are designed to provide for local shopping and include a wide range
of retail stores and personal service establishments which cater to frequently re-
curring needs. Since these establishments are required in convenient locations near
all residential areas, and since they are relatively unobjectionable to nearby resi-
dences, these districts are widely mapped. The district regulations are designed to
promote convenient shopping and the stability of retail development by encouraging
continuous retalil frontage and by prohibiting local service and manufacturing estab-
lishments which tend to break such continuity.

ce Local Service Districts

These districts are designed to provide for a wide range of essential local services
not involving regular local shopping. Since these establishments are less frequently
visited by customers, they tend to break the continuity of prime retail frontage and,
therefore, hamper the development of convenient shopping. The permitted services
create relatively few objectionable influences for nearby residential areas.

c3 Waterfront Recreation District

This district is designed to provide for the growing recreational activities of
pleasure boating and fishing by permitting rental, servicing, and storage of boats in
appropriate waterfront areas, normally adjacent to residential development.

chk General Commercial Districts

These districts comprise the City's major and secondary shopping centers, which provide
for occasional family shorping needs and for essential services to business establish-
ments over a wide area, and which have a substantial number of large stores generating
considerable traffic. The district regulations are designed to promote convenient
shopping and the stability of retail development by encouraging continuous retail front-
age and by prohibiting service and menufacturing establishments which tend to break up
such continuity.

C5 Restricted Central Commercial Districts

These districts are designed to provide for office buildings and the great variety of
large retail stores and related activities which occupy the prime retail frontage in
the central business district, and which serve the entire metropolitan region. The
district regulations also permit a few high-value custom manufacturing establishments
which are generally assoclated with the predominant retail activities, and which depend
on personal contacts with persons living all over the region. The district regulations
are also designed to provide for continuous retail frontage.

cé General Central Commercial Districts

These districts are designed to provide for the wide range of retail, office, amuse-
ment, service, custom manufacturing, and related uses normally found in the central
business district, but to exclude non-retail uses which generate a large volume of
trucking.

CcT Commercial Amusement District

This district is desligned to permit large open commercial amusement parks and is mapped
in only a few areas.

c8 General Service Districts

These districts are designed to furnish necessary services for a wider area than is
served by the Local Service Districts. Since these service establishments often in-
volve obJjectionable influences, such as noise from heavy service operations and large
volumes of truck traffic, they are incompatible with both residential and retail uses.
New residential development is excluded from these districts.
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Explanation of Commercial Use Regulations

The extraordinary range of types of commercial activ-
ity in the City of New York is the greatest of any
city in the United States and perhaps in the world.
This variation occurs between the broad categories of
commercial uses as well as within these categories.
The broad categories of commercial activities range
from retail centers, to commercial amusement areas
such as Coney Island, to general service areas in-
volving such heavy operations as automobile repair,
large dry cleaning establishments, and laundries.
Within the retail category the range is especially
broad -- extending from small groups of grocery and
related stores serving a neighborhood, to the major
outlying shopping centers such as Flushing, Jamaica,
and Fordham Road serving large areas of the City, to
the great concentrations of retail stores in the
Central Business District serving the entire City and
the region.

To impose on this diverse commercial pattern an over-
simplified set of commercial districts would be very
unwise. One of the most serious defects of the present
resolution is the fact that the present districts are
inappropriate properly to guide the development of
New York's commercial areas. Often this means the
lumping together of incompatible uses which should be
segregated from one another, as well as the failure in
many instances adequately to protect adjacent resi-
dential areas from excessive traffic and other nui-
sances. In addition, an inadequate system of use
districts frequently necessitates recourse to special
administrative action in order to meet the problems
continually arising.

The Commercial Use Groups

In order to determine the number and types of com-
mercial districts needed in the City, all anticipated
uses of land in New York City have been classified
into groups on the basis of an analysis of their
similarity of function as well as compatibility with
one another and with adjacent districts, as described
in the explanation preceding the proposed residential
use regulations (Chapter 2 of Article II of the pro-
posed resolution). These groups of uses -- called Use
Groups -- constitute a simple method of establishing
what types of uses are permitted in each district and
constitute the basis of the proposed regulations of
the use of land. The Use Group device is also espe-

cially adaptable in achieving the unique combination -

of uses required for each of the proposed Commercial
Districts.

The development of the commercial Use Groups had its
origin in a detailed field study of the City's com-
mercial land use pattern in relation to the functions
of the various types of commercial areas. The use
districts which evolved from this study and the Use
Groups comprising them primarily reflect- the need for
separating certain types of economic functions, first,
on the basis of their relationship to the areas they
serve and, secondly, on the basis of their compati-
bility with one another. The preliminary Use Groups
were field tested block by block in all five boroughs
in the process of preparing new zoning maps. A number
of revisions and refinements were made after detailed
consideration of the relationship of the proposed dis-
tricts to existing conditions and problems in various
parts of the City.

All commercial uses permitted in the proposed Com-
mercial Districts have been classified into twelve Use
Groups -- Groups 5 to 16, inclusive. Each Use Group,
with its general description and the list of uses
comprising it, is set forth in Section 32-10 of the
proposed resolution and is accompanied by a columnar
chart showing the districts in which it is permitted.
There is additional discussion of the commercial Use
Groups later in this section as a part of the descrip-
tion of the various Commercial Districts.

The structure of the commercial Use Groups and, in
turn, the proposed Commercial Districts, are based on
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three primary concepts. These are: 1) the relative
function of the various types of commercial districts,
including their relative service areas; 2) the com-
patibility of the commercial uses with one another;
and 3) their compatibility with the uses typically
located in adjacent distriets. These concepts are
discussed in the following explanation of the pro-
posed Commercial Districts.

Proposed Commercial Districts

Eight new Commercial Districts -- Cl to C8 -- are
proposed. These districts can be classified into five
primary types:

1) Two districts designed to service local area
needs -- Cl and C2.

2) A district designed for the primary and
secondary outlying shopping centers serving
extensive service areas -- C4.

3) Two districts designed for the Central Busi-
ness Districts and catering to the retail and
commercial needs of the entire City and
metropolitan region -- C5 and C6.

4) A district designed to accommodate extensive
repair and service activities -- C8&.

5) Two districts designed for single specialized
purposes as described below -- C3 and C7.

The proposed Commercial Districts, as well as the
considerations affecting the designation of these
districts in various parts of the City, are described
below.

Cl (Local Retail) Districts

Cl Districts permit uses listed in Use Group 6, and are
designed to provide for the local shopping facili-
ties required regularly by nearby residents. These
facilities include a large number of retail and per-
sonal service uses, which in the aggregate are capable
of satisfying a wide range of needs. In catering to
similar shopping habits, such uses contribute to a
mutual interchange of customers. Experience with
shopping centers has demonstrated that stores which
attract customers who are in turn prospects for ad-
jacent retail establishments are highly beneficial to
the entire commercial concentration or center.

Typical new strip commercial development with
uses characteristic of a Cl District.

Because these districts are closely related to the
residential areas they serve, particularly in medium-
and high-density areas, it is important to limit the
intensity of commercial development to levels which
are consistent with the adjoining residential areas.
Department stores and other large establishments are
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therefore not permitted, because they generate ex-
cessive pedestrian and vehicular traffic originating
outside the immediate residential neighborhcod. The
supplementary use regulations further limit commercial
uses in the Cl Distriets to two floors and do not
permit them above the ground floor in buildings partly
occupied by residential uses.

C2 (Local Service) Districts

C2 Distriets permit uses listed in Use Groups 6 to
9, inclusive. Like the Cl Districts, they are primarily
designed to serve local residential areas. However,
the additional uses permitted in this district, such
as upholstery and contractors' shops, are not the type
which are compatible with good local retail shopping
development. Since such service uses draw customers
infrequently and only for special purposes, they pro-
duce "dead spots" in retail shopping frontages. They
do provide essential services, however, and are not
particularly obnoxious to adjacent residential areas.

The C2 District has also frequently been designated in
areas adjacent to major and secondary retail shopping
centers in order to provide needed frontage for such
services as clothing and costume rental establish-
ments, as well as such establishments as blueprinting
shaps serving business customers mainly concentrated
in the larger centers.

As in Cl Districts, large retail establishments, like
department stores, are not permitted. The commercial
uses which are permitted are limited to two floors and
may not locate above the ground floor in buildings
partly occupied by dwelling units.

C% (Waterfront Recreation) Districts

C2 Districts permit uses listed in Use Group 14 and
are designed for the express purpose of protecting and
encouraging recreational boating activities in water-
front areas properly located for this purpose. Since
this is the sole purpose of the district, permitted
commercial uses, with the exception of restaurants,
are limited to those which provide necessary services
for this type of activity and do not adversely affect
adjacent residential areas.

Boat docking and servicing facilities at City
Island, Bronx.

C4 (General Commercial) Districts

Use Groups 6, 8, 9, 10, and 12 are permitted in C4
Distriets, which are designed for major and secondary
centers outside the Central Business Districts of Nan-
hattan and downtown Brooklyn. The largest retail es-
tablishments, including department stores, variety,
furniture, appliance, and carpet and rug stores are
permitted in this district. All these establishments
depend on relatively large service areas containing
large numbers of potential customers. The C4 District
is therefore designed for intensive commercial activ-
ity. Night clubs, dance halls, indoor skating rinks,
arenas, and other entertainment establishments are
alsoc permitted, since the level of noise and traffic
characteristic of these uses is consistent with the

general level of activity. Some of the service uses
permitted in C2 Districts are also permitted in C4,
but in order to prevent interruption of retail front-
age, those which can function elsewhere are not per-
mitted on the ground floor street frontage.

C5 (Restricted Central Commercial) Districts

C5 Districts permit uses listed in Use Groups 6, 9, 10,
and 11, and are designed to accommodate central
office, retail, and wholesale activities of city-wide,
regional, and national significance. This district has
been designated on the zoning maps exclusively in mid-
town and lower Manhattan and in downtown Brooklyn. In
these areas are located a large share of the City's
total office space; the largest retail stores with the
widest variety of retail shopping opportunities;
wholesale offices and showrooms serving regional and
national markets; a few types of light custom manu-
facturing uses; and many services essential to the
business establishments and the large daytime popu-
lations of these areas as well as to the residents of
the entire metropolitan area.

C5 Districts are designed to accommodate all these
principal activities and to create conditions favor-
able to their proper functioning. It is for this reason
that many of the service uses permitted in C2 Dis-
tricts, primarily amusements and services to local
residents, are not permitted here, since they would
not be compatible with the principal functions of C5
Districts. Cther uses which are essential in the dis-
trict, such as wholesale establishments, custom manu-
facturing, and services such as printing, blueprinting,
shoe and hat repair shops, and dry cleaners, are
permitted only if they locate above or below the
ground, or if on the ground floor, not closer than 50
feet to the front wall of the building. This regu-
lation is designed to protect high-value retail front-
age from damaging interruption by uses which do not
contribute to the interchange of customers. Because of
the distinetive character of C5 Districts, signs are
restricted to a smaller size than that permitted in
C6 (General Central Commercial) Districts described
below, and no illuminated signs are permitted.

C6 (General Central Commercial) Districts

Use Groups 6 to 12, inclusive, are permitted in C6
Districts.' They are designed to provide for all the
varied and specialized commercial activities requiring
a central location. Many of these activities are
accommodated in C5 (Restricted Central Commercial)
Districts as well, but a number of additional service
and entertainment uses are provided for in the General
Central Commercial Districts. These include all the
amusement, service, and repair uses permitted in C2
(Local Service) Districts and the large entertainment
uses permitted in C4 (General Commercial) Districts.

Retail shopping is an important but not usually a
major function in C6 Districts. Throughout most of the
central commercial areas where this district is zoned,
the uses involving intensive employment on the upper
floors are dominant and the ground floor uses provide
services for these businesses and for these employees.
For this reason, the provisions of the C4 and C5
Districts restricting the use of ground floor street
frontage would not be reasonable or consistent with
the principal functions of the C6 Districts.

C7 (Commercial Amusement) Districts

C7 Districts provide locations for large commercial
amusement parks such as those in Coéney Island. A
special distriet is needed for these uses, because the
noise and traffic generated would be very objection-
able in all other Commercial Districts.

C8 (General Service) Districts

All commercial Use Groups except Use Group 15 are
permitted in C8 Districts, which are designed pri-
marily to accommodate automotive and other service
establishments which by the nature of their operations
tend to be objectionable to adjacent residential
areas. However, such uses provide essential services




to residents and business establishments and are
needed in proximity to the areas they serve. Their
service areas on the average are roughly comparable to
those of small secondary centers. '

Among the permitted uses typically locating in these
districts are: automobile dealers, repair garages,
gasoline service stations, auto laundries, contrac-
tors' shops with storage of materials and equipment,
small welding and machine shops, and minor open amuse-
ment uses such as golf driving ranges, miniature golf,
and small kiddie parks. From the standpoint of adja-
cent residential areas, these uses are freguently more
objectionable than typical light manufacturing estab-
lishments. However, they provide services which are
needed in areas where manufacturing uses are neither
needed nor appropriate, and for this reason they
cannot be restricted to Manufacturing Districts. By
permitting them in a district designed especially for
them, it has been possible to designate limited areas
in which they may locate most appropriately and where
manufacturing establishments should not be allowed to
usurp the space they need.

C8 Districts are typically located along major traffic
arteries where concentrations of automotive uses have
developed, and also at the edges of large secondary
and major centers, where they can conveniently serve
both residents and business establishments.

Uses typically found in proposed C8 District.
Residences obviously do not combine well with
these uses. Bronx.

The objectionable features typically associated with
C8 Districts will be controlled to some extent by
application of the performance standards for M1 Dis-
tricts, as set forth in Section 42-20 of the proposed
resolution, to all uses of a semi-industrial nature in
Use Groups 11 and 16 whiech involve production, pro-
cessing, or repairs (See Supplementary Use Regula-
tions, Section 32-43). Notwithstanding these controls,
the activities permitted in these districts necessar-
ily create an environment unfavorable to residential
uses, which are therefore excluded.

Uses Permitted by Special Permit (Section 32-30)

A number of uses not permitted in Commercial Distriects
by right, are permitted by special permit if appli-
cable standards controlling the issuance of permits
are met. The types of uses subject to these regula-
tions are comparatively few in number and, with the
exception of gasoline service stations and parking
lots and garages, the number of establishments of each
type will also be small. The common characteristic
differentiating them from other uses is the fact that
they may or may not be appropriate in a particular
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district depending on conditions in the surrounding
areas and upon their situation, design, site layout,
and operation as these relate to the district in whieh
they seek to locate.

The special use regulations as they apply to Commer~
cial Districts govern several large traffic-generating
uses such as arenas, stadiums, and children's amuse=
ment parks, as well as parking lots and garages in
excess of the maximum capacity established for these
uses in the various Use Groups. These uses involve
planning problems affecting a wide area and are there-
fore made subject to the administrative control of the
City Planning Commission. Other uses, such as gasoline
service stations, involving potentially troublesome
local effects, are appropriately controlled by the
Board of Standards and Appeals.

Supplementary Use Regulations (Section 32-40)

The supplementary use regulations contain important
restrictions which apply to all uses in the districts
specified. Included are provisions relating to the
enclosure of uses within buildings; limitations upon
the location of commercial uses within buildings,
particularly within buildings partly occupied by
dwelling units; performance standards for the general
service and light manufacturing uses permitted in the
C8 District; and controls on the location of gasoline
service stations near schools, parks and playgrounds.
These regulations are basically qualifications gov-
erning the permissibility of uses in the various dis-
tricts. Some of them, particularly those controlling
location within buildings, are so widely applicable
and of such major importance that they significantly
affect the character of the districts, as was evident
in the earlier description of the districts.

Special Provisions Applying Along District Boundaries
(Section 32-50)

These regulations place restrictions on commercial
development near the boundaries of Residence Dis-
tricts. Since Residence District boundaries traverse
the vast majority of blocks in which Commercial Dis-
tricts are designated, these regulations are widely
applicable. The location of business entrances, show
windows, and signs is the primary focus of these
regulations. Along principal commercial frontages the
restrictions apply within 20 feet, and on the side
streets within 75 feet, of the Residence District
boundary. In both situations, the purpose is to pro-
tect residential development at the district boundary.

Sign Regulations (Section 32-60)

The regulations proposed in this section are patterned
in their basic concept on those already in effect in
the present resolution, but contain considerably more
variation as applied in different districts. In
general, the permitted size of signs is greater in the
General Commercial and General Service Districts (C4,
C6, and C8) than in Local Retail and Service Districts
(C1 and C2), where the protection of adjacent resi-
dential areas is important and large attention-getting
business signs are neither necessary nor appropriate.
C5 (Restricted Central Commercial) Districts are sub-
jeet to the same size restrictions as the Cl and C2
Districts, with an outright ban on illuminated signs.
In Commercial Amusement Districts (C7) and in C6-3
Districts, which are confined to the vicinity of Times
Square, business and advertising signs are not re-
stricted, in keeping with the well-established char-
acter of these districts. Present regulations forbidding
signs within 200 feet of, and visible from, a public
park or arterial highway are incorporated in the
proposed resolution.
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Chapter 2

GENERAL PROVISIONS

In order to carry out the purposes and provisions of this resolution, the uses of
buildings or other structures and of tracts of land have been classified and com-

bined into Use Groups.

COMMERCTAL DISTRICTS

Use Regulations

to describe and clarify the basic characteristics of that Use Group.

separately therein, are permitted in Commercial Districts as indicated in Sections

32-11 to 32-2%, inclusive.

USE REGULATIONS

A brief statement is inserted at the start of each Use Group
Use Groups 1,
2, 3, 4, 5,6, 7, 8,9, 10, 11, 12, 13, 14, 15, and 16, including each use listed

The following chart sets forth the Use Groups permitted in the Commercial Districts.

USE GROUPS PERMITTED

IN COMMERCIAL DISTRICTS

32-00
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USE GROUPS
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Whenever a use is specifically listed in a Use Group and also could be construed to
be incorporated within a more inclusive use listing, eithzr in the same or another

Use Group, the more specific listing shall control.

The letters A, B, C, D, E, F, or G in the column entitled Parking Requirement Cat-
egory following a use listed in Sections 32-13 to 32-24, inclusive, refer to the

7

N

classification of commercial uses to determine required accessory off-street parking
spaces as set forth in the table in Section 35-21 (General Provisions).

The uses listed in the various Use Groups set forth in Sectioms 32-11 to 32-24, in-

clusive, are also listed in alphabetical order in the Index at the end of this reso-
lution, for the convenience of those using the resolution.
difference in meaning or implication between the text of these Use Groups and the
text of the Index, the text of these Use Groups shall prevail.

Underlined words in text are defined in Section 12-10.
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COMMERCIAL DISTRICTS

Parking
Require=-
ment

32-11 Use Groups 1 and 2

Use Groups 1 and 2, as set forth in
Section 22-11 and Section 22-12.

32-10 USES FERMITTED AS OF RIGHT Category

USE REGULATICNS
32-10

Cl

c2

Co

CT

8 |

cl

32-12 Use Groups 3 and L

Use Groups 3 and 4, as set forth in
Section 22-13 and Section 22-14,

cl

c2

[C3

chk

C5

32-13 Use Group 5

Use Group 5 consists of hotels used primarily for
transient occupancy.

A. TRANSIENT RESIDENTIAL USES

Hotels, transient

B. ACCESSORY USES

C1

C2

IC3

C5

c6

32-1} Use Group 6

Use Group 6 consists primarily of retail stores
and personal service establishments which:

(1) Provide for a wide variety of local
consumer needs, and

(2) Have a small service area and are,
therefore, distributed widely throughout
the City.

Public service establishments serving small areas
are also included. Retail and service establish-
ments are listed in two sub-groups, both of which
are permitted in all Cl Districts.

The uses listed in A below are also permitted
within large-scale residential developments, to
provide daily convenience shopping for residents

of the development.
A. CONVENIENCE RETAIL OR SERVICE ESTABLISHMENTS

Bakeries, provided that floor area used for
production shall be limited to 750
square feet per establishment

Barber shops

Beauty parlors

Drug stores

¥ Dry cleaning or clothes pressing establish-
ments or receiving stations dealing
directly with uvltimate consumers, 1i-
mited to 2,000 square feet of floor
area per establishment, and provided
that only solvents with a flash point
of not less than 138.2 degrees Fahren-
heit shall be used, and total aggre-
gate dry load capacity of machines
shall not exceed 60 pounds.

Eating or drinking places, including enter-
tainment by not more than one person,
and also including outdoor table ser-
vice

Food stores, including supermarkets, gro-
cery stores, meat markets or delicat-
essen stores

Hardware stores

* Laundry establishments, hand or auwtomatic
self -service

Package liquor stores

Post offices

% In a C5 District, a use in Use Group 6, marked with an asterisk,

shall not be located on the ground floor of a building unless

such use is at least 50 feet from the front wall of the building

in which it is located, as provided in Section 32-423 (Limit-
ation on ground floor location).

Underlined words in text ere defined in Section 12-10,
112
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32-10 COMMERCIAL DISTRICTS USE REGULATIONS
32-14,continued
Parking
C Require-
IR aait DISTRICTS
Category [C1 [c2 JC3 |c% |C5 Jtb 1C7 JCB |
3 32-1L Use Group 6, continued c1 ez ch |cs |c6 |cT |cB
% Shoe or hat repair shops B
Stationery stores B
——— - Tailor or dressmaking shops, custom, includ- B
ing repairs
cT |c8 Variety stores, limited to 10,000 square B
feet of floor area per establishment
E. OFFICES
=|=T= Offices, business, professional, or governmental o
c7 |c8 C. RETAIL OR SERVICE ESTABLISHMENTS
Antique stores B
Art galleries, commercial B
Artists' supply stores B
Automobile supply stores, with no repair services B
Banks, including drive-in banks B
Bicycle sales B
Book stores B
Candy or ice cream stores B
Carpet, rug, linoleum, or other floor covering c
= stores, limited to 10,000 square feet of
floor area per establishment
cT |c8 Chiropodist or podiatrist offices B
Cigar or tobacco stores B
Clothing or clothing accessory shops, limited B
to 10,000 square feet of floor area per
establishment
Dry goods or fabrics stores, limited to 10,000 B
square feet of floor area per establishment
Electrical or household appliance stores, limited B
to 10,000 square feet of floor area per est-
ablishment
Florist shops B
* Frozen food lockers B
Furniture stores, limited to 10,000 square feet c
of floor area per establishment
Furrier shops, custom, including repairs B
! Gift shops B
I Interior decorating establishments, provided B

that floor area used for processing, ser-
vicing or repairs shall be limited to 750
square feet per establishment
Jewelry or art metal craft shops
Leather goods or luggage stores
* Loan offices
* Locksmith shops
Medical or orthopedic appliance stores
* Meeting halls
Millinery shops
Music stores
Newsstands, open or enclosed
Optician or optometrist establishments
Paint stores
Pet shops
* Photographic develoring or printing establishments
Photographic equipment or supply stores
Photographic studios
Picture framing shops
Record stores
Seed or garden supply stores
Sewing machine stores, selling household machines
only
Shoe stores
Sporting or athletic goods stores
Stamp or coin stores
* Studios, music, dancing, or theatrical
Telegraph offices
Television or radio stores
Toy stores
Travel bureaus
Typewriter sales stores, with incidental repairs
Wallpaper stoies
Watch or clock stores or repair shops

QU oawdy oo DoowdodwQow

* In a C5 District, a use in Use Group 6, marked with an asterisk,
shall not be located on the ground floor of a building unless
such use is at least 50 feet from the front wall of the building
in which it is located. See Section 32-423 (Limitation on ground
floor location).

Underlined words in text are defined in Sectiom 12-10.
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COMMERCIAL DISTRICTS

Use Group 6, continued

32-14
D. PUBLIC SERVICE ESTABLISHMENTS

Court houses
# Electric or gas substations serving a dis-
tribution area
Fire or police stations
* Telephone exchanges
* Water or sewage pumping stations

E. ACCESSORY USES

Parking
Require-
ment
Category

oaQa

USE REGULATIONS
32-15

DISTRICTS

Ch__[C5

(S: 0

T6 [CT

C1

32-15 Use Group 7

Use Group T congists primarily of home mainten-
ance or repair services which:

(1) Fulfill recurrent needs of residents
in nearby areas, and

(2) Heve a relatively small service area
and are, therefore, widely distributed
throughout the City, and

(3) Are incompatible in primary retail
districts since they break the continuity
of retall frontage.

A, TRANSIENT RESIDENTIAL USES

Motels or tourist cabins

Trailer camps, provided that the total lot
area of the zoning lot shall include
not less than 2,000 square feet per
trailer, that a 30 foot rear yard
and 20 foot front and side yards shall
be provided, and that the minimum dis-
tance between individual trailers
shall be 16 feet

B. RETAIL OR SERVICE ESTABLISHMENTS

Bicycle rental or repair shops

Electrical, glazing, heating, painting,
paper hanging, plumbing, roofing or
ventilating contractors' establish-
ments, limited to 2,500 square feet
of floor area per establishment

Exterminators

Monument sales establishments, with inci-
dental processing to order, but not
including the shaping of headstones

Moving or storage offices, with storage
limited to items for retail sale and
to 1,500 square feet of floor area
per establishment

Refreshment stands, drive-in, serving cus-
tomers in parked motor wvehicles

Sign painting shops, limited to 2,500
square feet of floor area per est-
eblishment

Taxidermist shops

Undertakers or funeral parlors

Venetian blind, window shade, or awning
shops, custom, including repairs,
limited to 2,500 square feet of floor
area per establishment

aQa

* In a C5 District, a use in Use Group 6, marked with an asterisk,
shall not be located on the ground floor of a building unless such
' b

use is at least 50 feet from the front wall of ©

in

uildi
which it is located, as provided in Section 32-423 {Limitation on

ground floor location).

Underlined vords in text are defined in Section 12-10.
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JSE REGULATICNS COMMERCTIAL DISTRICTS USE REGULATIONS

32-15 32-16
Parking
Require-
ment DISTRICTS
6 [CT [CB Category [CL [Ce |C3 |CW JC5 Jc6 JCT_|CB
% |er |c8 32-15 Uge Group 7, continued c2 c6 |cT |8

C. WHOLESALE ESTABLISHMENTS

Wholesale establishments, with not more C
than 1,500 square feet of accessory
storage per establishment

D. AUTOMOTIVE SERVICE ESTABLISHMENTS

Automobile glass or mirror shops c
Automobile seat cover or convertible c
top establishments, selling or
installation
#=‘ Tire sales establishments c

°

c7T |cB E. ACCESSORY USES

32-16 Use Group 8 |c2 chk c6 |cT |cB

Use Group 8 consists primarily of amusement
or service establishments which:

(1) Are appropriate in local service
districts to serve nearby residential
areas, or

(2) Depend on a wide service radius
and may appropriately be located in
secondary or major commercial centers.

Since these establishments are generally pat-
ronized by customers for special purposes not
assoclated with retail shopping, they are
appropriate neither in local shopping areas
nor in the restricted central commercial areas.

A. AMUSEMENTS

* Billiard parlors or pool halls D

# Bowling alleys, limited to 5,000 square D
feet of floor area per establishment

Theaters E

B. RETAIL OR SERVICE ESTABLISHMENTS

Automobile driving schools

Clothing or costume rental establishments

Musical instrument repair shops

Pawn shops

Television, radio, or household appliance
repair shops

Typewriter or other small business
machine repair shops

* Upholstering shops dealing directly with C

consumers

* %k k %k
aaacaaq

*
a

C. PUBLIC SERVICE ESTABLISHMENTS

Prisons

D. AUTOMOTIVE SERVICE ESTABLISHMENTS

Commercial parking lots, with capacity of less
than 150 spaces, subject to the provisions
set forth for accessory off-street parking
spaces in Section 35-53 (Location of Access
to the Street), Section 35-54 (Surfacing),
Section 35-55 (Screening), and Section 32-43
(Commercial Parking Garages, Commercial
Parking Lots, or Gasoline Service Stations
Near Schools, Parks, or Playgrounds).

# In a Ch District, a use in Use Group 8, marked -with an asterisk,
shall not be located on the ground floor of a building unless
such use 1is at least 50 feet from the front wall of the build-
ing in which it is located, as provided in Section 32-423

Limitation on ground floor location).

Underlined words in text are defined in Section 12-10.
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COMMERCIAL DISTRICTS

Parking
Require-
ment
Category

32-16 Use Group 8, continued

E. ACCESSORY USES

e ———

32-17 Use Group 9

Use Group 9 consists primarily of business
and other services which:

(1) Serve a large area and are, there-
fore, appropriate in secondary, major,
and central commercial shopping areas,
and

(2) Are also appropriate in local ser-
vice districts since these are typically
located on the periphery of major or
secondary centers.

A. RETAIL OR SERVICE ESTABLISHMENTS

Automobile, motorcycle, trailer, or boat c
showrooms with no repair services
#* Blueprinting or photostating establish- c
ments
* Business schools or colleges C
#* Catering establishments C
* Physical culture or health establish-

ments, ineluding gymnasiums, re-
ducing salons, messeurs, or steam
baths
% Medical or dental laboratories for re- C
search or testing, not involving
any denger of fire or explosion
nor of offensive noise, vibration,
smoke or other particulate matter,
odorous matter, heat, humidity,
glare, or other obJjectionable

effects
Plumbing, heating, or ventilating equip- c
ment showrooms, without repair
facilities
* Printing establishments, limited to 2,500 C

square fest of floor area per estab-

lishment for production
% Public auction rooms D
* Trade or other schools for adults, nct c

involvihg any danger of fire or ex-

plosion nor of offensive noise, vi-

bration, smoke or other particulate

matter, dust, odorous matter, heat,

humidity, glare or other objection-

able effects
* Umbrella repair shops c
¥* Wedding chapels or banquet halls D

B. WHOLESALE ESTABLISHMENTS

Photographic developing or printing estab- c
lishments, limited to 2,500 square
feet of floor area per establishment

C. AUTOMOTIVE SERVICE ESTABLISHMENTS

Commercial parking garages with capacity
of less than 150 spaces, subject to
the provisions set forth for acces-
sory off-street parking spaces in
Section 35-53 (Location of Access to
the Street) and Section 32-43 (Com-
mercial Parking Garages, Commercial
Parking Lots, or Gasoline Service
Stations Near Scheols, Parks or
Playgrounds )

D. ACCESSORY USES

# In Ch or C5 Districts, a use in Use Group 9, marked with an asterisk,
shall not be located on the ground floor of a building unless such
use is at least 50 feet from the front wall of the building in which
it is located, as provided in Section 32-423 (Limitation on ground
floor location)

USE REGULATIONS

32-17

" DISTRICTS
1 |C2 |C3 |Ck |c5 J¢6 JcT |cB
c2 ch c6 |cT |c8

ca2 Ck |c5 |c6 |cT |c8

N 5% I e =S VS hH R

Underlined words in text are defined in Section 12-10.

116

32-1



COMMERCIAL DISTRICTS USE REGULATIONS
32-18

Parking
Require-
B TCT [c8 ment DISTRICTS
Category [C1 [CZ [C3 [ck Jc5 |c6 Jc7 IcB

32-18 Use Group 10 ch |cs |cé et |c8

Use Group 10 consists primarily of large re-
tail establishments (such as department stores)
. which:

(1) Serve a wide area, ranging from a
commmnity to the whole metropolitan ares,
and are, therefore, appropriate in sec-
ondary, major, or central shopping areas,
and

(2) Are not appropriate in local shopping

| or local service areas because of the
generation of considerable pedestrian,
automobile, or truck traffic.

A. RETAIL OR SERVICE ESTABLISHMENTS

Carpet, rug, linoleum, or other floor C
covering stores, with no limitation

L on floor area per establishment

| Clothing or clothing accessory stores, B
with no limitation on floor area
per establishment

Department stores B

Dry goods or fabrics stores, with no B
limitation on floor area per
establishment

Eating or drinking places, with enter- D
tainment

Electrical or household arpliance B
stores, with no limitation on
floor area per establishment

Furniture stores, with no limitation Cc
on floor area per establishment

Office or business machine stores, sales c
or rental

Radio or televisions studios E

Variety stores, with no limitation on B
floor area per establishment

B. WHOLESALE ESTABLISHMENTS

! * Wholesale offices or showrooms, with C
storage restricted to samples

C. ACCESSORY USES

32-19 Use Group 11 cs |cé c8

Use Group 11 consists of a few types of essen-
tially custom manufacturing activities which:

(1) Benefit from a central location and
are appropriate in the central business
district, and

(2) Generally do not create any signifi-
cant objJectionable influences, and

‘ (3) Involve products characterized by a
J high ratio of value to bulk, so that
g truck traffic is kept to a minimum.

* In C5 Districts, a use in Use Group 10, marked with an asterisk,
shall not be located on the ground floor of a building unless
such use is at least 50 feet from the front wall of the build-
ing in which it is located, as provided in Section 32-423 (Limit-
ation on ground floor location)

==—i Underlined words in text are defined in Section 12-10.
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COMMERCIAL DISTRICTS

USE REGULATIONS

32-20
Parking
Require-
ment DISTRICTS
Category [CL_|C2 |C3 |CH JC5 JCb (93]
32-19 Use Group 11, continued c5 |c6 c8
A. MANUFACTURING ESTABLISHMENTS
* Art needle work, hand weaving, or tapes- G
tries
#* Boocks, hand binding or tooling G
* Clothing, custom manufacturing or alter- G
ing for retail
* Custom ceramic products G
#* Custom hair products G
¥ Custom orthopedic or medical appliances G
* Jewelry manufacturing from precious metals G
* Medical, dental, drafting instruments, G
optical goods, or similar precision
instruments
* Musical instruments, except planos or organs G
* Watch making G
B. WHOLESALE ESTABLISHMENTS
Wholesale establishments, with accessory c
storage limited to 2,500 square feet
of floor area per establishment
C. ACCESSORY USES
32-20 Use Group 12 ch cé c8
Use Group 12 consists primarily of fairly large
entertainment facilities which:
(1) Have a wide service area and generate
considerable pedestrian, automotive or
truck traffic, and
(2) Are, therefore, appropriate only in
secondary, major, or central commercial
areas.
A. AMUSEMENTS
Arenas, or auditoriums, with capacity E
limited tec 2,500 seats
* Bowling alleys or table tennis halls, with D
no limitation on floor area per
establishment
% Public dance halls D
Skating rinks, indoor D
Stadiums, with capacity limited to E
2,500 seats
Trade expositions, with legal capacity E
limited to 2,500 persons
B. ACCESSORY USES
e e ey
32-21 Use Group 13 c8

Use Group 13 consists primarily of open amuse-
ment establishments which:

(1) Generate considerable noise and
traffic, partlcularly at night, and

(2) Are appropriate only in commercial
amusement districts or semi-industrial
or industrial areas.

* In C5 Districts, a use in Use Group 11, and in Cl Districts, a
use in Use Group 12, marked with an asterisk, shall not be located
on the ground floor of a buildigg unless such use is at least 50
feet from the front wall of the building in which it is located,
as provided in Section 32-423 (Limitation on ground floor location).

Underlined words in text ere defined in Section 12-10.
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Uy

CT I8

32-21 Use Group 13, continued

' A. AMUSEMENTS, OFEN OR ENCLOSED

i Children's amusement parks, provided
that the total area of the zoning
lot shall not exceed 10,000 square
feet, and that no amusement attrac-
tions shall be located within 20
feet of a Residence District bound-
ary

Circuses, carnivals, or fairs of a tem-
porary nature

i Commercial beaches or swimming pools

Day camps, outdoor
1 Golf driving ranges
Miniature golf courses

B. ACCESSORY USES

Parking
Require-
ment
Category

HE o o

USE REGULATIONS

32-22

Cc2

DI
C3 JCh |5

tb ICT

32-22  Use Group 1L

Use Group 14 consists of the special services
and facllities required for boating and related
activities in waterfront recreational areas.

=_=H= A.  AMUSEMENTS

6 et |c8 Boat fuel sales, open or enclosed
Boat rentals, open or enclosed
Boat storage, repair, or painting, includ-
ing the incidental sale of boats,

{ boat parts, or accessories, restricted
to boats less than 100 feet in length,
provided that such use or portion

t thereof may be conducted outside a
completely enclosed building only if
located at a distance greater than 100
feet from a Residence District boundary

Eating or drinking places, including enter-
tainment by not more than one person,
and also including outdoor table ser-
vice

i Fishing tackle or equipment, rental or
sales

—

B. ACCESSORY USES

a@Q

C3

32-23 Use Group 15

Use Group 15 consists of large open commercial
5 amusement establishments which:

q (1) Generate considerable noise or traffic,

and
%ﬁn (2) Are appropriate only in a few areas de-

c7 |c8 signated for open amusement parks.
A. AMUSEMENTS

' Children's amusement parks, with no limita-

‘ tion on floor area per establishment

Ferris wheels, roller coasters, whips,
parachute jumps, merry-go-rounds, or
similar open midway attractions

I Freak shows, wax museums, dodgem scooters,

‘ or similar open or enclosed midway

attractions

Open booths with games of skill or chance,
including shooting galleries

Penny arcades

B. ACCESSORY USES

Underlined words in text ere defined in Section 12-10.
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COMMERCIAL DISTRICTS

32-24 Use Group 16

Use Group 16 consists of automotive and other
necessary semi-industrial uses which:

(1) Are required widely throughout the
city, and

(2) Involve offensive noise, vibration,
smoke or other particulate matter, odor-
ous matter, heat, humidity, glare, or
other obJjectionable influences, making
such uses incompatible with residential
uses and other types of commercial de-
velopment.

A. RETATL OR SERVICE ESTABLISHMENTS

Animal hospitals or kennels

Animal pounds

Automobile, motorecycle, trailer, or boat
sales, open or enclosed

Blacksmith shops

Building materials sales, open or en-
closed, limited to 5,000 square
feet of lot area per establishment

Carpentry, custom woodworking, or custom
furniture making shops

Carpet cleaning establishments

Crematoriums, human

Drycleaning or dyeing establishments, with
no limitation on type of operation,
solvents, floor area, or capacity per
establishment

Electrical, glazing, heating, painting,
paper hanging, plumbing, roofing, or
ventilating contractors' establish-
ments, open or enclosed, with open
storage limited to 5,000 square feet
of lot area per establishment

Fuel, ice, oll, coal, or wood sales, open
or enclosed, limited to 5,000 square
feet of lot area per establishment

Household or office equipment or machinery
repair shops, such as refrigerators,
washing machines, stoves, deep freezes,
or air conditioning units

Laundries, with no limitation on type of
operation

Linen, towel, or diaper supply establish-
ments

Machinery rental or sales establishments

Mirror silvering or glass cutting shops

Moving or storage offices, with no linm-
itation as to storage or floor area
per establishment

Packing or crating establishments

Foultry or rabbit killing establishments,
for retail sale on the same zoning
lot only

Riding academies, open or enclosed

Sign painting shops, with no limitation
on floor area per establishment

Silver plating shops, custom, including
repairs

Soldering or welding shops

Stables for horses

Tool, die, or pattern making establish-
ments, or shops

Trade scho6ls for adults

Trucking terminals, limited to 20,000
square feet of lot area per
establishment

B. HEAVY AUTOMOTIVE SERVICE ESTABLISHMENTS

Autonobile laundries, provided that the
zoning lot contains reservoir space
for not less than 10 automobiles
per washing lane

Automobile, truck, or motor cycle repairs,
except body repairs

Underlined words in text are defined in Section 12-10.

120

Parking
Require-
ment

Category

aaaQ

aaaQ

USE REGULATIONS

32-2h
DISTRICTS
Cli |C2 |C3 |C& JC5 [cb JCT |CB
c8

32

32-3



; COMMERCIAL DISTRICTS USE REGULATIONS
} REGULATIONS 32-30
32-2k {
Parking
Require-
ment DISTRICTS
Category [C1 [C2 |C3 |[Chk

C7_]cB
c8

32-24  Use Group 16, continued c8

C. LIGHT AUTOMOTIVE SERVICE ESTABLISHMENTS

Commercial or public utility vehicle C
: storage, open or enclosed
Dead storage of motor vehicles
Gasoline service stations, open or en-
closed, provided that chassis or
gear lubrication facilities are
permitted only if enclosed with-

in a building

D. PUBLIC SERVICE ESTABLISHMENTS

Public transit yards, open or enclosed C

E. WHOLESALE AND STORAGE ESTABLISHMENTS

Photographic developing or printing, with c
no limitation on floor area per
establishment ~—
1 Warehouses G
Wholesale establishments, with no lim- C
2 itation on accessory storage

F. ACCESSORY USES

i 32-30 USES PERMITTED BY SPECIAL PERMIT

32-31 By the Board of Standards and Appeals

In the districts indicated, the following uses cl1 [c2 |c3 |ck |c5 |c6 |c7 |c8
are permitted by special permit of the Board
of Standards and Appeals, in accordance with

: standards set forth in Chapter 3 of Article
VII,

Children's amusement parks, with sites F c8
of not less than 10,000 square
feet nor more than 75,000 square
feet per establishment

Commercial beaches F c3

Commercial swimming pools F c3

Colleges or universities (except business c8

: colleges) or schools (except trade
schools for adults) provided they

have no residential accommodations

Day camps, outdoor Cl |c2 |C3

Gasoline service stations, open or en- c2 cé6 | cT
closed, with sites of not less than
’ 10,000 nor more than 15,000 square
feet per establishment, and provided
that chassls or gear lubrication fa-
. cilities are permitted only if en-
' closed within a building

Radio or television towers Cl |c2 (c3 |ck |c5 |c6 |cT |c8

Sand, gravel, or clay pits Cl |c2 |c3 |ck |cs |c6 |c7 |c8

Theaters, limited to a maximum capacity of E Cl
500 seats

Underlined words in text are defined in Section 12-10.
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COMMERCIAL DISTRICTS

By the City Planning Commission

Parking
Require-
ment
Category

USE REGULATIONS

3e-32

In the districts indicated, the following uses
are permitted by special permit of the City
Planning Commission, in accordance with stan-
dards set forth in Chepter 3 of Article VII.

Arenas, auditoriums, or stadiums with
e capacity in excess of 2,500 seats

=

DISTRICTS

GL--

c2

c3

ch |cCs

Co

CT

c8

Cl

c2

c3

ch

c5

ch

Bus stations
With less than 10 berths

Cl

ch

cT

With 10 or more berths

ch

&

Children's amusement parks with sites of
not less than 75,000 square feet
nor more than 10 acres per establish-
ment

c8

Commercial parking lots or garages
Garages or lots limited 1n capacity
to 100 spaces

Cl

Garages with capacity of 150 spaces
Oor more

ch

C5

cé

C7

c8

Lots with capacity of 150 spaces or
more

ch

c6

C7

c8

Drive-in theaters, with & maximum capacity
of 500 automobiles

cT7

c8

Heliports

c6

c8

Racetracks

c8

Railroad passenger stations

Cl

€3

ch

c5

cT

c8

Trade expositions with a legal capacity
in excess of 2,500 persons

Ch

c6

c7

c8

Trucking terminals or motor freight
stations with sites in excess of
20,000 square feet per establish-
ment

c8

32-40

32-41

SUPPLEMENTARY USE REGULATIONS

Enclosure Within Buildings

In the districts indicated, 2ll permitted uses shall
be located within completely enclosed buildings, ex-
cept for accessory off-street parking spaces or load-
ing berths, and except as otherwise specifically pro-
vided in the Use Groups permitted in such districts.

Cl

3

chk

C5

c8

32-42

Location Within Buildings

32-421

Limitation on floors occupied by non-
residential uses

In the districts indicated, in any building occupied

in part by residential uses listed in Use Group 1 or 2
or by community facllity uses listed in Use Group 3 or
L, no non-residential uses listed in Use Group 6, 7, 8,
9, or 14 shall be located above the level of the first
story ceiling. In any other building, not more than

two floors may be occupied by such non-residential uses

listed in Use Group 6, 7, 8, 9 or 1l4; and for this pur-
pose a basement occupied by such non-residential uses
shall be counted as one floor.

Cl

ca2

c3

Underlined words in text are defined in Section 12-10.
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32-32 COMMERCIAL DISTRICTS USE REGULATIONS
32422

C7__|cB

c8 DIBTRICTS
32-L22 Location of floors occupied by ron- CL |c2 |C3 |CH Jc5 |cé |C7 |cB
residential uses

In the districts indicated, within a building occupied ch |cs |c6 |cT
by residential uses (listed in Use Group 1 or 2), non--
cr les residential uses listed in Use Group 5, 6, 7, 8, 9, 10,
; 11, 12, 13, 1k, 15, or 16 may be located only on a
floor below the lowest floor occupied in whole or in
part by such residential uses, except that below the
level of the first story ceiling this limitation shall

not apply. =l

c7 __|c8

c8 32-423 Limitation on ground floor location

In the districts indicated, uses in the Use Groups ch |cC5
listed in the following table and marked with asterisks
in the Use Group listings shall be located only as
follows and as set forth in the following table.

c8 (a) On a floor above or below the ground floor,
or

c7

cT |c8 (b) On the ground floor, but not within 50 feet
of the street line and with no show window facing
c8 | on the street.

C7

c8 ! Use Group
in which Limitation Applies

co 8, 9, or 12 ch

C7__Ic8

6, 9, 10, or 11 C5

C7T |c8

8 ! 32-43 Commercial Parking Garages, Commercial Parking Lots, or
Gasoline Service Stations Near Schools, Parks, or Play-
rounds

In all districts, as indicated, vehicular entrances or c1 |c2 |c3 |ck |c5 |c6 |cT |c8
exits for commercial parking garages, commercial park-
ing lots, or gasoline service stations shall not be
located within 300 feet of any exit or eatrance for a
school (except trade schools for adults), any playground
accessory thereto, or any public park or public play-
ground of one-half acre or more.

32-44  Performance Standards

In the district indicated, any use listed in Use Groups c8
c8 « —
11A, 16A, 16B, 16D, 16E, or 16G which involves the pro-
duction, processing, cleaning, servicing, testing, or
repair of products, goods, or materials shall conform
to the performance standards established for the Ml
Districts in Sections 42-20 through 42-287, inclusive
(Performance Standards).

32-50 SPECIAL PROVISIONS APPLYING ALONG DISTRICT BOUNDARIES

32-51 Interior Lots

In all districts, as indicated, when the side lot line c1 |c2 |c3 |ck [c5 |c6 |[cT |c8
of any interior lot or through lot in any Commercial
District adjoins any zoning lot in any Residence Dis-
trict, no primary business entrance, show window or
sign shall be located in the Commercial District within
20 feet of the Residence District boundary. However,
where the zoning lot in the Commercial District adjoin-
ing the Residence District boundary is less than 30
feet wide, the required distance from the Residence

District boundary shall be reduced to 10 feet.

Underlined words in text are defined in Section 12-10,
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32-52

COMMERCIAL DISTRICTS

Corner Lots

In all districts, as indicated, where frontage on a
corner 1ot in any Commercial District adjoins front=
age on an interior lot in any Residence , no
primary business entrance, show window, or sign shall
be located within 75 feet of the Residence District
boundary. However, if such a gormer lot in the Com=-
mercial District adjoins zoning lots in Residence
Districts on both frontages, the requirements of this
Section shall apply to only one frontage of the gor-
ner lot in the Commercial District, and the require=
ments of Section 32-51 (Interior Lots) shall apply
to the other frontage. The provisions of this Yec=
tion shall not apply to service entrances, any other
entrances less than three feet six inches in width,
windows other than show windows, or ventilators,

fire escapes, or other appurtenances required by law.

USE REGULATIONS

32=52

DISTRICTS

Cl

c2

C3

Ch

Cco

cé

€T

c8

Cl

32-53

Subdivision of Lots

In 8ll districts, as indicated, for all zoning lots

existing at the effective date of this resolution, the
provisions of Section 32-51 (Interior Lots) or Section
32-52 (Corner Lots) shall apply regerdless of sny sub-
sequent subdivision.

LCl

c2

c3

C3

Ch

3260

32-61

SIGN REGULATIONS

Definitions (repeated from Section 12-10)

Sign

C5

€5

A "sign" is any structure or part thereof, or any device attached to, painted on, or

represented on a building or other structure, upon which is displayed or included any

letter, word, model, banner,.flag, insignia, decoration, device, or representation
used as, or which is in the nature of, an announcement, direction, advertisement, or
other attention=directing device. A sign shall not include a similar structure or
device located within a building except for illuminated signs within show windows.

A sign includes any billboard, but does not include the flag, pennant, or insignia of
any nation or associmation of nations, or of any state, city, or other political unit,
or of any political, charitable, educational, philanthropic, civic, professional, re-

ligious, or like campaign, drive, movement, or event.

Sign, advertising

An "advertising sign" is a sign which directs attention to a business, commodity,

service, or entertainment conducted, sold, or offered elsewhere than upon the same

zoning lot.

Sign, business

A "business sign” is an accessory sign which directs attention to a profession, bus=

iness, commodity, service, or entertainment conducted, sold, or offered upon the same

zoning lot. A "for sale" or "for rent" sign relating to the zoning lot on which it

is displayed shall be deemed a business sign.

Sign, flashing

A "flashing sign" is any illuminated sign on which the artificial or reflected light
is not maintained stationary and constant in intensity and color at all times when
in use. Any revolving illuminated sign shall be considered a flashing sign.

Sign, illuminated

An "illuminated sign" is any sign designed to give forth any artificial light, or

designed to reflect light from one or more sources, natural or artificial.

Underlined words in text are defined in Section 12-10.
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32=52 32-62
c7 lc8 DISTRICTS
c1 |cs 32-62 Permitted Accessory Business Signs Cl_|Ce |C3 JC& |C5 Jc6 |C7_|CB
In the districts indicated, accessory business signs are €1 |c2 |c3 |cs |cs |c6 |cT |cB

permitted as set forth in this Section, except as other-
wise provided in Section 32-66 (Special Provisions Apply-
ing Along District Boundaries), and subject to the pro-
visions of Section 32-63 (Additional Regulations for

: Accessory Business Signs).

32-621 Non-illuminated signs

In the districts indicated, non-illuminated signs with
areas not exceeding those shown in the following table
are permitted:

E—— | i Maximum Area
(in square feet)
50 C3
cT |c8 150, c1 |c2 c5

or three times the

street frontage of

the zoning lot (in

feet ), whichever
is greater

500, ch & c8
or five times the cé-2
street frontage of

the zoning lot,
whichever 1is

greater
No restrictions
{ as to size cé6-3|cT7
=b=:
} 32-622 Illuminated non-flashing signs
In the districts indicated, illuminated non-flashing cl1 |c2
signs with an area not exceeding 50 square feet are
permitted.
- —
32-623 Illuminated or flashing signs
In the districts indicated, illuminated or flashing
8igns with areas not exceeding those shown in the
following table are permltted:
Maximum Area
(in square feet)
c6-1
300 ch c6-2 c8
No restrictions
i as to size c6-3|CT
32-63 Additional Regulations for Accessory Business Signs
In all districts, as indicated, permitted accessory €1 |c2 |c3 |ck |cs |cé |cT |cB

business signs are subject to the regulations of

this Section.

32-631 Projecting signs

In all districts, as indicated, no permitted sign shall cl1 |c2 |c3 |ck |c5 |c6 |cT |c8
project across a street line more than 12 inches except
the following:

(a) Non-illuminated signs on awnings or canopies
permitted by Section C 20-219.0 of the Adminis-
trative Code, with an area not exceeding 12 square
feet and with the height of letters not exceeding
12 inches, provided that such signs shall be lim-
ited to identification of the name or address of
the building or an establishment contained therein.

Underlined words in text are defined in Section 12-10.
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| DYSTRICTS
| 32-631 Projecting signs, continued Ccl [c2 Jc3 Jck Jc5 Jc& IC (3]

!

| (b) si on marquees permitted by Section C 26-219.0 c1 |c2 |c3 |ck |c5 |c6 |oT |cB
1 of the nistrative Code, provided that no such si

| shall extend beyond the limits of the marquee on Uﬁcg
!
!
l

-

d it is located, except that individusl free-standing In‘
! letters may project to a height of 24 inches above buJ
| said marquee. ;fa
ig
I==Illl=====H!IlI==hl-===!======I====T=====+IIIIi fu:
.
u 32-632 Height of signs vel
g | vie
l In the districts indicated, no permitted sign shall extend c1 |c2 |c3 |ck |c5 |c6 c8 - ta
| above curb level at a height greater than the following: bof
. Eem————— an
g | ste
: Maximm Height st:
(in feet) { ti}
8]
20 cl1 |c2 |c3 |ck |cs :r
e
!|, c6-1 : ha
r 30 c6-2 c8 I ce
] “ wo
L th
1 — T 4 Di
1 L se
: ! no
|L; 32-64  Permitted Advertising Signs . wh
{ e
| ; In the districts indicated, except as otherwise provided c6-3|CT - Ze
. in Section 32-66 (Special Provisions Applying Along Dis-
: trict Boundaries), advertising signs are permitted with .“
|| no restrictions on size, illumination, or otherwise. i:
= B ey
: — m wit
1 32- d onal Re ons for Advertising Signs
| 65 Additional R ti for Advertising Signs :3‘
i
; In the districts indicated, no advertising sign shall be c6-3|CT ) opi
i located, nor shall an existing advertising sign be struc- r
i turally alterad, within 200 feet of an arterial highway f
h or of a public park with an area of one-half acre or more,
if such advertising sign is within view of such arterial
| highway or public park. For the purposes of this Section,
arterial highways shall include all highways which are
shown on the Master Plan of Arterial Highways and Major
Streets as "principal routes", "parkways", or "toll
crossings” and which have been designated by the City
Planning Commission as an arterial highway to which the L
provisions of this Section shall apply. However, beyond |
200 feet from such arterial highway or public park, an r

advertising sign shall be located at a distance of at
least as many linear feet therefrom as there are square
feet of area on the face of such sign.

32-66 Special Provisions Applying along District Boundaries

In all districts, as indicated, and within 250 feet of c1 |c2 |c3 |ck |c5 |c6 |cT |cB }
the boundary of a Residence District, no sign shall be |
larger (in square feet) than its linear distance (in

feet) from the Residence District boundary.
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Underlined words in text are defined in Sectiom 12-10.
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Explanation of Commercial Bulk Regulations

General Purposes

In addition to regulation of the use of land and
buildings, measures designed to control the concen-
tration of commercial activity and to insure adequate
light, air, and open space are also necessary in order
fully to promote a high standard of commercial de-
velopment within the City. From the publie's point of
view, the concentration of commercial uses is impor-
tant not only because it results from the needs of
both shoppers and businessmen for greater efficiency
and convenience, but also because it creates sub-
stantial problems of congestion in terms of pedestrian
street and subway traffic. Different commercial cen-
ters with their different levels of transportation and
other facilities serve different functions and to this
extent operate efficiently at different intensities of
development. The Central Business District of Man-
hattan, for example, which serves as the business
center of the nation and the region, has a huge net-
work of transportation and other facilities to serve
the large numbers of people who need access to the
District., Outlying shopping areas, however, which
serve a large neighborhood or community, obviously are
not designed to absorb these vast amounts of traffie,
while small neighborhood shopping areas are by their
nature limited in the amount of activity that can
safely and effectively be concentrated within them,

In addition, the history of commercial development in
New York City has shown the need for more light, air,
and open space within commercial areas, particularly
within the Central Business District of Manhattan. The
adverse effects of the dark and narrow canyons created
by massive buildings on narrow streets have long been
apparent.

Downtown Manhattan has some of the highest bulks
in the world. Construction of the Equitable
Building, which rises 4] stories without o set-
back, sparked the movement for the first zoning
resolution in 1916,

The term "“bulk controls"”, as used here, indicates
those regulations which affect the volume, shape, and
spacing of buildings on the land in order to control
both the concentration of activity and the provision
of light, air, and open space. The commercial bulk
controls contained in Chapters J and 4 of Article III
of the proposed resolution constitute a separate set
of regulations which are related to, but operate in-
dependently of, controls over land use.

Bulk Control Devices for Commercial Buildings

Regulating Building Volume: Floor Area Ratio
(Section 33-10)

The Floor Area Ratio is the device proposed to con-
trol the intensity of commercial development by
limiting the amount of floor area permitted on a lot.

The Floor Area Ratio expresses the relationship be-
tween the amount of floor area permitted and each 100
square feet of lot area. A Floor Area Ratio of 300,
for example, permits three times as much floor area
as the area of the lot. This direct device is simple
and practical to administer and limite the volume of a
building without imposing rigid restrictions on its
design.

The maximum permitted Floor Area Ratio varies among
the proposed Commercial Districts on the basis of the
location and function of the district. The various
levels of Floor Area Ratio proposed for commercial
buildings reflect the vast differences in location and
function which the bulk controls must recognize. In
the case of C4 Distriects, for example, these controls
must apply to new shopping centers like Glen Oaks in
outer Queens, as well as to major inlying centers such
as 125th Street in Manhattan. While the same set of
use controls applies in both these extreme cases, the
maximum permitted Floor Area Ratio differs consid=-
erably.

The importance of the Floor Area Ratio as a control-
ling device for commercial uses differs among the
Commercial Districts. In those districts in which
substantial amounts of off-street parking space are
required, the maximum permitted Floor Area Ratio will
be relatively unimportant in controlling the intensity
of commercial development, since the provision of the
required parking on the same site as such development
will in most cases sutomatically govern the relation-
ship between the floor area of the building and the
lot area., However, in the critical Commercial Dis-
tricts in central Manhattan, the Floor Area Ratio is
of primary importance and constitutes the principal
bulk control.

It is proposed that the over-all bulk of structures in
the Local Retail (Cl) and local Service (C2) Districts
be controlled by the bulk regulations of the Residence
Districts within which they are designated on the
proposed zoning maps. For the non-local Commercial
Districts, nine levels of Floor Area Ratio, varying
from 50 to 1500, are proposed to be applied to the
various types of commercial concentrations, ranging
from the equivalent of country cross-roads stores in
Staten Island to the prime retail and office areas
along Fifth Avenue in Manhattan. The descriptions of
the proposed districts which incorporate the proposed
bulk levels are contained at the end of this explana-
tory section.

In the central areas of the City, where high Floor
Area Ratios up to 1,500 are permitted, open plazas are
encoursged by means of a floor area bonus. Three addi-
tional square feet of floor area are permitted for
each square foot of open space provided in a plaza.
The slight increase in maximum permitted bulk result-
ing from this bonus is well justified by the benefits
of increased open space.

Yard Regulations (Section 33-20)

In addition to control of the volume of buildings,
regulations on yards, heights, and setbacks are pro-
posed to insure the provision of light, air, and open
space.

Requirements for yards are generally similar for all
the Commercial Districts. No front or side yards are
required, but if a side yard is provided it must be at
least eight feet wide to ensure adequate light and
ventilation and facilitate access for maintenance and
fire-fighting. An eight foot side yard must also be
provided on zoning lots which are at the boundaries of
Residence Districts. Normally, a rear yard of 20 feet
is reguired in all Commercial Districts. However,
where zoning lots in a Commercial District and in an
adjoining Residence District have common rear lot
lines, the required depth of rear yards is 30 feet. A
rear yard in most situations may start at 23 feet above
curb level. This provision affords maximum utilization
of the rear portions of lots for accessory parking or
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other purposes, while providing open space for the
benefit of the upper floors where it is more needed.

Height and Setback Regulations (Section 2%-40)

Regulations controlling the height and setback of
commercial buildings are proposed. Since the devices
are identical with those described earlier in the
section on residential bulk regulations, the earlier
explanation is repeated.

The present resolution was written in large measure
to cope with the problem of keeping buildings from
robbing other buildings or the public streets of
adequate light. In attempting to solve this problem, a
fixed geometric setback plane was established above a
specified height, which has the now familiar limita-
tion of producing rigid and complex building shapes
which are not only uneconomic to construct but in-
efficient to use.

Open area at ground level permits a higher rise
before a setback is required, as well as a bonus
in Floor Area Ratio. Seagram Building, Manhattan.

The proposed regulations are intended to insure that
public streets and all portions of buildings fronting
on streets have access to light and air, and to pro-
vide a general feeling of openness at street level. A
series of flexible and interchangeable regulations has
been developed with the goal of permitting the maximum
possible degree of design freedom in achieving econom-
ic, efficient, and attractive buildings.

Three devices which may be used in combination are
proposed. The first of these devices limits the height
of walls which may be built on the street line or
front yard line. Any portion of a building rising
above the maximum permitted height of the front walls
would be required to set back a specified distance
called the "initial setback distance". To supplement
the required setback and insure adequate sky exposure
to the street, an inclined plane is proposed, called
the "sky exposure plane", which rises from a point
directly above the street line or front yard line and
at a height equal to the maximum height permitted
prior to the required setback. Buildings are not per-
mitted to penetrate the "sky exposure plane" and
thereby rise to an excessive height too near the
street.

In summary, this device establishes an envelope char-
acterized by a vertical wall of a stated maximum
height (the maximum height of a front wall), and a
required setback (the initial setback distance), above
which the building could continue to rise, first ver-
tically and then beneath a limiting angle (the sky
exposure plane). This device, if used alone, creates
a geometric zoning envelope similar to that of the
present resolution, except for one major difference.
By requiring all buildings to set back at a specified
height (30, 60, or 85 feet, depending upon the dis-
trict), the proposed regulation exposes a consider-
ably greater portion of the sky, thus offering a more

attractive and open street aspect. Even in the highest
density districts, the street walls are limited to a
height which produces a one to one relationship be-
tween the wall heights and the street width.

A second proposed device, alternative to the first,
permits the street walls of buildings to rise to
greater heights, provided the buildings are set back a
specified distance at street level. This alternative
permits buildings to rise vertically from the ground
to the point where they intersect the "alternate sky
exposure plane" established at the same point as in
the first device but rising at a steeper angle.

The third device, applicable in the highest density
Residence and Commercial Districts, concerns towers.
In the present resolution, a tower is permitted to
rise vertically without being affected by required
setbacks if specified distances between the tower and
street are observed, «and if the tower covers not more
than 25 percent of the lot. The height of such tower
is not limited. Since the proposed Floor Area Ratio
regulations limit the amount of floor area which may
be erected on a lot, a different approach to the
problem is possible. The proposed tower regulations
permit a building or a portion of a building to cover
40 percent of the lot without any required setbacks or
limitation by the "sky exposure planes" as long as the
Floor Area Ratio is not exceeded. A tower may be
placed no nearer to a narrow street than one-third of
the tower width which faces the street, and no nearer
to a wide street than one-fourth of the tower's width.
In the first case, the tower need be no more than 50
feet from the street and in the second case, 40 feet.
These modif ications of the standard requirements for
access of light are designed to encourage departures
from the widely prevalent "wedding cake” building
forms resulting from the rigid envelope imposed by the
present resolution. In addition to their other ad-
vantages, the proposed regulations offer scope and
incentive for original architectural design.

Tower covering less than 40% of the lot area may
pierce sky exposure plane. Lever House, Man-
hattan.

— i

Among the
regulatio

<y

2)

In Commer
buildings
space pro
These pro
partly fo
community
the maxir
buildings
ings. Two

1) 1
&
C
T

S rm Yy v

The eight
bined wit
(Floor Are
tions pre:
triets ar
categorie

1) 1

2) «
|



the highest
mited to a
onship be-

the first,
;o rise to
set back a
lternative
the ground
iernate sky
oint as in
1gle.

st density

ns towers.

rmitted to

y required

= tower and

rs not more

such tower
Area Hatio
i1 which may
ach to the

~egulat ions
ng to cover
setbacks or
long as the
wer may be
me-third of
d no nearer
ver's width.
ore than 50
ie, 40 feet.
rements for
: departures
3" building
posed by t he
r other ad-
r scope and

1.

area may
se, Man-

Among the choices offered by these inter-changeable
regulations are the following:

1) Utilization of the tower provisions alone.
2) Utilization of the regulations contained in

the first device up to the maximum permitted
height of a street wall, and then utilization

of the tower provisions.

3) Utilization of the regulations contained

the first device up to any height after the
initial setback, and then utilization of the

tower provisions.

4) Utilization of the second device alone, in-
volving a specified setback at the street

level.

5) Utilization of the sedond device in combina-

tion with the tower provisions.

Models illustrate, right to left:

(1) maximum bulk using proposed standard en-
velope, with no bonuses,

(2) maximum bulk up to required initial set-
back, with tower above, and

(3) open area at ground level permitting higher
rise before initial setback, with tower
above.

Regulation of Residential and Mixed Buildings
(Article III, Chapter 4)

In Commercial Districts, the bulks of residential
buildings are governed by the bulk, density, and open
space provisions of a specified Residence District.
These provisions apply also to "mixed buildings" used
partly for residential and partly for commercial or
community facility uses. In most Commercial Distriets,
the maximum permitted Floor Area Ratios for such
buildings are the same as those for commercial build-
ings. Two outstanding exceptions are:

1) The Central Commercial Districts, where the
necessarily high bulks permitted for commer-
cial buildings exceed those appropriate for
residential buildings.

The Local Retail (Cl) and Local Service Dis-
triets (C2) when located within high density
Residence Districts, where the permitted
bulks for residential exceed those for com-
mercial buildings.

o

Bulk Regulations by District

The eight proposed Commercial Use Districts are com-
bined with nine levels of permitted building bulk
(Floor Area Ratio) to fit the various types of situa-
tions prevailing in New York City. The proposed dis-
tricts are grouped into the following four primary
categories and described below:

1) local commercial districts (Cl and C2)

2) Community or regional commercial districts

(c4)

3) Central business districts (C5 and C6)

4) Special purpose districts (C3, C7, and C8)
The second number of the district designation (e.g.,
C4-1) indicates the applicable Floor Area Ratio level
and the level of parking required. The parking regu-

lations are explained in the next section.

Local Commercial Districts (Cl and C2)

The Cl and C2 (Local Retail and Local Service) Dis-

tricts are generally governed by the bulk regulations
of the surrounding Residence District.

The total floor area of any building in one of these
districts is limited by the maximum Floor Area Ratio
of the Residence District surrounding it. In addition,
the floor area which may be in commercial use is
limited to two stories. (See Explanation of Commercisal
Use Regulations, )

Cl or C2 Districts located within R1 to R5 Districts
would thus be limited to one-story buildings of 50
percent to 100 percent, or two-story buildings of 25
to 50 percent, of lot coverage, depending on the Floor
Area Ratio of the Residence District. In R6 to R9 Dis-
tricts,a higher permitted Floor Area Ratio would permit
two-story commercial buildings with full lot coverage.
In general, these controls serve to limit the intensity
of any commercial use to levels consistent with the
type of residential area in which it is located.

Residential and community facility buildings and the
residential portions of mixed buildings must also
comply with the bulk regulations for the Residence
District within which the Cl or C2 Districts are
mapped.

Modern low-bulk shopping center at bulk and
height comparable with surrounding area. White-
stone, Queens.

Community or Regional Commercial Districts (ca)

The C4 Districts are subdivided into seven classi-
fications reflecting variations in bulk and parking
requirements. These districts are designed to accom-
modate intensive commercial development, including
office buildings and department stores, in primary and
secondary outlying shopping centers. The proposed bulk
levels are, therefore, somewhat higher than those for
the Cl and C2 Districts. The seven different C4 Dis-
tricts represent three different levels of permitted
Floor Area Ratio. The remaining three C4 Districts are
created to provide for variations in parking require-
ments.

The C4-1 District, with a maximum Floor Area Ratio of
100 and a high parking requirement level, is designed
for outlying shopping centers such as Fresh Meadows or
Glen Oaks, which are presently developed to high
standards of parking. In these districts, the amount




of off-street parking space required, together with
the expected continuing predominance of one-story
structures, will normally result in bulks considerably
below the maximum permitted. Residential buildings in
C4-1 Districts are governed by the bulk regulations of
RS Districts. The district is mapped only in outlying
centers in Queens and Richmond.

The C4-2 and C4-3 Districts have maximum permitted
Floor Area Ratios of 200, with medium and low parking
requirement levels, respectively. These districts have
been designated on the proposed zoning maps widely
throughout the City -- C4-2 Districts being located
mostly in Queens and Richmond and C4-Z2 Distriects in
the older secondary centers of Brooklyn and the Bronx.
All but the largest centers in these four Boroughs are
proposed at these bulk levels. The proposed Floor
Area Ratio levels permit commercial development at the
fairly high intensity appropriate for centers with one
or two department stores and extensive office use on
upper floors. Residential buildings in these districts
are subject to the bulk regulations of R6 Districts.

The C4-4 and C4-5 Districts have a maximum permitted
Floor Area Ratio of 240, with medium and low parking
requirements, respectively. These districts are de-
signed for the City's largest outlying shopping
centers which are exceptionally well served by public
transportation. Jamaica and Fordham Road are examples
of these districts. High bulks are permitted in recog-
nition of their function and strategic location, jus-
tifying the existing heavy concentrations of large
retail stores and office buildings. These major
centers generally are located in older areas of the
City where surrounding residential densities are high.
Residential buildings, when located in these dis-
triets, are therefore controlled by the bulk, density,
and open space regulations of the R7 District.

The C4-6 Districts permit the same maximum Floor Area
Ratio of 340 permitted in C4-4 and C4-5 Distriects, but
require no parking for commercial uses. These dis-
tricts are designed for comparatively small commercial
centers in the high density areas of Manhattan, which
draw a large proportion of their retail trade from
customers living nearby who arrive on foot or by
public transportation. Parking requirements are there-
fore neither needed nor desirable.

The C4-7 Districts are designed for the areas in Man-
hattan extending along Broadway between West 72nd
Street and West 96th Street, and also along West 72nd
Street itself. Very high residential densities along
and adjacent to these streets are recognized by
creation of this district. Residential buildings here
are governed by the residential bulk and density
provisions of RY Districts. Commercial establishments
are limited to a Floor Area Ratio of 340, as in the
C4-4, C4-5, and C4-6 Districts. No parking is required
for commercial uses in C4-7 Districts, since they are
supported by the high concentrations of population re-
siding within walking distance.

The Central Business Districts (C5 and CE)

Two types of Commercial Districts are proposed for the
Central Business Districts of Manhattan and downtown

rooklyn. In these highly developed and concentrated
commercial areas, the highest building bulks are per-
mitted.

The C5-2 and C5-3 Districts, with maximum permitted
Floor Area Ratios of 1,000 and 1,500, respectively,
are designed for the principal concentrations of high
bulk office buildings and retail stores in midtown and
downtown Manhattan and in downtown Brooklyn. In gen-
eral, the highest bulk new office buildings have
located in the Grand Central area, bounded by 32nd and
50th Streets, the Avenue of the Americas, and the East
River. This is the scene of the greatest post-war ex-
pansion and also the most critical subway congestion.
In this area about 12,CC0,000 sguare feet of office
space have been added since World War II. This is
close to one-third of all the new office space built
in the City during this period, and about 12 percent
of the pre-war City total.

From the point of view of subway facilities, this
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area has relatively the most over-burdened service of
any part of midtown Manhattan. The subway station at
Grand Central, the principal focal point for trans-
portation in the area, presently handles close to
75,000 people in the peak travel hours, almost half
again as many people as any other station and about
15 percent of all the peak period subway travellers in
the midtown Manhattan area. The conditions in this
subway station during the peak travel hours are among
the many evidences of the effect of this massing of
office space in a relatively small area.

The proposed level of building bulk for the CB~-3
Districts (Floor Area Ratio 1,5C0) is designed to en-
courage more spreading out of intensive office de-
velopment over a wider area of the Central Business
District and thus relieve the pressure on already
overburdened transportation facilities.

The C5-2 Districts are designed for the remaining
parts of the Central Business Districts of Manhattan
and downtown Brooklyn, in which it is still possible
to limit the spread of over-intensive employment con-
centrations by holding future bulks to a Floor Area
Ratio of 1,000. These areas include the approach to
the United Nations Headouarters, the area in and
around the Brooklyn Civic Center, and several smaller
areas at the north and south ends of the midtown
Manhattan office districts.

The C5-1 District is distinguished from the other €5
Districts by its comparatively larger proportion of
residential use. Residential buildings in C5-1 Dis-
tricts, as in the other C5 Districts,are controlled by
the bulk regulations of RY Districts, which permit a
Floor Area Ratio of 1,000. Commercial floor area,
however, is limited to 340 percent of the lot area, in
order to protect these areas from invasion by large
office buildings with high employment concentrations.
The district is mapped on Madison Avenue north of 60th
Street and on several crosstown streets in the Fifties.
The comparatively low permitted bulks for commercial
buildings should attract the types of commercial
development that now exist along these streets.

The C& Districts have bulk regulations basically
similar in design and purpose to those of the CS Dis-
tricts. High bulks and employment densities, with
resulting problems of congestion, are common to both
of these districts. However, since the general scale
of land values and existing bulks is somewhat lower in
the C6 Districts, maximum permitted commercial bulks
are scaled down accordingly, to prevent further ex-
tension of excessively high employment concentrations.

The C6-1 Distriets, with a maximum permitted Floor
Area Ratio of 600, are located just outside the core
of the Brooklyn Central Business Distriect and in
certain central commercial areas of Manhattan where
the proposed bulk levels are not unreasonably re-
strictive. Buildings which fill the envelope set by
the height, setback, and rear yard regulations would
typically be erected to heights of seven or eight
stories. Some of the areas where this distriet is
designated, such as the Allen Street neighborhood on
the lower East Side, are very largely residential in
character. Residential development in C6-1 Districts
is governed by the bulk, density, and open space
regulations of R7 Districts.

The C6-2 and C6-3 Districts are distinguished only by
differing sign regulations and are both subject to the
same bulk controls, including a maximum Floor Area
Ratio of 1,000. (These are also identical with the
C5-2 bulk regulations). These districts are located
mostly around the periphery of the high bulk retail
and office cores -- the C6-2 District in areas
characterized by extensive wholesaling, and the C6-3
Distriet in the Times Soguare area, where its very
liberal sign regulations are appropriate. Residential
development in C6-2 and C6-3 Districts is governed by
the residential bulk regulations of R9 Districts.

Special Purpose Districts (C3, C7, C8)

The C2 (Waterfront Recreation) Districts are desig-
nated in areas where only a2 low intensity of develop-
ment is needed, and protection of adjacent residential
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areas is a prime consideration. The proposed maximum
Floor Area Ratio is 50 for all C3 Districts. Resi-
dential development in adjacent areas is generally
characterized by low densities. Therefore, residential
buildings in the districts are governed by the bulk,
density, and open space provisions of R3 Districts.

The C7 (Commercial Amusement) Districts are subject to
the same bulk regulations for commercial buildings as
the C4-2 and C4-2 (General Commercial) Distriects.
Since this distriet is composed primarily of open
uses, the maximum permitted Floor Area Ratio of 240
will only apply to the few establishments located in
buildings. Residential buildings are governed by the

bulk, density, and open space provisions of RS Dis-
tricts.

The C8 (Heavy Service) Districts serve different pur-
poses in different locations. For example, "automo-
bile rows" in outlying areas are mapped as C8 Dis-
tricts as well as are areas of concentrated large
storage and repair garages, or furniture warehouses in
locations close to the center of the City. The varia-
tions in bulk controls reflect these functional
differences as well as differences in the appropriate
intensity of use. The C8 Districts, however, all have
one general characteristic in common: the permitted
uses can be harmful to adjacent residences. In recog-
nition of this fact, regulations applying along Resi-
dence District boundaries are more stringent in C8
than in other Commercial Districts. Rear yards ad-
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joining residential zoning lots must be 30 feet deep
and no higher than curb level. Side yards abutting
rear or side yards of residential zoning lots must be

15 feet wide instead of 8 as required in other Com-
mercial Distriects.

The C8-1 is the most widely designated CE8 District. It
functions for the most part as an automotive service
district and is typically mapped adjacent to secondary
shopping centers, or more often along major highways
such as Northern Boulevard in Bayside in Queens, Coney
Island Avenue in Brooklyn, and Boston Road northeast
of Pelham Parkway in the Bronx. It also accommodates
numerous contractors' establishments. Since intensive
use of land is neither likely nor desirable in these
areas, the proposed Floor Area Ratio is 80.

The C8-2 Districts typically accommodate rather in-
tensive concentrations of automobile and other repair
services and are characterized by two-story buildings
with high land coverage. These districts are typically
located in high density areas, and most appropriately
near major or large secondary centers. The proposed
Floor Area Ratio of 240 provides a liberal allowance
for this type of development.

The C8-Z Districts are designed for high bulk areas
south of 60th Street in Manhattan, where large storage
garages and warehouses are located in addition to the
repair services characteristic of the C8-2 Districts.
A Floor Area Ratio of 500 is proposed for these
districts.
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COMMERCIAL DISTRICTS

Chapter 3 Bulk Regulations for Commercial
or Community Facility Buildings

GENERAL PROVISIONS AND DEFINITIONS

Applicability of This Chapter

The bulk regulations of this Chapter apply to commercial buildings, community
facility bulldings, a building used partly for commercial use and partly for
community facility use, or portions of mixed buildings used for other than resi-
dential use, when located on a zoning lot in any Commercial District.

Definitions (repeated from Section 12-10)

Building, commercial

A "commercial building" is a building used only for a commercial use.

Building, community facility

A "commmnity facility building" is a building used only for a community facility
use.,

Building, mixed

A "mixed building" 1s a building used partly for residential use and partly for
a community facility use or a commercial use.

FLOOR AREA REGULATIONS

Definitions and General Provisions

Definitions (repeated from Section 12-10)

Floor area ratio

The "floor area ratio" of a building or buildings or zoring lot is the number of
square feet of floor area in such building or buildings for each 100 square feet of
lot area. Each square foot of floor area per 100 square feet of lot area is re-
ferred to as one point. (For example, in a district where the maximum floor area
ratio is 200, a building containing 20,000 square feet of floor area may be con-
structed on a zoning lot of 10,000 square feet).

Plaza
A "plaza" is an open area accessible to the public, which is either:

(a) An open area along the front lot line not less than five feet deep (meas-
ured perpendicular to the front lot line), or

(b) An open area on a through lot, extending from street to street and not
less than LO feet wide. :

Such a plaza shall not at any point be more than five feet above the curb level of
the nearest adjoining street, and shall be unobstructed from i1ts lowest level to the
sky, except as provided in Sections 23-L&, 33-24 or 43-14 (Permitted Obstructions in
Required Yards or Rear Yard Equivalents).

Underlined words in text are defined in Section 12-10.
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33-12
33-11 Definitions (repeated from Section 12-10),continued
Zoning lot
A "zoning lot" is a single tract of land, located within a single block, which, at
the time of filing for a building permit, is designated by its owner or developer as
a tract to be used, developed, or bullt upon as a unit, under single ownership or
control.
A zoning lot may be subsequently subdivided into two or more zoning lots subject to
the provisions of this resolution. A zoning lot therefore may or may not coincide
with a lot as shown on the official tax maps of the City of New York, or on any re-
corded subdivision plat or deed.
DISTRICTS
Basic Regulations Cl |C2 [C3 [CA |C5 |Cb 3]
33-12 Maximum Permitted Floor Area Ratio
In all districts, as indicated, the maximum floor area cl1 |c2 |c3 |ck |c5 |c6 |cT |cB

ratio for a zoning lot shall not exceed the floor area
ratio set forth in this Sectlon, except as otherwise pro-
vided in Section 33-12 (Floor Area Bonus for a Plaza) and

- Section 33-14 (Special Provisions for Zoning Lots Divided
by District Boundaries).

For lot area remainders of less than 100 square feet, the
number of square feet of floor area permitted shall be in
proportion to the floor area ratio set forth in the dis-
trict regulations.

33-121 Maximum floor area ratio for Cl or C2 Dis-
tricts
In the districts indicated, the meximum floor erea ratio CclL |c2

is determined by the Residence District within which such
Camnercial District is mapped and shall not exceed the
maximum floor area ratio set forth in the following table:

Maximum Permitted
Floor Aresa Ratio

Residential District Floor
within which area
mapped ratio
Rl 50
R2 50
R3 50
R4 T0
R5 100
R6 200
| RT 200
? RS 200
R9 200

Underlined words in text are defined in Section 12-10.
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BULK REGULATIONS

33-122
DISTRICTS
33-122 Meximum permitted floor area ratio for other Cl |c2 |c3 |Ch |C5 |[C6 |[CT |CB
Commercial Districts
In the districts indicated, the maximum permitted floor c3 |ck |c5 k6 |cT |c8
area ratio for a zoning lot shall not exceed the follow-
ing:
Maximum Permitted
Floor Area Ratio
50 c3
80 c8-1
100 Ch-1
ch-2
200 Cch-3 c7 |c8-2
ch-4
ck-5
ch-6
340 ch-T|C5-1
500 cB8-3
600 C6-1
c6-2
1,000 C5-2 6-3
1,500 C5-3
Supplementary Regulations
33-13 Floor Ares Bonus for a Plaza C5=-1|C6-1
c5-2|c6-2)
In the districts indicated, for each square foot of plaza Ch-7| c5-3|c6-3
provided on a zoning lot, the total floor area permitted
by the floor area ratio set forth in Section 33-12 (Maxi-
mum Permitted Floor Area Ratio) may be increased by three
square feet.
=========r=====:=====:=====:=====*
Regulations Applying in Special Situations
33-14 Special Provisions for Zoning Lots Divided by District
Boundaries
In all districts, as indicated, if a zoning lot is divided crL|jcz2|c3|ck|c5 |c6|cT |CB

by a boundary between Commercial Districts with different
maximum floor area ratios, the msximum floor area ratio
applicable to each portion of such zoning lot shall be mul-
tiplied by the percentage of the zoning lot to which each
such floor area ratio applies; and the sum of the pro-
ducts obtain=d shall be the maximum adjusted floor area
ratio applicable to such zoning lot.

The resulting floor area which is permitted by the maxi-
mum adjusted floor area ratio may be located wherever a
building is permitted on a zoning lot, provided that the
floor area ratio for each portion of a zoning lot within
one district shall not exceed the maximum floor arza
ratio set forth for that district or the maximum adjusted
floor area ratio for the zoning lot, whichever is greater.

Underlined words in text are defined in Section 12-10.
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33-122
CT co
c7 |c8
c8-1
Cc7 cB-2
c8-3
c7 | c8
E —

33-20

33-21

33-22

33-23

33-2k4

COMMERCIAL DISTRICTS

YARD REGULATIONS

Definitions and General Provisions

Definitions (repeated from Section 12-10)

Yard

A "yard" is that portion of a zoning lot extending open and unobstructed from the
lowest level to the sky along a lot line, and from the lot line for a depth or width
set forth in the applicable district regulations.

Yard! front

A "front yard" is a yard extending along the full length of the front lot line be-
tween the side lot lines of a zoning lot.

Yard, rear

A "rear yard" is a yard extending for the full length of the rear lot line between
the side lot lines of a zoning lot.

Yard equivalent, rear

A "rear yard equivalent" 1s an open area which may be required on a through lot as
alternative to a required rear yard.

Yard, side

A "side yard" is a yard extending along a side lot line from the required front yard
(or from the front lot line, if no front yard is required) to the required rear yard
(or to the rear lot line, if no rear yard is required).

Level of Yards

In all Commercial Districts, the level of a yard or of a rear yard equivalent shall
be not higher than curb level, except as provided in Section 33-23 (Level of Rear
Yards). However, this Section shall not be construed to require that natural grade
level be disturbed in order to comply with this requirement.

No building or other structure shall be erected above ground level in any required
yard or rear yard equivalent except as otherwise provided in Section 33-24 (Per-
mitted Obstructions in Required Yards or Rear Yard Equivalents).

Level of Rear Yards

In all Commercial Districts, the level of a rear yard shall not be higher than 23
feet above curb level. However, this Section shall not be construed to require
natural grade level to be disturbed.

Permitted Obstructions in Required Yards or Rear Yard Equivalents

In all Commerciasl Districts, the following shall not be considered obstructions
when located within a required yard or rear yard equivalent:

(a) In any yard or rear yard equivalent:

Chimmeys, projecting not more than three feet into, and not exceeding two
percent of the area of, the required yard or rear yard equivalent

Fences

Flag pcles

Open accessory off-street parking spaces

Steps

Terraces, awnings, or canopies

Walls, not exceeding eight feet in height

Underlined words in text are defined in Section 12-10.
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33-25
33-24 Permitted Obstructions in Required Yards or Rear Yard Equivelents, continued
(b) In any rear yard or rear yard equivalent:
Accessory off-street parking spaces, either open or enclosed, provided that
the height of an accessory building used for such purposes and located
in a required rear yard or rear yard equivalent shall not exceed 23
feet above curb level
Balconies, not exceeding 15 percent of the area of the required rear yard
or rear yard equivalent
Breezeways
However, no portion of a rear yard equivalent which is also a required front yard or
required side yard mey contain any obstructions not permitted in such front yard or
Bide —!arﬂo
33-25 Measurement of Yard Width or Depth
In all Commercial Districts, the width or depth of a yard or rear yard equivalent
shall be measured perpendicular to lot lines.
_ DISTRIC
Basic Regulations cCl |C2 |c3 |C& |c5 |C6& |CT [CB
33-26 Minimum Required Side Yards
In all districts, as indicated, no side yards are re- cl |c2 |c3 |ck |cs |cé6 |cT |c8
quired. However, if a side yard is provided, it shall
be at least eight feet wide.
33-27 Minimum Required Rear Yards
In all districts, as indicated, except on corner lots oL ee el jew10S 166 'ler lcB
and as otherwise provided in Section 33-28 (Special Pro-
vi=aions for Shallow Interior ILots) or Section 33-29
(Special Provisions for Through Lots), on any zoning lot,
one rear yard shall be provided with a depth of not less
than 20 feet.
— = e —
Regulations Applying in Speclal Situations
33-28 Special Provisions for Shallow Interior Lots
In all districts, as indicated, if an interior lot con- c1 |c2 |c3 |ch |cs |c6 |cT |[cB
sists entirely of a tract of land
(a) Which was owned separately and individually
from all other adjoining tracts of land, both on
the effective date of this resolution and on the
date of application for a building permit, and
(v) Which is less than 70 feet deep,
the depth of a required rear yard for such interior lot
may be reduced by one foot for each two feet by which
the maximum depth of such interior lot is less than TO
feet. No rear yard is required on any interior lot with
a maximum depth of 50 feet or less.
—= —#— ST
33-29 Specilal Frovisions for Through Lots
In all districts, as indicated, the regulations of this ﬂCl l[ca |c3 (ck |c5 |[cé6 |cT |cB
Section shall apply to all through lots.
p————
ch-b
33-291 Excepted districts Cch-5|C5-1]|C6-1
ck-6|c5-2|C6-2
In the districts indicated, no rear yard regulations shall ch-T|C5-3|C6-3 cB-3
apply to any through lot.
m

Underlined words in text are defined in Section 12-10.
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33-25 . 33-292
DISTRICTS
33~292 Excepted through lots €l _|c2 |c3 |Ck |c5 Jcé6 |c7 |c8
Ch=1
Ch=2 Cc8=1
In the districts indicated, no rear yard regulations Cl |C2 |C3 |[Ch=3 CT |cB=2

1 shall apply to any through lots which extend less
than 110 feet in meximum depth from street to street.

33=293 Excepted rear yard equivalents Ch=1
Ch=2 c8-1
In the districts indicated, on any through lot 110 feet Cl |C2 |C3 |[Ch=3 CT |CB=2

or more in maximum depth from street to street, one of
the following rear yard equivalents shall be provided:

(a) An open area with a minimum depth of 4O feet

3 linking adjoining rear rds, or if no such rear
Yyards exist, then midway (or within five feet of
being midway) between the two street lines upon
which such through lot fronts, or

(b) Two open areas, each adjoining and extending
along the full length of the street line, and each
37 [c8 with a minimum depth of 20 feet measured from such
street line, or

(c) Two open areas, each adjoining and extending
along the full length of a side lot line, and each
o7 |(c8 with a minimum width of 20 feet.

Any such rear yard equivalent shall be unobstructed from
its lowest level to the sky, except as provided in Section
—_—t] 33=24 (Permitted Obstructions in Required Yards or Rear
Yard Equivalents).

33-30 Special Provisions Applying Along District Boundaries

33=301 Regquired yards along district boundary coin-
cident with side lot line of zoning lot in a
Residence District

In 21l districts, as indicated, if the boundary of a Com=- cl |c2 |c3 |ck o5 [c6 jcT |68
mercial District coincides with a side lot line of a zon=-
ing lot in a Residence District, a yard not higher than
curb level shall be provided along such boundary and with-
in the Commercial District with at least the width or
depth set forth in the following table. Such a yard shall
cT |c8 not be used for accessory off=-street parking,accessory off=-
street loading, or for storage or processing of any kind.

Required Width or Depth
of Yard
(in feet)

8 clL |c2 |c3 |ck |cs |c6 |CT

15 c8

cT |c8 (::) 81 (E£>
' 15'}
ﬁ::
// STREET
c8-3 ’
=%
STREET

ILLUSTRATION OF SECTION 33-301

Underlined words in text are defined in Section 12-10.
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33-301 B.ggired ¥nrda along district boundary coin-
cident with side lot line of zoning lot in a
Residence District, continued

8

N

® 7 ©

STREET

ILLUSTRATION OF SECTION 33-301

BULK REGULATIONS
33-302

DISTRICTS

c2

C3

Ich

C5

cé

c8

Cl

ca

c3

]

cé6

33=302 Required yards along district boundary
coincident with rear lot lines of two

ad joining zoning lots

In all districts, as indicated, if a rear lot line of a
zoning lot in a Commercial District coincides with a rear
lot line or a zoning lot in an adjoining Residence Dis=-
trict, a rear yard at a level not higher than indicated
in the following table, and with at least the depth set
forth in the table, shall be provided along such boundary
and within the Commercial District. Such a rear yard
shall not be used for storage or processing of any kind.

Required Depth of Yard

Maximum
level of Depth
yard (in feet)

23 feet above 30
curb level

Cl

c2

€3

ch

C5

cé6

c7

c8

Cl

c2

C3

Cch

€5

cé6

cT

Curb level 30

c8

®"®

STREET
LAIFTYLS

ILLUSTRATION OF SECTION 33-302

Underlined words in text are defined in Section 12-10.
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33-302 33-303

37 _]c8 DISTRICT

33-303 Required yards along district boundary cl |cz2 lc3 |ck |cs ce lct ca
7 |c8 coincident with side lot line of zoning

lot in Commercial District

In all districts, as indicated, if a gide lot line of a ca |c2 |e3 |ck |es |cé |c7 |cB
zoning lot in a Commercial District coincides with a
rear lot line of a zoning lot in an adjoining Residence
District, a yard at curb level of at least the width
set forth in the following table shall be provided
along such boundary within the Commercial District.
Such a yard shall not be used for accessory off =~street
parking, accessory off-street loading, or for storage
or processing of any kind.

Required Width
of Yard
(in feet)

15 c8

Cc7 |c8

STREET

ILLUSTRATION OF SECTION 33-303

cT

c8

33=31 Special Provisions for Zoning Lots Divided by District
Boundaries

In all districts, as indicated, if a zoning lot is c

divided by a boundary between two Commercial Districts ol o s o Dl R L L
with different yard regulations, each part of such zon=~
ing lot shall be governed by the regulations set forth
for the district in which it is located.

Underlined words in text are defined in Section 12-10.
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33-h0

HEIGHT AND SETBACK REGULATIONS

Definitions and General Provisions

Definitions (repeated from Section 12-10)

Initial setback distance

An "initial setback distance" is a horizontal distance measured from a street line
into a zoning lot for a depth as set forth in the distriet regulations.

Public park

A "public park" is any publicly-owned park, playground, beach, parkway or roadway
within the jurisdiction and control of the Commissioner of Parks, except for parked
strips or malls in a street the roadways of which are not within his Jurisdiction
and control.

Sky exposure plane

A "eky exposure plane" is an imaginary inclined plane:

(a) Beginning above the street line (or, where so indicated, above the front
street line ; zront
yard line) at a height set forth in the district regulations, and

(b) Rising over a zoning lot at a slope determined by an acute angle (meas-
ured down from the vertical) set forth in the district regulations.

Street, narrow

A "narrow street" 1s any street less than T5 feet wide.

Street, wide

A "wide street" is any street 75 feet or more in width.

Street walls, aggregate width of

The "aggregate width of street walls" at any given level is the sum of the maximum
widths of all street walls of a building within 50 feet of a street line. The
width of a street wall is the length of the street line from which, when viewed
directly from above, lines perpendicular to the street line may be drawn to such
street wall.

| | |
B i e e B 2SS S

—1

_bml

—
—

street line —/ street line

w is the aggregate width of street walls.

ILLUSTRATION OF AGGREGATE WIDTH OF STREET WALLS
SECTION 33-41

Underlined words in text are defined in Section 12-10.
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33-40

33-h2

33-43

—

COMMERCIAL DISTRICTS

Permitted Obstructions

BULK REGULATIONS
33-h2

In all Commercial Districts, the following shall not be considered obstructions
and may thus penetrate a maximum height limit or a sky exposure plane set forth in

Section 33-43 (Maximum Permitted Height of Front Wall and Required Front Setbacks)

or Section 33-44 (Alternate Front Setbacks).

(a) Chimmeys or flues, with a total width not exceeding 10 percent of the
aggregate width of street walls of a building at any given level

(b) Elevator or stair bulkheads, roof water tanks, or cooling towers (in-
cluding enclosures), each having an aggregate width of street walls equal to

not more than 3C feet.

(¢) Flagpoles or aerials
(d) Spires or belfries
(e) Parapet walls not more then four feet high

(f) Wire, chain 1ink, or other transparent fences

Basic Regulations

Maximum Permitted Height of Front Wall and Required
Front Setbacks

In all districts, as indicated, if the front wall or other
portion of a building or other structure is located at the
street line or within the initial setback distance set
forth in this Section, the height of such front wall or
other portion of a building or other structure shall not
exceed the maximum height above curb level set forth in
this Section. Above such specified maximum height and
beyond the initial setback distance, the building or other
structure shall not penetrate the sky exposure plane set
forth in this Section. The regulations of this Section
shall apply subject to the exceptions provided in Section
33-42 (Permitted Obstructions), Section 33-Ul4 (Alternate
Front Setbacks), or Section 33-45 (Tower Regulations).

However, the total width of such obstructions facing
each street frontage shall not exceed 20 percent ¢f such street frontage.

DISTRICTS _

Cl

C2

c3

ok 105

ct

[4:)

c3

ch Jcs

33-431 In Cl or C2 districts

In the districts indicated, the maximum permitted height
of a front wall and the required front setback of a build-
ing or other structure are determined by the Residence
District within which such Commercial District is mapped,
and shall be as set forth in the followling table:

Maximum Fermitted Front Height
and Required Front Setbacks

Sky exposure plane

Angle of slope
over zoning lot
(measured down
from the verti-
cal,in degrees)

Mazcimum
height of a
front wall or
other portion

Initial set-
back distance

(in feet) Height

above
street On On
line narrow| wide

(in feet) | street|street

of a building
within the

initial set-
back distance

On On
narrow| wide
street|street

In R1l, R2, R3, R4, or R5 Districts

30 feet or two
stories, which-

20 15 ever is less 30 ks L5

Cl

c2

C1

c2

In R6, R7, R8, or R9 Districts

85 feet or six
stories, which-

20 15 ever is less 85 20 10

Cl

c2

Underlined words in text are defined in Section 12-10.
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33-432 In other Commercial Districts

In the districts indicated, the maximum permitted height
of a front wall and the required front setback of a build-
ing or other structure shall be as set forth in the fol-
lowing table:

Maximum Permitted Front Height
and Required Front Setbacks

BULK REGULATIONS
33-432

DISTRICTS

Cl

c2

C3

Ch

5

co6 |CT |cCE

Sky exposure plane

Angle of slope

Initial set-
back distance
(in feet)

Maximum
height of a
front wall or
other portion

Height

over zoning lot
(measured down
from the verti-
cal,in degrees)

of a building
within the

initial set-
back distance

above
street On On
line narrow | wide
(in feet) | street |street

On On
narrow| wide
gtreet|street

30 feet or two
stories, which-

20 15 ever is less 30 45 45

c3

ch

c5

C3

60 feet or four
stories, which-

20 15 ever is less 60 20 10

Ch-1
-2
k-3

85 feet or six
stories, which-
ever is less 85 20 10

20 | 15

Ch-k
ch-5

ich-7 |5

Ic6 €8-3

[
[}
I TR
i 5
’ e, sky exposure plane
! ) L
| | -y
| R
’

h is the height of
' sky exposure plane
above street line,

s is the initial
setback distance.

t~n

a is the angle
~ of slope of sky

\ exposure plane

over zoning lot
measured down
ILLUSTRATION OF S.KY EXPOSURE PLANE
SECTION 33-432

from the vertical.

33-44 Alternate Front Setbacks

In all districts, as indicated, if an open area is pro-
vided along the fromt lot line with the minimum depth
set forth in this Section, the provisions of Section
33-43 (Maximum Permitted Height of Front Wall and Re-
quired Front Setbacks) shall not apply. The minimum
depth of such open area shall be measured perpendicular
to the front lot line. However, in such instances no
building or other structure shall penetrate the alter-
nate sky exposure plane set forth in this Section. In
such cases, the sky exposure plane shall be measured
from a point above the street line. Such open area is
eligible for the bonus provi for plazas in Section
33-13 (Floor Area Bonus for a Plaza).

c3

ch

c5

c6 |cT |c8

Underlined words in text are defined in Section 12-10.
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= BULK REGULATION
33-432 33-kh?
) ' DISTRICTS
CT ! 33-441 In Cl or C2 Districts C1_Jc2 J¢3 ¢k 105 166 67 ]c8
c7 |(c8 In the districts indicated, the alternate front setback Cl |Cc8
regulations applicable to a bullding or other structure
] are determined by the Residence District in whicih such
f Commercial District is mapped and shall be as set forth
in the following table:
’
Alternate Required Front Setbacks
Alternate sky exposure plane
Angle of slope
over zoning
Depth of optional lot (measured
front open area from the ver-
(in feet) tical in
degrees)
Height above
On narrow | On wide| street line On narrow | On wide
street street (in feet) street street
8-1 j In R1, R2, R3, Rk, or R5 Districts
15 10 30 35 35 Cl |C2
C7 |c8-2
In R6, R7, R8, or R9 Districts
1 10 8 1 3
s 5 5 5 73 c1_|c2
——<|
33-4h2 In other Commercial Districts
{ In the districts indicated, the alternate front setback c3 |ck |cs5 |cé |cT |cB
regulations applicable to a building or other structure
shall be as set forth in the following table:
r Alternate Required Front Setbacks
!
Alternate sky exposure plane
Angle of slope
over zoning
Depth of optional lot (measured
front open area from the ver-
-5 (in feet) tical in
degrees)
Height above
On narrow | On wide | street line On narrow | On wide
street street (in feet) street street
»
15 10 30 35 35 c3 c8-1
Cch-1
ch-2
15 10 60 15 T3 ch-3 c7 |c8-2
Ch-b
E— . ——— ! cl"5
4 k-6
! 15 10 85 15 T3 ck-7lc5 |c6 cB-2
c7 |c8 !
b

Underlined words in text are defined in Section 12-10.
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33=hhs2 In other Commercial Districts, continued

sy sky exposure plane

h is the height of
sky exposure plane

BUIK REGULATIONS

above street line,

|
I
| ! s is the depth of
B the optional front
: open area.
|
|
I
1
|
|
|

a is the angle
of slope of sky
exposure plane
over zoning lot
measured down
from the vertical.

ILLUSTRATION OF ALTERNATE SKY EXPOSURE PLANE

SECTION 33-442

33=45

Supplementary Regulations

Tower Regulations

In the districts indicated, any building or buildings or
portion or portions thereof which in the aggregate
occupy not more than 40 percent of the area of a zoning
lot (hereinafter referred to as a tower) may penetrate
an established sky exposure plane. However, at any given

level, such tower shall be set back from a street line as
follows:

(a) On narrow streets, by a distence at least one=-
third the agpgregate width of street walls of the

tower at such level, provided that such setback need
not exceed 50 feet.

(b) On wide streets, by a distance one fourth the
aggregate width of street walls of the tower at
such level, provided that such setback need not ex=-
ceed 4O feet.

Underlined words in text are defined in Section 12-10.
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3345
DISTRICTS
ci _lc2 [c3 [ck Jcs Jce [c7 [c8
[c3 |ck o5 |6 |c7 [c8
ﬂ#
C56
C5«2|C6=2
Clh=7IC5~3 |C6~3

33-45
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K REGULATIONS 33-46

33=k5

Cl |c2 Jc3 |ck Jc5 |ce Jc7  IcB |

C5-6

C5-2|C6-2
g7 I 33-45 Tower Regulations, continued k-7 |C5-3 Ig6_3

Y

y |eT |c8

P _—"1 s is the required
W e, | — W setback from streets,

w is the aggregate
width of street
walls.
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ILLUSTRATION OF TOWER
SECTION 33-45

Regulations Applying in Special Situations

33-46 Special Provisions for Zoning Lots Directly Ad joining Public
Parks

In all districts, as indicated, a public park with an area Cl [c2 jc3 ok |c5 |c6 T LCG
between one and fifteen acres shall be considered a street
for the purpose of applying the front height and setback
regulations specified in Section 33-43 (Maximum Permitted
Height of Front Wall and Required Front Setbacks) to any
building or other structure on a zoning lot adjoining such
lic k. However, this Section shall not apply to a

public park more than 75 percent of which is paved.

33-47 Speeial Provisions for Zoning Lots Divided by District
Boundaries

C6=2 In all districts, as indicated, if a zoning lot is divided c1 |c2 F3 ch |c5 |[c6 JcT |c8
C6=3 by a district boundary between Commercial Districts with

different height and setback regulations, the applicable
regulation for each street frontage of such a zoning lot
shall be determined by multiplying the quantitative re-
quirements set forth in Section 33-43 (Maximum Permitted
Height of Front Wall and Required Front Setbacks) or Sec-
tion 33-U4 (Alternate Front Setbacks) applicable to each
portion of such street frontage, by the percentage of such
street frontage to which such regulations apply. The sum
of the products obtained shall be the controlling regu-
lations for that zoning lot.

Underlined words in text are defined in Section 12-10.
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33-50

33-51

COMMERCIAL DISTRICTS

MINIMUM REQUIRED DISTANCE BETWEEN
TWO OR MORE WALLS OF THE
SAME BUILDING - COURT REGULATIONS

Minimum Dimensions of Courts for Community Facility Build-
ings

In all districts, as indicated, the regulations set forth
in the following Sections shall apply to all buildings
containing community facility uses:

Section 23-83 (Minimum Dimensions of Outer Courts)
Section 23-84 (Narrow Outer Courts)

Section 23-85 (Wide Outer Courts)

Section 23-86 (Outer Court Recesses)

Section 23-87 (Minimum Dimensions of Inner Courts)

Section 23-88 (Inner Court Recesses)

BULK REGULATIONS
33-50

DISTRICTS

Cl

c2

€3

Ch

€2

cb

C1

c8

Cl

C3

ch

C5

33-52

Minimum Required Distance Between Legally Required Win-
dows and any Wall in a Cowrt

In all districts, as indicated, the minimum distance be-
tween any legally required window and any wall, side lot
line, or rear lot line shall be 20 feet, measured in &
horizontal plane at the sill level of, and perpendicular
to, such window for the full width of the rough window
opening.

Cl

Ic3

ch

C5

Underlined words in text are defined in Section 12-10.
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34-01
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REGULATIONS
33-50 | COMMERCIAL DISTRICTS BULK Rmm.wgzhc?a
| 5

3

ce fc7 [c8 | Chapter 4 Bulk Regulations for Residential or Mixed

Buildings in Commercial Districts
34-00 GENERAL PROVISIONS
c6 |c7 |c8

34-01 Applicability of This Chapter

The regulations of this Chapter apply to residential buildings or mixed buildings,
when located on a zoning lot in any Commercial District.

34-02 Definitions (repeated from Section 12-10)

Building, mixed

A "mixed building" is a building used partly for residential use and partly for a
community facility use or a commercial use.

DISTRICTS
I 34-10 APPLICABILITY OF RESIDENCE DISTRICT REGULATIONS Cl _|c2 Jc3 Jck Jc5 Jceé Jc7 |cB
b c6 |cT |c8 } 3&-11 General Provisions
' In the districts indicated, the bulk regulations for cL |c2 |c3 ok [jc5 |cé |oT
residential buildings or for the residential portions
of mixed buildings are as set forth in this Section,
except as otherwise provided in Section 34-12 (Excep-
= tions to Applicability of Residence District Conmtrols).
34-111 Resldential bulk regulations in Cl1l or C2
Districts
In the districts indicated, the bulk regulations for the Ccl |c2
Residence Districts within which such Commercial Dis-
tricts are mapped apply, except that for such Cl or C2
District mapped within an Rl or R2 District, the bulk
regulations for an R3 District apply.
The bulk regulations for Residence Districts are set
forth in Article II, Chapter 3.
34-112 Residential bulk regulations in C3, Ck, C5,
C6, or CT Districts
In the districts indicated, the bulk regulations are the c3 |ck |c5 |c6 |cCT
bulk regulations for the Residence Districts set forth in :
the following table. The bulk regulations for Residence
Districts are set forth in Article II, Chapter 3.
Applicable Residence District
R3 c3
R5 Ch-1 cT
Ch-2
R6 ch-3
|ch.h
Ch-5
RT Cch-6 C6-1
C6-2
R9 ck-T|C5 [C6-3
34-12 Exceptions to Applicability of Residence District Controls
In the districts indicated, for a residential building or Cl |cC2 |[C3 HC# c5 [c6 |cT
for a mixed building, the regulations set forth in all the 1
remaining Sections of this Chapter shall apply instead of
the bulk regulations specified in Section 34-11 (General
Provisions), which would otherwise be controlling.

Underlined words in text are defined in Sectiom 12-10.
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34-20

34-21

COMMERCIAL DISTRICTS

FLOOR AREA RATIO REGULATIONS

Maximum Permitted Floor Area Ratio for Mixed Buildings

In the districts indicated, the maximum floor area ratio
for a mixed building is either the maximum floor area
ratio for residential buildings set forth in Section

34-11 (General Provisions) or the maximum floor area ratio
for commercial buildings set forth in Section 33-12 (Max-
imum Permitted Floor Area Retio), whichever is the greater.
However, in such mixed building, the total floor area used
for residential use shall not exceed the amount permitted
by the maximum floor area ratio specified for residential
buildings in Section 34-11 (General Provisions), and the
total floor area used for commercial use or community fa-
cility use shall not exceed the amount permitted by the
maximum floor area ratio specified for commercial build-
ings in Section 33-12 (Maximum Permitted Floor Area Ratio).

BULK REGULATIONS
3k-20

DISTRICTS

C1_Jc2 [c3 |ck Jc5 |6 [c7 Ic8

€1 |c2 |c3 |ck |cs |c6 |c7

34-22

Special Provisions for Zoning Lots Divided by District
Boundaries

In the districts indicated, if a zoning lot is divided

by a boundary between Commercial Districts with different
maximum floor area ratios, the maximum floor area ratio
for that portion of a mixed building used for a commercial
use or commnity facility use shall be determined in ac-
cordance with the provisions of Section 33-14 (Special
Provisions for Zoning Lots Divided by District Boundaries).
The maximum floor area ratio for that portion of a mixed
building used for residential use shall be determined in
accordance with the provisions of Section 34-11 (General
Provisions), independently of the maximum floor area

ratio established for commercial use.

c1 |c2 |c3 |ck |[c5 |c6 |cT

34-30

34-31

DENSITY REGULATIONS — REQUIRED LOT AREA

Lot Area Per Dwelling_Unit for Mixed Buildingg

In the districts indicated, mixed buildings are subject to
the lot area per dwelling unit regulations as set forth in
Section 34-11 (General Provisions). In applying such regu-
lations to mixed buildinge, for each 100 square feet of
floor area used for commercial use or community facility
use in e mixed building, an amount of lot area shall be
provided equal to the amounts set forth in this Section.

34-40

3h-h1

cl |c2 |c3 |ek o5 |c6 |eT

34-311 Lot area regulations in Cl or C2 Districts

In the districts indicated, the amount of lot area to be
provided for each 100 square feet of floor area used for
a commercial use or community facility use 1in a mixed
building is determined by the Residence Distriect within
which such Commercial District is mapped, and is as
follows:

Required Lot Area Per 100
Square Feet of Floor Area
(in square feet)

District within
which Cl or C2

District is Square
mapped feet

Rl, R2, R3 200
Rl 140

R5 100

R6, R7, R8, R9 50

cl |c2 34-50

3k-51

34-52

Underlined words in text are defined in Section 12-10.
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JLK REGULATIONS
34-20

c6 |CT |CB COMMERCIAL DISTRICTS BULK REGULATIONS
34312

DIDTRICTS
cé |CT 34-312 Lot area regulations in C3, Ck, C5, C6, or C7 1 [C2 [C3 [CWF |C5 |c6 et Ic8
Districts

In the districts indicated, the amount of lot area to be C3 |c4 |c5 |c6 |c7
provided for each 100 square feet of floor area used for
e commercial use in a mixed building shall be not less
than set forth in the following table:

Required Lot Area Per 100
Square Feet of Floor Area
(in square feet)

200 Cc3

100 Cl-1

Ch-2
50 C4-3 7

cé6 |eT c:.h
Ch-5
ch-6
30 CL-T IC5-1

15 c6-1

C6-2
10 C5-2|c6-3

TS5 £5-3

34-ko OPEN SPACE RATIO REGULATIONS

34-41 Open Space Ratio Regulations for Mixed Buildings

In the districts indicated, the open space ratio regula- c1 |c2 |c3 ek |cs |c6 |eT
) tions as set forth in Section 34-11 (General Provisions)
i |c6 |CT apply to all mixed buildings at the floor level of the
portion of the building used for residential use. For
this purpose, open space may be higher than 23 feet above
curb level.

34-50 YARD REGULATTIONS

34-51 Minimum Required Front Yards

In the districts indlcated, except as otherwise provided ClL |c2 |c3 |ch |cs |cé |cT
in Section 34-54 (Special Provisions Applying Along Dis-
trict Boundaries), no front yard shall be required for any
mixed building or for any residential building.

34-52 Minimum Required Side Yards

In the districts indicated, except as otherwise provided cl |c2 |c3 |ck |c5 [e6 |eT
in Section 33-30 (Special Provisions Applying Along Dis-
trict Boundaries), no side yards shall be required for any
mixed building or residential building. However, any side
Yard provided shall have a width of not less than eight
feet.

Underlined words in text are defined in Section 12-10.
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34-53

COMMERCIAL DISTRICTS

Minimum Required Rear Yards

In the districts indicated, for a residential portion of
a mixed building, a rear yard 30 feet in depth is required,
beginning at the floor level at which the residential use
begins.

BULK REGULATIONS

34-53

DISTRICTS

Cl

c2

e3

Ch

C

Ccb

CT

o8]

IC1

34-54

34-60

3L-61

Special Provisions Applying along District Boundaries

In the districts indicated, if a Commercial District
boundary coincides with a side lot line of a zoning lot
in an R1l, R2, R3, Rl4,or R5 District and a side lot line
of an adjoining zoning lot in such Commercial District, a
front yard is required for a residential buildi on such
zoning lot located in the Commercial District. depth
of such front yard shall be equal to the required depth
of a front yard in the adjacent Residence District.

IC1

HETGHT AND SETBACK REGULATIONS

Maxirum Permitted Height of Front Wall and Required Frornt
Setbacks

In the districts indicated, the maximum permitted height of
a front wall or other portion of a building or other struc-
ture is as set forth in this Section.

c2

lca

c3 |ck

c3 |ck

c5

c6

cé6

Cl

34-611 Maximum permitted height of front wall end re-
quired front setback for Cl or C2 Districts

In the districts indicated, the height and setback regula-
tions are as set forth in Section 34-11 (General Provisions).
However, in applying these regulations, a building may be
located at the street line, and the sky exposure plane is
always measured from a point above the street line.

Cl

cz

c2

c3

ch

c5

c6

34-612 Maximum permitted height of front wall and re-
quired front setbacks for C3, C4, C5, C6, or
CT Districts

In the districts indicated, the height and setback regula-
tions as set forth for commercial buildings in Section
33-43 (Maximum Permitted Height of Front Wall aand Required
Front Setbacks) apply, except that for either a residential
building or a mixed building not more than two stories of
which are used for other than residential uses, the number
of stories permitted in that portion of the building
located in the initial setback distance may be exceeded

by one story.

C3

Underlined words in text are defined in Section 12-10.
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LK REGULATIONS
34-53

CT

SUMMARY OF BULK REGULATIONS

c6 |(cT IN COMMERCIAL DISTRICTS

| The following table sumarizes
the bulk regulations applying

to Commercial Districts,.

c6 |cT
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Mexirmum Floor

Minimum Cpen

Area Ratio Space Ratio Minimum Lot Size Yard Requirementsﬁ/
Other
residences or
Single-family | residential Rear yard, minimum Side
or two-family | portions of depth yard
detached other
residences buildings Residences
Residences Residences or
or or Lot Lot residential Minimrum
residential residential | area Lot ares Lot portions of | All other| width if
portions of | A1l other| portions of (in width (in width other permitted| provided
other permitted other square (in | square (in buildings buildings (in
District buildings | bujldirgs| buildings feet) | feet)| feet) | feet)| (in feet) | (in feet)| feet)
Cl, when
mapped in:
Rl, R2, R3 50 50 150 3,800 Lo | 1,700 18 30 20 8
R4 70 T0 90 3,800 4o | 1,700 18 30 20 8
R5 100 100 60 3,800 Lo [ 1,700 18 30 20 8
R6 200 200 30 3,800 Lo [ 1,700 18 30 20 8
RT 200 200 20 3,800 4o | 1,700 18 30 20 8
R8 200 200 10 3,800 Lo | 1,700 18 30 20 8
R9 200 200 None 3,800 4o 1,700 18 30 20 8
C2, when
mapped in:
Rl, R2, R3 50 50 150 3,800 Lo [ 1,700 18 30 20 e
R4 70 70 90 3,800 Lo [ 1,700 18 30 20 8
RS 100 100 60 3,800 40 | 1,700 18 30 20 8
R6 200 200 30 3,800 4o | 1,700 18 30 20 8
RT 200 200 20 3,800 40 | 1,700 18 30 20 8
R8 200 200 10 3,800 Lo | 1,700 18 30 20 8
R9 200 200 None 3,800 Lo | 1,700 18 30 20 8
c3 50 50 150 3,800 40 | 1,700 18 30 20 8
Ch-1 100 100 60 3,800 Lo 1,700 18 30 20 8
ch-2 200 200 30 3,800 Lo | 1,700 18 30 20 8
cL-3 200 200 30 3,800 4o | 1,700 18 30 20 8
clh-L 280 340 20 3,800 Lo | 1,700 18 30 20 8
Cch-5 280 340 20 3,800 4o | 1,700 18 30 20 8
clh-6 280 340 20 3,800 Lo [ 1,700 18 30 20 8
ch-7 1,000 340 None 3,800 Lo [ 1,700 18 30 20 8
C5-1 1,000 340 None 3,800 40 | 1,700 18 30 20 8
Cc5-2 1,000 1,0C0 None 3,800 Lo [ 1,700 18 30 20 8
C5-3 1,000 1,500 None 3,800 4o 1,700 18 30 20 8
Cc6-1 280 600 20 3,800 Lo [ 1,7C0 18 30 20 8
c6-2 1,000 1,000 None 3,800 Lo | 1,700 18 30 20 8
ch-3 1,000 1,000 None 3,800 Lo | 1,700 18 30 20 8
c7 100 200 60 3,800 ko 1,700 18 30 20 8
c8-1 -- 80 - i P S = = 20 8
c8-2 - 200 - - - - - - 20 8
c8-3 -- 500 -- -- -- -- -~ - 20 8
E/ No front or side yards are required in Commercial Districts.
i52

REC

DIE

]
1=
m

Cl, v
mappe

RL
R5
R6
RT
R8
R9

C2, w
mappe

RL
R5
R6
RT

R9
C3
Ch-1
ch-2
Ch-3
cl-l
ch-5
ch-6
ch-7
C5-1
Cc5-2
c5-3
C6-1
c6-2
c6-3

c8-1
cB-2
cé-3



T BULK

ERCIAL
ntsE/
Side
yard
Minimum
| width if
:d| provided
i8 (in
3) feet)
8
8
8
8
8
8
8
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REGULATIONS 1IN

DISTRICTS

H2ight and Setback Requirements

Standard Regulations

Alternate Regulations

Maxinum height
of front wall

Sky euiposure plane

Sky exposure plane

or other por- Angle of Angle of
Initial set- tion of build- | Height slope over Initia) set- Height | slope over
back distance ing in setback above zoning lot back distance above zoning lot
(in feet) distance street (in degrees) (in feet) street | (in degrees)
Narrow | Wide (in (in %123 Narrow | Wide Narrow | Wide %iﬁe Narrow | Wide
District street | street | feet) | stories) | feet) street | street | street |street | feet) |street | street
Cl, when
mapped in:
Rl, R2, R3| =20 15 30 2 30 L5 45 15 10 30 35 35
Rh4 20 15 30 2 30 L5 L5 15 10 30 35 35
R5 20 15 30 2 30 5 L5 15 10 30 35 35
R6 20 15 85 6 a5 20 10 15 10 85 15 T2
RT 20 15 85 6 85 20 10 15 10 85 15 T3
R8 20 15 85 6 85 20 10 15 10 85 15 7%
R9 20 15 85 6 85 20 10 15 10 85 15 (6
C2, when
mapped in:
Rl, R2, R3 20 15 30 2 30 45 L5 15 10 30 35 35
RY 20 15 30 2 30 45 45 15 10 30 35 35
RS 20 15 30 2 30 45 45 15 10 30 35 35
R6 20 15 85 6 &5 20 10 15 10 85 15 T
R7 20 15 85 6 85 20 10 15 10 85 15 T2
RS 20 15 85 6 85 20 10 15 10 85 15 T3
RO 20 15 85 6 85 20 10 15 10 85 15 T3
Cc3 20 15 30 2 30 45 45 15 10 60 35 35
ch-1 20 15 60 Y 60 20 10 15 10 60 15 T2
ch-2 20 15 60 L 60 20 10 15 10 60 15 T3
ch-3 20 15 60 4 60 20 10 15 10 60 15 T3
Cli-l 20 15 85 6 85 20 10 15 10 85 15 T3
ch-5 20 15 85 6 85 20 10 15 10 85 15 7%
ch-6 20 15 85 6 85 20 10 15 10 85 15 T3
ch-T7 20 15 85 6 85 20 10 15 10 85 15 T3
C5-1 20 15 85 6 85 20 10 15 10 85 15 3
C5-2 20 15 85 6 85 20 10 15 10 85 15 T3
c5-3 20 15 85 6 85 20 10 15 10 85 15 Es
c6-1 20 15 85 6 85 20 10 15 10 85 15 =
c6-2 20 15 85 6 85 20 10 15 10 85 15 T3
C6-3 20 15 85 6 85 20 10 15 10 85 15 T3
cT7 20 15 60 4 60 20 10 15 10 60 15 TS
c8-1 20 15 30 2 30 45 45 15 10 30 35 35
c8-2 20 15 60 N €0 20 10 15 10 60 15 (3
c8-3 20 15 85 6 85 20 10 15 10 85 15 T3
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Explanation of Commercial Parking and Loading Regulations

The Problem

No belabored exposition of the need of commercial es-
tablishments for adequate off-street parking facilities
is needed. The best demonstration of how essential
such facilities are to merchandizing is the voluntary
provision of such facilities by an ever-growing number
of such establishments. The adverse effects of con-
gestion resulting from on-street parking, as well as
streets continually clogged withtraffic trying to find
parking space, are also common and painful knowledge.

The parking needs of outlying retail shopping centers
are simple and clear-cut. However, the parking needs
of commercial establishments in other parts of the
City are markedly different. Because of the extreme
variation in the use of the automobile for shopping in
various parts of New York, the development of a City-
wide policy regarding required off-street parking space
is not a simple task.

While the theoretical demand for off-street parking in
all commercial areas is high, the provision of more
off-street parking is not always the best solution in
all areas. While the provision of sizeable amounts of
parking is essential in outlying shopping centers of a
suburban character where the automobile is virtually
the only means of access, this does not mean that the
same policy should be applied to small neighborhood
centers in high density areas or the highly concen-
trated Central Business Districts of Manhattan and
downtown Brooklyn, where the attractive force of more
parking space could well cause a worsening of the
present intolerable traffic congestion. Thus any real-
istic policy for off-street parking requirements in
the City of New York must take into consideration all
types of situations between these two extremes.

Inadequate off-street parking facilities.

Proposed Parking Requirements in Commercial Districts

Basic Requirements for Commercial Uses (Section 35-20)

In the proposed resolution, accessory off-street park-
ing is permitted for all uses in all Commercial Dis-
tricts, while parking is required for most permitted
uses in all Commercial Districts except those located
in lower and central Manhattan and in downtown Brooklyn.

The proposed parking regulations for commercial uses
are based in large part on surveys of parking provided
by selected new commercial establishments or groups of
establishments throughout the City. The surveys in-
volved the tabulation of off-street parking spaces
provided as well as the utilization of these spaces,
and of curb parking spaces, at various times during the
day and under varying weather conditions. The study
included an analysis of the various commercial uses by
type, size, and location.
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For the purpose of establishing parking requirements

for commercial uses, two primary devices are used.

First, all proposed Commercial Districts, regardless
of differences in permitted use or bulk, were divided
into four major groups on the basis of a similar level
of demand for parking. These common parking character-
istics result from similarities in location and in the
nature of their surrounding areas. Secondly, all com-
mercial uses (Use Groups 5 through 16) were classified
into six major categories according to the traffic-
generating characteristics of the particular use. Both
of these groupings are described in detail below.

The amount of parking required for new commercial
development falling into these categories varies with
the type of district in which the development is
located. For most uses, parking is required only where
these establishments reach a certain size. In high re-
guirement districts only very small establishments are
excluded from the parking requirements, while in low
reguirement districts, at the other extreme, only the
very large establishments are required to provide park-
ing. In this way parking is required only of those
establishments which are likely to attract customers
who drive to the particular commercial center. In low-
density areas, most of these commercial centers are or
are becoming more oriented to the automobile trade,
while in medium-density residential areas where the
medium requirement districts are proposed, only larger
stores serving more than the local neighborhood usually
attract automobile traffic. In the high-density areas,
only very large stores of community or regional im-
portance would be likely to rely on trade from cus-
tomers who drive.

District Categories

The proposed Commercial Districts were divided into
the following four major categories on the basis of a
similar level of demand for parking:

1) High requirement distriets (C1-1, C2-1, C3,
and C4-1)

These districts are characterized by low-
density surrounding residential development,
a high degree of automobile ownership among
the residential population they serve, and a
relatively dispersed pattern of commercial
centers. Such districts have been proposed on
the =zoning maps in the outlying parts of
Queens, a few areas in Brooklyn and the Bronx,
and in the developing parts of Staten Island.
These centers are already very strongly
oriented towards automobile patronage, and
most of the establishments in these centers

have already provided substantial amounts of
parking.

s

Ample off-street parking provided in new shopping
center. Richmond.

2)

Classif

All con
classif
basis o
particu

1)

2)



Medium requirement distriets (Cl1l-2, C2-2,
C4-2, C4-4, and C8-1)

These districts have been proposed in areas

center. These establishments are character-
ized by a high volume of customers in propor-
tion to their size and a high level of traf-
fic generation, Therefore, comparatively high

itrements characterized by predominantly garden apart- amounts of parking space, though not as high
sre useds ment and other types of medium-density devel- as for food stores, are required relative to
egardless opment in Brooklyn, mid-Queens, areas of the floor area.
« dividan Bronx east of Bronx River FParkway, and the . ) ]
ilar level older areas of Staten Island. Since most small 3) Low traffic-generating uses designated by "C"
sharacter- local retail establishments in these dis- in the Use Groups
.nd in the tricts derive their major business from non- _
all coim- driving customers, the major automotive traf- Retal% and service uses which generate less
sTasgified fic is attracted by medium and large stores traffic than the general retail uses just
traffic- which serve an area larger than the local no?ed comprise this catggory. Examples qf
use. Both neighborhood. While automobile ownership is this cl?sscﬁ‘uses are offices and such retglb
zlow. relatively high in these areas, its use for establishments as furniture stores, which

ommercial
aries with
opment is
only where

shopping is neither as prevalent nor as nec-
essary as in the more suburban-like parts of
the City where the high requirement districts
described earlier are proposed.

have relatively large amounts of floor area
in proportion to the number of customers they
attract. The parking requirements of this
category of uses are lower than for the two
previous groups.

n high re- 3) low reguirement distriects (C1-3, C2-3, C4-3, _ _
hments are C4-5, C7, and C8-2) 4) Small places of assembly designated by "D" in
ile in low the Use Groups
1y th These districts have been proposed in areas
e i characterized by fairly high density resi- This category includes meeting halls, billiard
wide park- dential development inthe Bronx west of Bronx parlors, pool halls, bowling alleys, eating
f of those River Parkway, Manhattan above 110th Street, and drinking establishments with entertain-
customers and Jackson Heights. In such areas, only the ment (restaurants, cabarets, night clubs,
'r. In low- very large stores serve a population residing etc.), wedding chapels, banquet halls, dance
iEre gk o further than walking distance from the center. halls, and similar amusement establishments.
ile trade, Automobile ownership in these areas is sub- These establishments are principally charac-
where the stantially lower than in the areas described terized by night-time operations and a high
only larger earlier where high and medium requirements are degree of orientation towards automobile
)?d usually proposed, and use of the automobile for shop- traffic.
3ity aress, ping is relatively less frequent.
gional im- ' 5) large places of assembly designated by "E" in
from cus- 4) Exempt districts (C1-4, C2-4, C4-6, C4-7, C5, the Use Groups
C6, and C&-3)
Theaters, radio and television studios, arenas,
These districts are zoned in lower and cen- auditoriums, stadiums, and other large spec-
] ) tral Manhattan and in downtown Brooklyn. In tator attractions are examples of this cate-
-Vld?d into these densely developed and congested areas, gory. Such establishments usually recuire
basis of a more parking space would attract more auto- very large amounts of parking space. Most of
mobiles and compound the present almost in- the larger establishments in this category are
tolerable traffic congestion. At the present only allowed by special permit since they are
, Ca-1, C3, time, less than 20 percent of the close to two usually associated with very great amounts of
million people who travel into the area south traffic.
of 60th Street in Manhattan each day during
ied by low- the peak travel hours come by automobile. This 6) Open commercial amusements designated by "F"
evelopment, relatively small percentage constitutes the in the Use Groups
rship among major part of the traffic jam which daily forms
erve, and a at the major access points tothe Central Busi- This category includes amusement parks, golf
commercial ness District. If a sizeable amount of addi- driving ranges, and similar uses associated
proposed on tional off-street parking space were provided with Coney Island and other outlying commer-
g parts of in this area, more automobile traffic would cial amusement areas. Most of these establish-
1 the Bronx, undoubtedly be attracted and the present traf- ments attract a large amount of automotive
aten Island. fiec difficulties increased rather than alle- traffic.
'y strongly viated.
ronage, and 7) Miscellaneous uses designated by "G" in the
iese centers Use Groups
L amounts of Classification of Commercial Uses
This category of uses includes activities
All commercial uses (Use Groups 5 through 16) were which do not validly fit into any of the other

classified into the following six categories on the
basis of the traffic-generating characteristics of the
particular use:

1)

Food stores designated by "A" in the Use Groups

Food stores are usuallythe largest generators
of automotive traffic and require very large
amounts of parking space relative to floor

classifications because of their unique traf-
fic-generating characteristics. Hotels,
motels, funeral parlors, boat rental estab-
lishments, warehouses, and custom manufac-
turing establishments are included among
these uses.

The following table summarizes the parking require-
ments in each use category and each type of district

area. The reguirements are designed princi-
pally for supermarkets, which are always a key
establishment in any group of retail stores
and the principal magnet for shoppers. The
parking requirements of this group of uses is
the highest of all retail uses.

for which parking is required. In the proposed reso-
lution, the parking requirements are generally ex-
pressed in terms of the unit of floor area, lot area,
or capacity for which one space is required. Estab-
lishments smaller than the minimum shown are not re-
guired to provide any parking.

2) General retail uses designated by "B" in the Requirements for Community Facilities and Residences
Use Groups

Community facilities permitted in Commercial Distriects
are listed separately at the end of the table which
contains the commercial parking reguirements (Section
35-21). Their requirements in high, medium and low
requirement Commercial Districts are the same as those

Most retail uses are included in this cate-
gory, including department stores, variety
stores, and most of the smaller retail estab-
lishments wusually found in a typical retail

shopping
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Parking Requirements for
Commercial Uses

Parking
requirement

use category

District
A. Food Stores High Parking Requirement
(c1-1, c2-1, C3, C4-1)

Medium Parking Requirement
(c1-2, c2-2, C4-2, C4-4,

Low Parking Requirement
(e1-3, ©8-3, 4-3; 04-5,
B. General Retail High Parking Requirement
(c1-1, c2-1, ¢3, c4-1)

Medium Parking Requirement
(c1-2, c2-2, C4-2, C4-4,

Low Parking Requirement
(C1-3, C2-3, C4-3, C4-5,
C. Low Generators High Parking Requirement
(c1-1, c2-1, €3, c4-1)

Medium Parking Requirement
(c1-2, c2-2, c4-2, C4-4,

Low Parking Requirement
(c1-3, c2-3, C4-3, C4-5,

D. Small Places of
Assembly

High Parking Requirement
(Cl-1, €2-1, 03, 6d-1)

Medium Parking Requirement
(ci-2, ce-2, C4-2, C4-4,

Low Parking Requirement
(C1-3, C2-3, C4-3, C4-5,

E. Large Places of
Assembly

High Parking Requirement
(c1-1, ¢2-1, €3, C4-1)

Medium Parking Requirement
(C1-2, C2-2, C4-2, C4-4,

Low Parking Requirement
(c1-3, C2-3, C4-3, C4-5,

F. Open Commercial
Amusements

Medium Parking Requirement
(c1-2, c2-2, c4-2, Cca-4,

Low Psrking Requirement
(c1-3, c2-3, C4-3, C4-5,

in the low-, medium-, and high-density Residence Dis-
tricts respectively. A description,of these reouire-
ments is included in the explanatory report preceding
the residential parking regulations of the proposed
resolution.

Parking is required for new residential development
in all Commercial Districts, at the same level required
in the Residence District whose bulk regulations con-
trol the residential development. The residential re-
quirements are also described in the explanatory report
preceding the residential parking regulatioms.

Additional Parking Regulations

In addition to the basic parking reguirements, the
following additional controls are proposed:

1) Number of spaces permitted (Section 35-12).
In order to prevent the possibility of traf-
fic congestionresulting from large and poorly
located parking facilities, the size of any
single accessory facility is limited to 150
spaces. However, on the approval of the Zoning
Administrator, a larger facility may be con-
structed if it is designed so as to minimize

c8-1)

c7, c8-2)

c8-1)

c7, c8-2)

ce-1)

c7, C8-2)

c8-1)

c7, C8-2)

ce-1)
c?, C8-2)

c8-1)

c7, c8-2)
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Required Spaces (Per
square feet of floor
area unless other-

Size (Square
feet of floor area
unless otherwise

indicated) wise indicated)
2,000 - 3,999 1 per 200
4,000 or over 1 per 100
4,000 or over 1 per 200
8,000 or over 1 per 300
3,000 - 9,999 1l per 200
10,000 or over 1 per 125
4,000 - 11,999 1 per 400
12,000 or over 1 per 250
12,000 or over 1 per 400
3,000 or over 1 per 400
6,000 or over 1 per 600
12,000 or over 1 per 1,000

75 persons
capacity or more 1 per 4 persons

150 persons
capacity or more 1 per 8 persons

300 persons
capacity or more 1 per 12 persons

150 persons
capacity or more 1 per 4 persons

300 persons
capacity or more 1 per 8 persons

500 persons
capacity or more 1 per 12 persons

10,000 square
feet lot ares
or over

1 per 500 square
feet lot area

40,000 square
feet lot area
or over

1 per 2,000 square
feet lot area

traffic on surrounding residential streets
and to prevent congestion at its entrances
and exits.

Two uses or more with different parking re-
ouirements on a zoning lot (Section 35-22).
When uses with different parking requirements
share a single zoning lot, it is proposed that
the requirements of each use apply to the ex-
tent of that use. However, the Board of
Standards and Appeals may modify requirements
for places of assembly which share a lot with
other commercial uses if the Board finds that
all the separately calculated required park-
ing is not needed.

Zoning lots divided by district boundaries
(Section 35-24). In cases where a zoning lot
is divided by a boundary between two Com-
mercial Districts, the requirements of the
distriet in which the greater proportion of
the zoning lot is located apply to the whole
zoning lot.

Off-site spaces (Sections 35-43 and 35-49).
Both permitted and required accessory parking

8)

10)

Off-i
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spaces may be provided off the site if the
following three requirements are met. The
parking facilities must be

a) In the same district or an adjoining
Commercial or Manufacturing District,

b) Not more than 600 feet from the zon-
ing lot which they serve, and

¢) In the same ownership as the use to
which they are accessory.

5) Joint facilities (Section 35-44). Reguired
parking may be provided by means of facilities
designed to serve jointly two or more sepa-
rate developments if the required parking
spaces for each facility are met.

6) Use of facilities (Section 35-46). The use of
accessory facilities is generally limited to
owners, customers, employees, and visitors of
the development to which parking is accessory.

7) Size of parking spaces (Section 35-52). The
minimum permitted size of each parking stall
is 8 feet, 6 inches in width and 18 .feet in
length. A gross standard of 3C0 square feet
per car is also established for all parking
areas, with the provision that facilities
with certain design or operational efficien-
cies may provide less than 300 square feet if
approved by the Zoning Administrator.

8) Proximity to street intersections (Section
35-53). In order to minimize traffic hazards,
entrances and exits of all parking facilities
with 1C or more spaces may not be located
within 50 feet of a street intersection.

9) Surfacing (Section 35-54), All open parking
areas are required to be paved with permanent
solid concrete, asphalt, or other dustless
material.

10) Sereening (Section 35-55). Sereening, in the
form of either a solid fence or shrubbery, is
required to protect neighboring residences
from open parkinglots with 10 spaces or more.
Groups of individual garages, attached or de-
tached, also reguire screening.

Off-Street Loading Regulations (Section 25-6C)

The proposed resolution incorporates the off-street
loading regulations included in Section 19-A of the
present resolution, with the necessary adaptations to
the proposed use and bulk distriects and with several
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important additional regulations. As in the present
resolution, berths are reguired for most commercial,
manufacturing and storage uses, in addition to certain
other uses including hospitals, hotels, office build-
ings, undertakers, and funeral parlors, where truck
access is indispensable. These requirements apply not
only to completely new development, but also to the
enlarged portion of existing buildings and to any

building which is changed to a use which requires
berths.

For commercial uses, including hotels and offices, and
manufacturing and storage uses in Commercial Districts,
more berths relative to floor area are reouired in the
low bulk districts (those with maximum permitted Floor
Area Ratios of less than 2CC). In the high bulk dis-
tricts, only the larger buildings are required to
provide berths.

In the proposed resolution, the provisions of Section
19-A of the present resolution are augmented by the
following regulations involving the size, design and
location of loading berths.

1) The proposed dimensions of a required berth
are 33 feet long, 12 feet wide, and 14 feet
high. However, for certain uses, these di-
mensions are modified to accommodate larger
or small vehicles when necessa