
CITY PLANNING COMMISSION  

March 6, 2024 / Calendar No. 4 N 240011 ZRY
 

IN THE MATTER OF an application submitted by the New York City Department of City 
Planning, pursuant to Section 201 of the New York City Charter, for an amendment of the 
Zoning Resolution of the City of New York, adding new Manufacturing (M) district options to 
the City’s Zoning Resolution 

 

This application (N 240011 ZRY) for an amendment to the Zoning Resolution was filed by the 
Department of City Planning (DCP) on October 30, 2023. The proposed zoning text amendment 
would add new Manufacturing (M) district options to the City’s Zoning Resolution. These new 
zoning tools remove impediments to business location and growth within M Districts by 
providing a wider range of available densities than the current M districts allow, updated bulk 
regulations that enabling more loft-like physical typologies, and right-sizing parking and loading 
regulations. 

RELATED ACTION 

In addition to the zoning text amendment (N 240011 ZRY) that is the subject of this report, the 
proposed project also requires action by the City Planning Commission (CPC) on the following 
application, which is being considered concurrently with this application:  

N 240010 ZRY  Zoning text amendment to the Zoning Resolution that would update  
   provisions to support economic growth and resiliency in New York City.  
   This text amendment would facilitate the repurposing of existing  

nonresidential space by providing businesses with additional zoning       
 flexibility to locate and expand. 

BACKGROUND 

A full background discussion and description of this application appears in the report for the 
related zoning text amendment (N 240010 ZRY). 

ENVIRONMENTAL REVIEW 

The application (N 240011 ZRY) was reviewed pursuant to the New York State Environmental 
Quality Review Act (SEQRA) and the SEQRA regulations set forth in Volume 6 of the New 
York Code of Rules and Regulations, Section 617.00 et seq. and the City Environmental Quality 
Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The lead is 
the City Planning Commission. The designated CEQR number is 24DCP004Y. 

disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."




After a study of the potential environmental impact of the proposed action, a Negative 
Declaration was issued on October 30, 2023. 

PUBLIC REVIEW 

The application (N 240011 ZRY) was duly referred on October 30, 2023 to all 59 community 
boards in all five boroughs, to all borough boards, and to all borough presidents for information 
and review, in accordance with the procedure for referring non-ULURP matters. 

COMMUNITY BOARD REVIEW 

Fifty community boards adopted resolutions regarding the proposed zoning text amendments, 
many of which included comments on the proposal and recommendations for modifications. The 
complete recommendations received from all Community Boards are attached to this report. A 
summary of the Community Board votes and of comments received in their recommendation 
appears in the report for the related zoning text amendment (N 240011 ZRY). 

BOROUGH PRESIDENT RECOMMENDATION 

A summary of the Borough President recommendations and of comments received in their 
recommendation appears in the report for the related zoning text amendment (N 240011 ZRY). 

BOROUGH BOARD REVIEW 

A summary of the Borough Board recommendations and of comments received in their 
recommendation appears in the report for the related zoning text amendment (N 240011 ZRY). 

CITY PLANNING COMMISSION HEARING 

On January 3, 2024 (Calendar No. 2), the CPC scheduled January 24, 2024 for a public hearing 
on this application (N 240011 ZRY), in conjunction with the related application for a zoning text 
amendment (N 240010 ZRY).  The hearing was duly held on January 24, 2024 (Calendar No. 
31). A summary of the City Planning Commission hearing s and of comments received appears 
in the report for the related zoning text amendment (N 240010 ZRY). 

CONSIDERATION 

A full consideration of this application appears in the report for the related zoning text 
amendment (N 240010 ZRY). 

CONCLUSION 

 The Commission notes the myriad ways in which a complex regulatory environment is 
disproportionately affecting New York City’s small businesses. At this critical moment in the 
city’s economic recovery from the Covid-19 pandemic, the Commission seeks to ensure that 



New York City’s zoning regulations do not stand in the way of allowing businesses and 
buildings to adapt over time. The Commission applauds the work of the Department and others 
to identify opportunities to modernize regulations of the Zoning Resolution to fill empty 
storefronts and offices, catalyze the next generation of entrepreneurs, and support economic 
activity in neighborhoods across New York City. The Commission also appreciates the review of 
community boards, practitioners, and the general public which provided recommendations that 
improve the proposal. 

 

RESOLUTION 

RESOLVED, that having the Environmental Assessment Statement (EAS) for which a Negative 
Declaration was issued on October 30, 2023 with respect to this application (CEQR No. 
24DCP004Y), the City Planning Commission finds that the action described herein will have no 
significant impact on the environment; and be it further 

RESOLVED that the City Planning Commission, in its capacity as the City Coastal 
Commission, has reviewed the waterfront aspects of this application and finds that the proposed 
action is consistent with WRP policies; and be it further 

RESOLVED, by the City Planning Commission, pursuant to Section 200 of the New York City 
Charter, that based on the environmental determination, and the consideration described in this 
report, the Zoning Resolution of the City of New York, effective as of December 15, 1961, and 
as subsequently amended, is further amended as follows: 

 

Matter underlined is new, to be added;  

Matter struck out is to be deleted;  
Matter within # # is defined in Section 12-10;  
*   *   * indicates where unchanged text appears in the Zoning Resolution.  
 
 
 
ARTICLE I 
GENERAL PROVISIONS 
 
 
Chapter 1 
Title, Establishment of Controls and Interpretation of Regulations 
 

* * * 



 
11-10 
ESTABLISHMENT AND SCOPE OF CONTROLS, ESTABLISHMENT OF DISTRICTS, 
AND INCORPORATION OF MAPS 
 

* * * 
 
11-12 
Establishment of Districts 
 

* * * 
 
11-122 
Districts established 
 
In order to carry out the purposes and provisions of this Resolution, the following districts are 
hereby established: 
 

* * * 
  
Manufacturing Districts 
  
M1-1 Light Manufacturing District (High Performance) 
M1-1A Light Manufacturing District (High Performance) 
M1-1D Light Manufacturing District (High Performance) 
M1-2 Light Manufacturing District (High Performance) 
M1-2A Light Manufacturing District (High Performance) 
M1-2D Light Manufacturing District (High Performance) 
M1-3 Light Manufacturing District (High Performance) 
M1-3A Light Manufacturing District (High Performance) 
M1-3D Light Manufacturing District (High Performance) 
M1-4 Light Manufacturing District (High Performance) 
M1-4A Light Manufacturing District (High Performance) 
M1-4D Light Manufacturing District (High Performance) 
M1-5 Light Manufacturing District (High Performance) 
M1-5A Light Manufacturing District (High Performance) 
M1-5B Light Manufacturing District (High Performance) 
M1-5D Light Manufacturing District (High Performance) 
M1-5M Light Manufacturing District (High Performance) 
M1-6 Light Manufacturing District (High Performance) 
M1-6A Light Manufacturing District (High Performance) 
M1-6D Light Manufacturing District (High Performance) 
M1-6M Light Manufacturing District (High Performance) 
M1-7A Light Manufacturing District (High Performance) 
M1-8A Light Manufacturing District (High Performance) 



M1-9A Light Manufacturing District (High Performance) 
  
M2-1 Medium Manufacturing District (Medium Performance) 
M2-1A Medium Manufacturing District (Medium Performance) 
M2-2 Medium Manufacturing District (Medium Performance) 
M2-2A Medium Manufacturing District (Medium Performance) 
M2-3 Medium Manufacturing District (Medium Performance) 
M2-3A Medium Manufacturing District (Medium Performance) 
M2-4 Medium Manufacturing District (Medium Performance) 
M2-4A Medium Manufacturing District (Medium Performance) 
 
M3-1 Heavy Manufacturing District (Low Performance) 
M3-1A Heavy Manufacturing District (Low Performance) 
M3-2 Heavy Manufacturing District (Low Performance) 
M3-2A Heavy Manufacturing District (Low Performance) 
   

* * * 
 

ARTICLE IV 
MANUFACTURING DISTRICT REGULATIONS 
 
Chapter 1 
Statement of Legislative Intent 
 
 
41-00 
GENERAL PURPOSES OF MANUFACTURING DISTRICTS 
 
The Manufacturing Districts established in this Resolution are designed to promote and protect 
public health, safety, and general welfare. These general goals include, among others, the 
following specific purposes: 
 
(a) To provide sufficient space, in appropriate locations, to meet the needs of the City's 

expected future economy for all types of manufacturing and related activities, with due 
allowance for the need for a choice of sites. 

 
(b) To provide, as far as possible, that such space will be available for use for manufacturing 

and related activities, and to protect residences by separating them from manufacturing 
activities and by generally prohibiting the use of such space for new residential 
development. 

 
(c) To encourage manufacturing development which is free from danger of fire, explosions, 

toxic and noxious matter, radiation, and other hazards, and from offensive noise, 
vibration, smoke, dust and other particulate matter, odorous matter, heat, humidity, glare, 
and other objectionable influences, by permitting such development in areas where this 



Resolution restricts the emission of such nuisances, without regard to the industrial 
products and processes involved. 

 
(d) To protect adjacent residential and commercial areas, and to protect the labor force in 

other establishments engaged in less offensive types of manufacturing and related 
activities, by restricting those manufacturing activities which involve danger of fire, 
explosions, toxic and noxious matter, radiation and other hazards, or create offensive 
noise, vibration, smoke and other particulate matter, odorous matter, heat, humidity, 
glare, and other objectionable influences, to those limited areas which are appropriate 
therefor. 

 
(e) To protect manufacturing and related development against congestion, as far as is 

possible and appropriate in each area, by limiting the bulk of buildings in relation to the 
land around them and to one another, and by providing space off public streets for 
parking and loading facilities associated with such activities. 

 
(f) To protect the character of certain designated areas of historic and architectural interest, 

where the scale of building development is important, by limitations on the height of 
buildings. 

 
(g) To protect light manufacturing and to encourage stability and growth in appropriate 

mixed-use areas by permitting light manufacturing and controlled residential uses to co-
exist where such uses are deemed compatible. 

 
(h) To promote the most desirable use of land and direction of building development in 

accord with a well-considered plan, to promote stability of manufacturing and related 
development, to strengthen the economic base of the City, to protect the character of the 
district and its peculiar suitability for particular uses, to conserve the value of land and 
buildings, and to protect the City's tax revenues. 

 
 
41-10 
PURPOSES OF SPECIFIC MANUFACTURING DISTRICTS 
 
 
41-11 
M1 Light Manufacturing Districts (High Performance) 
 
These districts are designed for a wide range of manufacturing and related uses which can 
conform to a high level of performance standards. Manufacturing establishments of this type, 
within completely enclosed buildings, provide a buffer between Residence (or Commercial) 
Districts and other industrial uses which involve more objectionable influences. New residences 
are excluded from these districts, except for: 
 
(a) joint living-work quarters for artists in M1-5B Districts; 
 



(b) dwelling units in M1-5M and M1-6M Districts; 
 
(c) dwelling units in M1-1D, M1-2D, M1-3D, M1-4D and M1-5D Districts, where 

authorized by the City Planning Commission, both to protect residences from an 
undesirable environment and to ensure the reservation of adequate areas for industrial 
development; and 

 
(d) dwelling units in M1-6D Districts. 
 
 
41-12 
M2 Medium Manufacturing Districts (Medium Performance) 
 

[UPDATING TO REFLECT NEW M2A DISTRICTS AND  
EXISTING ALLOWANCES IN OTHER DISTRICTS] 

 
These districts are designed for manufacturing and related activities which can meet a medium 
level of performance standards. Enclosure of such activities is not normally required except in 
areas along the boundary of a Residence District. No new residences or community facilities are 
permitted.  
 
 
41-13 
M3 Heavy Manufacturing Districts (Low Performance) 
 
These districts are designed to accommodate the essential heavy industrial uses which involve 
more objectionable influences and hazards, and which, therefore, cannot reasonably be expected 
to conform to those performance standards which are appropriate for most other types of 
industrial development. No new residences or community facilities are permitted. 
 

* * * 
 

ARTICLE IV 
MANUFACTURING DISTRICT REGULATIONS 
 
 
Chapter 2 
Use Regulations 
 
 
42-00 
GENERAL PROVISIONS 
 
[THE LANGUAGE IN THIS SECTION REFLECTS THE PROPOSED MODIFICATIONS IN 
CITY OF YES FOR ECONOMIC OPPORTUNITY, A PARRALLEL TEXT AMENDMENT] 

 



In order to carry out the purposes and provisions of this Resolution, the #uses# within #buildings 
or other structures# as well as the open #uses# of #zoning lots#, or portions thereof, have been 
classified and combined into 10 separate Use Groups with similar characteristics. For the 
purposes of establishing permitted #uses# in this Resolution, references to permitted #uses# in 
the Use Groups, or any sub-categories therein, shall include all #accessory# #uses# thereto. Use 
Groups I, II, III, IV, V, VI, VII, VIII, IX and X, are permitted in #Manufacturing Districts# 
subject to the provisions of the following Sections: 
 
(a) Sections 42-11 (Use Group I – Agriculture and Open Uses) through 42-20 (Use Group X 

– Production Uses) establish general #use# allowances in Use Groups I through X, 
including each #use# listed separately therein, by #Manufacturing District#, and 
additional provisions for certain #uses#, where applicable. 

 
(b) Section 42-30 (SPECIAL PROVISIONS APPLICABLE TO CERTAIN DISTRICTS) 

sets forth special provisions applicable to the following #Manufacturing Districts#: 
 

(1) M1-1D, M1-2D, M1-3D, M1-4D and M1-5D Districts, as set forth in Section 42-
31 (Residential uses in M1-1D through M1-5D Districts); 

 
(2) M1-6D Districts, as set forth in Section 42-32 (Use regulations in M1-6D 

Districts); 
 
(3) M1-5M and M1-6M Districts, as set forth in Section 42-33 (Use regulations in 

M1-5M and M1-6M Districts); 
 
(4) M1-1, M1-5 and M1-6 Districts in certain areas, as set forth in Section 42-34 (Use 

regulations in certain M1-1, M1-5 and M1-6 Districts); and 
 
(5) M1-5B Districts, as set forth in Section 42-35 (Use regulations in M1-5B 

Districts). ; and 
 
(6) #Manufacturing Districts# with an A suffix, as set forth in Section 42-36 (Use 

regulations in A suffix districts). 
 

* * * 
 

42-36 
Use Regulations in Manufacturing Districts with an A Suffix 
 
 
42-361 
General use modifications 
 

[ESTABLISHING USE REGULATIONS FOR NEW DISTRICTS] 
 
In M1 and M2 Districts with an A suffix, the applicable #use# regulations shall be modified as 



follows: 
 
(a) In M1 Districts with an A suffix: 

 
(1) all retail and service #uses# listed in Use Group VI shall be permitted, and no 

associated size limitations shall apply; 
 
(2)  all recreation, entertainment and assembly space #uses# listed in Use Group VIII 

shall be permitted; 
 
(3) all #community facility uses# without sleeping accommodations listed in Use 

Group III(B) shall be permitted. 
 
(b)  In M2 Districts with an A suffix, the #use# regulations for an M1 District with an A 

suffix shall apply, inclusive of performance standards, supplementary use regulations, 
and #sign# regulations. 

 
* * * 

 
ARTICLE IV 
MANUFACTURING DISTRICT REGULATIONS 
 
 
Chapter 3 
Bulk Regulations 
 
 
43-00 
APPLICABILITY AND GENERAL PROVISIONS 
 

* * * 
 
43-10 
FLOOR AREA REGULATIONS 
 

* * * 
 
43-12 
Maximum Floor Area Ratio 
 
M1 M2 M3 
 
In all districts, as indicated, for any #zoning lot#, the maximum #floor area ratio# shall not 
exceed the #floor area ratio# set forth in the following table, except as otherwise provided in the 
following Sections: 
 



Section 43-121  (Expansion of existing manufacturing buildings) 
 
Section 43-122  (Maximum floor area ratio for community facilities) 
 
Section 43-13 (Floor Area Bonus for Public Plazas) (Floor Area in Manufacturing 

Districts With an A Suffix) 
 
Section 43-14 (Floor Area Bonus for Public Plazas and Arcades) 
 
Section 43-15 (Existing Public Amenities for which Floor Area Bonuses Have Been 

Received) 
 
Section 43-16  (Special Provisions for Zoning Lots Divided by District Boundaries) 
 
Section 43-61 (Bulk Regulations for Residential Uses in M1-1D Through M1-5D 

Districts) 
 
Section 43-62  (Bulk Regulations in M1-6D Districts) 
 

* * * 
 
43-13 
Floor Area Bonus for Public Plazas 
Floor Area in Manufacturing Districts With an A Suffix 
 
M1-6 
 

[MOVING EXISTING TEXT TO SECTION 43-14] 
 
In the district indicated, except for M1-6D Districts, for each square foot of #public plaza# 
provided on a #zoning lot#, in accordance with the provisions of Section 37-70, inclusive, the 
total #floor area# permitted on that #zoning lot# under the provisions of Section 43-12 
(Maximum Floor Area Ratio) may be increased by six square feet. 
 

[NEW PROVISIONS, PER PROPOSAL] 
 
43-131 
Definitions 
 
Definitions specifically applicable to this Chapter are set forth in this Section. The definitions of 
other defined terms are set forth in Section 12-10 (DEFINITIONS), except where explicitly 
stated otherwise in individual provisions in this Chapter. 
 
 
Qualifying uses 



 
“Qualifying uses” shall include certain #commercial# and #manufacturing uses# eligible for 
higher permitted #floor area ratio# in M2 and M3 Districts with an A suffix. 
 
In M2 Districts with an A suffix such #uses# shall include #referenced commercial and 
manufacturing uses#. 
 
In M3 Districts with an A suffix, such #uses# shall include #qualifying uses# in M2 Districts 
with an A suffix, as well as the following; 
 

From Use Group IV 
 

All #uses# listed under Use Group IV(B) and IV(C) 
 
From Use Group IX 
 

All #uses# listed under Use Group IX, other than #self-service storage facilities#. 
 
 
43-132 
Floor area regulations in M1 Districts with an A suffix 
 
In M1 Districts with an A suffix, the maximum #floor area ratio# for all permitted #uses# shall 
be as set forth in the following table.  
 
 
Districts Maximum Permitted #Floor 

Area Ratio# 
 

M1-1A 2.00 
M1-2A 3.00 
M1-3A 4.00 
M1-4A 5.00 
M1-5A 6.50 
M1-6A 8.00 
M1-7A 10.00 
M1-8A 12.00 
M1-9A 15.00 

 
 
43-132 
Floor area regulations in M2 or M3 Districts with an A suffix 
 



In M2 and M3 Districts with an A suffix, the maximum #floor area ratio# for #qualifying uses#, 
and for all other all permitted #uses# shall be as set forth in the respective columns of the 
following tables.  
 
 
Districts Maximum Permitted #Floor 

Area Ratio# for #qualifying 
uses# 
 

Maximum Permitted 
#Floor Area Ratio# for 
other #uses# 

M2-1A 2.00 1.50 
M2-2A 3.00 2.50 
M2-3A 4.00 3.25 
M2-4A 5.00 4.25 

 
 
Districts Maximum Permitted #Floor 

Area Ratio# for #qualifying 
uses# 
 

Maximum Permitted 
#Floor Area Ratio# for 
other #uses# 

M3-1A 2.00 1.00 
M3-2A 3.00 1.00 

 
 
43-14 
Floor Area Bonus for Public Plazas and Arcades 
 
M1-6 M1-7A M1-8A M1-9A 
 

[MOVING EXISTING TEXT FROM SECTION 43-13. 
 COMBINING WITH EXISTING TEXT] 

 
(a) Public Plazas 
 

In the districts indicated, except for M1-6D Districts, for each square foot of #public 
plaza# provided on a #zoning lot#, in accordance with the provisions of Section 37-70, 
inclusive, the total #floor area# permitted on that #zoning lot# under the provisions of 
Section 43-12 (Maximum Floor Area Ratio) may be increased by six square feet. 

 
(b) Arcades 
 

In the district districts indicated, except for M1-6D Districts, for each square foot of 
#arcade# provided on a #zoning lot#, the total #floor area# permitted on the #zoning lot# 
under the provisions of Section 43-12 (Maximum Floor Area Ratio) may be increased by 
three square feet. However, the provisions of this Section shall not apply to #zoning lots# 



that are both within 100 feet of the western #street line# of Seventh Avenue and between 
West 28th and West 30th Streets in the Borough of Manhattan.  

 
* * * 

 
43-20 
YARD REGULATIONS 
 

* * * 
 
43-21 
Definitions 
 
Words in italics are defined in Section 12-10 or, if applicable exclusively to this Section, in this 
Section. 
 

* * * 
 
43-23 
Permitted Obstructions in Required Yards or Rear Yard Equivalents 
 

[UPDATING PER PROPOSAL FOR NEW DISTRICTS] 
 
In all #Manufacturing Districts#, the obstructions set forth in Section 23-441 (General permitted 
obstruction allowances), as well as the following obstructions, shall be permitted within a 
required #yard# or #rear yard equivalent#: 
 
(a) In any #yard# or #rear yard equivalent#: 
 

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

(1) Any #building# or portion of a #building# used for any permitted #use#, except 
that any portion of a #building# containing rooms used for living or sleeping 
purposes (other than a room in a hospital used for the care and treatment of 
patients, or #joint living-work quarters for artists#) shall not be a permitted 
obstruction, and provided that the height of such #building# shall not exceed one 
#story#, excluding #basement#, nor in any event 23 feet above #curb level#. 
However, in M Districts with an A suffix, the height of such obstruction shall be 
modified so that such #building# shall not exceed two #stories#, excluding 
#basements#, nor in any event 30 feet above #curb level#. In addition, in all 
districts, decks, parapet walls, roof thickness, skylights, vegetated roofs, and 
weirs, shall be permitted upon such #building#, or portion thereof, pursuant to 
Section 43-42 (Permitted Obstructions). 

 



* * * 
 
43-26 
Minimum Required Rear Yards 
 

[ESTABLISHING REAR YARD PROVISIONS FOR NEW DISTRICTS] 
 
M1 M2 M3 
 
In all districts, other than districts with an A suffix, as indicated, a #rear yard# with a depth of 
not less than 20 feet shall be provided at every #rear lot line# on any #zoning lot# except as 
otherwise provided in Sections 43-27 (Special Provisions for Shallow Interior Lots), 43-28 
(Special Provisions for Through Lots) or 43-31 (Other Special Provisions for Rear Yards). #Rear 
yards# shall also be provided along portions of #side lot lines# as set forth in Section 43-261 
(Beyond one hundred feet of a street line).  
 
For districts with an A suffix, the provisions of Section 43-262 shall apply. However, such 
provisions shall be modified by the provisions of 43-27 (Special Provisions for Shallow Interior 
Lots), 43-28 or 43-31. 
 

* * * 
 
43-262 
Minimum rear yards for Manufacturing Districts with an A suffix 
 
 
In Manufacturing Districts with an A suffix, a #rear yard# shall be provided at the minimum 
depth set forth in the table below for the applicable height above the #base plane#, at every #rear 
lot line# on any #zoning lot#.  
 

REQUIRED DEPTH OF REAR YARD 
 

Height above #base plane# Required depth 

Below 65 feet 10 

Above 65 15 

Above 125 feet 20 

 
In addition, where a portion of a #side lot line# beyond 100 feet of the #street line# coincides 
with a #rear lot line# of an adjoining #zoning lot#, such #side lot line# shall be considered a 
#rear lot line# and a #rear yard# shall be required with a minimum depth in accordance with the 
provisions of this Section.  
 
 



43-27 
Special Provisions for Shallow Interior Lots 
 

[ESTABLISHING REAR YARD PROVISIONS FOR SHALLOW INTERIOR LOTS  
IN NEW DISTRICTS] 

 
M1 M2 M3 
 
(a) For districts without an A suffix 
 

In all districts, other than districts with an A suffix, as indicated, if an #interior lot#: 
 

(a)(1) was owned separately and individually from all other adjoining tracts of land, 
both on December 15, 1961, and on the date of application for a building permit; 
and 

 
(b)(2) 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 a #zoning lot# is less than 70 feet. No 
#rear yard# is required on any #interior lot# with a maximum depth of less than 50 feet. 

 
(b) For districts with an A suffix 
 

For districts with an A suffix, if an #interior lot#, or portion thereof, has a depth of less 
than 95 feet at any point, and such shallow condition was in existence on December 15, 
1961, the depth of a required #rear yard#, or portion thereof, may be reduced by six 
inches for each foot by which the depth of such #zoning lot# is less than 95 feet. No #rear 
yard# is required on any such #interior lot#, or portion thereof, with a maximum depth of 
less than 50 feet. 

 
 
43-28 
Special Provisions for Through Lots 
 

[ESTABLISHING REAR YARD PROVISIONS FOR THROUGH LOTS  
IN NEW DISTRICTS] 

 
M1 M2 M3 
 
(a) For districts without an A suffix 
 

In all districts, other than districts with an A suffix, as indicated, no #rear yard# 
regulations shall apply on any #through lot# which extends less than 110 feet in 
maximum #lot depth# from #street# to #street#. However, on any #through lot# 110 feet 
or more in maximum depth from #street# to #street#, one of the following #rear yard 



equivalents# shall be provided, except that in the case of a #zoning lot# occupying an 
entire #block#, no #rear yard# or #rear yard equivalent# shall be required: 
 
(a)(1) an open area with a minimum #lot depth# of 40 feet midway (or within five feet 

of being midway) between the two #street lines# upon which such #through lot# 
fronts; 

 
(b)(2) two open areas, each adjoining and extending along the full length of the #street 

line#, and each with a minimum depth of 20 feet measured from such #street 
line#; or 

 
(c)(3) an open area adjoining and extending along the full length of each #side lot line#, 

with a minimum width of 20 feet measured from each such #side lot line#. 
 

Any such #rear yard equivalent# shall be unobstructed from its lowest level to the sky, 
except as provided in Section 43-23 (Permitted Obstructions in Required Yards or Rear 
Yard Equivalents). 

 
(b) For districts with an A suffix 
 

For districts with an A suffix, no #rear yard equivalent# shall be required on any 
#through lot# or #through lot# portion of a #zoning lot#.  

 
* * * 

 
43-30 
SPECIAL PROVISIONS APPLYING ALONG DISTRICT BOUNDARIES 
 
M1 M2 M3 
 
In all districts, as indicated, open areas shall be provided in accordance with the provisions of 
this Section along the boundaries of #Residence Districts#, except where such district boundaries 
are also the boundaries of railroad rights-of-way or cemeteries. 
 

* * * 
 
43-302 
Required yards along district boundary coincident with rear lot lines of two adjoining 
zoning lots 
 

[ESTABLISHING REAR YARD PROVISIONS ALONG DISTRICT BOUNDARIES  
FOR NEW DISTRICTS] 

 
M1 M2 M3 
 
(a)  For districts without an A suffix 



 
In all districts, other than districts with an A suffix, as indicated, along such portion of the 
#rear lot line# of a #zoning lot# in a #Manufacturing District# which coincides with a 
#rear lot line# of a #zoning lot# in an adjoining #Residence District#, an open area not 
higher than #curb level# and at least 30 feet in depth shall be provided within the 
#Manufacturing District#. Such an open area shall not be used for storage or processing 
of any kind. 

 
(b) For districts with an A suffix 
 

For districts with an A suffix, where the portion of a #rear lot line# of a #zoning lot# 
coincides with the #rear lot line# of an adjoining #Residence District#, an open area not 
higher than 30 feet above #curb level# and at least 20 feet in depth shall be provided.  

 
 
43-303 
Required yards along district boundary coincident with side lot line of zoning lot in a 
Manufacturing District 
 

[ESTABLISHING REAR YARD PROVISIONS ALONG DISTRICT BOUNDARIES  
FOR NEW DISTRICTS] 

 
M1 M2 M3 
 
(a) For districts without an A suffix 
 

In all districts, other than districts with an A suffix, as indicated, along such portion of a 
#side lot line# of a #zoning lot# in a #Manufacturing District# which coincides with a 
#rear lot line# of a #zoning lot# in an adjoining #Residence District#, an open area not 
higher than #curb level# and at least 15 feet wide shall be provided within the 
#Manufacturing District#. Such open area shall not be used for #accessory# off-street 
loading or for storage or processing of any kind. 

 
(b) For districts with an A suffix 
 

For districts with an A suffix, where the portion of a #side lot line# of a #zoning lot# 
coincides with the #rear lot line# of an adjoining #Residence District#, an open area not 
higher than #curb level# and at least eight feet in depth shall be provided.  

 
* * * 

 
43-40 
HEIGHT AND SETBACK REGULATIONS 
 

* * * 
 



43-42 
Permitted Obstructions 
 

[UPDATING REFERENCES] 
 
In all #Manufacturing Districts#, the obstructions set forth in Section 23-621 (General permitted 
obstruction allowances), as well as the following obstructions, shall be permitted to penetrate a 
maximum height limit or a #sky exposure plane# set forth in Sections 43-43 (Maximum Height 
of Front Wall and Required Front Setbacks), 43-44 (Alternate Front Setbacks), 43-46 (Height 
and Setback Provisions for Districts with an A suffix) or 43-49 (Limited Height Districts). 
 

* * * 
 
43-43 
Maximum Height of Front Wall and Required Front Setbacks 
 

[UPDATING TEXT FOR NEW DISTRICT PROVISIONS] 
 
M1 M2 M3 
 
In all districts, other than districts with an A suffix, as indicated, if the front wall or any other 
portion of a #building or other structure# is located at the #street line# or within the #initial 
setback distance# as set forth in the table in this Section, the height of such front wall or other 
portion of a #building or other structure#, except as otherwise set forth in this Section, shall not 
exceed the maximum height above #curb level# set forth in the table. Above such maximum 
height and beyond the #initial setback distance#, the #building or other structure# shall not 
penetrate the #sky exposure plane# set forth in the table. 

 
* * * 

 
43-44 
Alternate Front Setbacks 
 

[UPDATING TEXT FOR NEW DISTRICT PROVISIONS] 
 
M1 M2 M3 
 
In all districts, other than districts with an A suffix, as indicated, if an open area is provided 
along the full length of the #front lot line# with the minimum depth set forth in the following 
table, the provisions of Section 43-43 (Maximum Height of Front Wall and Required 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, except as otherwise provided in 
this Section or in Sections 43-42 (Permitted Obstructions) or 43-45 (Tower Regulations), no 
#building or other structure# shall penetrate the alternate #sky exposure plane# set forth in the 
table in this Section. The #sky exposure plane# shall be measured from a point above the #street 
line#. 



 
In an M1-6 District, if the open area provided under the terms of this Section is a #public plaza#, 
such open area may be counted toward the bonus provided for a #public plaza#, pursuant to 
Section 43-13 (Floor Area Bonus for Public Plazas) 43-14 (Floor Area Bonus for Public Plazas 
and Arcades). 
 

* * * 
 
43-45 
Tower Regulations 

 
[UPDATING TEXT FOR NEW DISTRICT PROVISIONS] 

 
M1-3 M1-4 M1-5 M1-6 
 
In the districts indicated, other than districts with an A suffix, any #building# or #buildings#, or 
portion thereof, which in the aggregate occupy not more than 40 percent of the #lot area# of a 
#zoning lot# or, for #zoning lots# of less than 20,000 square feet, the percent set forth in Section 
43-451 (Towers on small lots), may penetrate an established #sky exposure plane#. (Such 
#building# or portion thereof is hereinafter referred to as a tower.) At any given level, such tower 
may occupy any portion of the #zoning lot# not located less than 15 feet from the #street line# of 
a #narrow street#, or less than 10 feet from the #street line# of a #wide street#, provided that the 
aggregate area so occupied within 50 feet of a #narrow street# shall not exceed 1,875 square feet 
and the aggregate area so occupied within 40 feet of a #wide street# shall not exceed 1,600 
square feet. 
 

* * * 
 
43-46 
Special Provisions for Zoning Lots Directly Adjoining Public Parks 
Height and Setback Provisions for Districts with an A suffix 
 
M1 M2 M3 
 

[RELOCATING TEXT TO SECTION 43-47; ESTABLISHING NEW HEIGHT AND 
SETBACK PROVISIONS FOR NEW DISTRICTS] 

 
In all districts, as indicated, a #public park# with an area of between one and 15 acres shall be 
considered a #wide street# for the purpose of applying the height and setback regulations as set 
forth in Section 43-43 (Maximum Height of Front Wall and Required Front Setbacks) to any 
#building or other structure# on a #zoning lot# adjoining such #public park#. However, the 
provisions of this Section shall not apply to a #public park# more than 75 percent of which is 
paved. 
 
For M Districts with an A suffix, a #building or other structure# shall not exceed the maximum 
base heights or maximum #building# height set forth in paragraph (a) of this Section. A setback 



is required for all portions or #buildings or other structures# that exceed the maximum base 
height specified in paragraph (a) and shall be provided in accordance with paragraph (b). In 
districts without a maximum height limit, the tower provisions set forth in paragraph (c) shall 
apply.  
 
 
(a) Maximum base heights and maximum #building# heights 
 

The table below sets forth the maximum base heights and maximum #building or other 
structure# heights.  

 
MAXIMUM BASE HEIGHT AND MAXIMUM BUILDING HEIGHT 

 
 

District Maximum Base 
Height (in feet) 

Maximum Height of 
#Buildings or other 
Structures# (in feet) 

M1-1A  M2-1A  M3-1A 45 65 

M1-2A  M2-2A  M3-2A 65 95 

M1-3A  M2-3A   95 125 

M1-4A  M2-4A  125 155 

M1-5A   155 205 

M1-6A   155 245 

M1-7A   155 325 

M1-8A  M1-9A 155 N/A 

 
 
In addition, for #zoning lots# with a #lot area# greater than or equal to 20,000 square feet, a 
#building# may exceed the maximum building heights established in such table by 25 percent.  
 
(b) Any portion of a #building# above the maximum base height shall provide a setback with 

a depth of at least 10 feet from any #street wall# fronting on a #wide street# and a depth 
of at least 15 feet from any #street wall# fronting on a #narrow street#. However, such 
setback requirement may be modified as follows: 

 



(1) the depth of such required setback may be reduced by one foot for every foot that 
the #street wall# is located beyond the #street line#, but in no event shall a 
setback of less than seven feet in depth be provided, except as otherwise set forth 
in this Section. To allow #street wall# articulation, where a #street wall# is 
divided into different segments and located at varying depths from the #street 
line#, such permitted setback reduction may be applied to each #street wall# 
portion separately;  

 
(2) the depth of such required setbacks may include the depth of recesses in the 

#street wall# of the #building# base, provided that the aggregate width of any 
such recessed portion of a #street wall# with a setback less than seven feet, does 
not exceed 30 percent of the #aggregate width of #street wall# at any level; and 

 
(3) these setback provisions are optional for any #building that either is located 

beyond 50 feet of a #street line# or oriented so that lines drawn perpendicular to 
it, in plan, would intersect a #street line# at an angle of 65 degrees or less. In the 
case of an irregular #street line#, the line connecting the most extreme points of 
intersection shall be deemed to be the #street line#; 

 
(4) dormers may penetrate a required setback area, provided that the aggregate width 

of all dormers at the maximum base height does not exceed 40 percent of the 
width of the #street wall# of the highest #story# entirely below the maximum base 
height#. Such dormers need not decrease in width as the height above the 
maximum base height increases.  

 
(c) Towers 
 
 For #buildings# in M1-8A and M1-9A Districts, no maximum height limit shall apply. 

However, any portion of a #building# above a height of 350 feet shall have a maximum 
#lot coverage# of 50 percent of the #lot area# of the #zoning lot#.  

 
 
43-47 
Modification of Height and Setback Regulations 
 

[RELOCATING TEXT FROM SECTION 43-46] 
 

(a) For #zoning lots# adjoining #public parks# 
 

M1 M2 M3 
 
In all districts, as indicated, a #public park# with an area of between one and 15 acres 
shall be considered a #wide street# for the purpose of applying the height and setback 
regulations as set forth in Section 43-43 (Maximum Height of Front Wall and Required 
Front Setbacks) to any #building or other structure# on a #zoning lot# adjoining such 
#public park#. However, the provisions of this Section shall not apply to a #public park# 



more than 75 percent of which is paved. 
 
 
(b) For #zoning lots# containing certain #community facility uses# 
 

M1 
 
In the district indicated, for certain #community facility# #uses# in specified situations, 
the Board of Standards and Appeals may modify the regulations set forth in Sections 43-
41 to 43-45, inclusive, relating to Height and Setback Regulations, in accordance with the 
provisions of Section 73-64 (Modifications for Community Facility Uses). 

 
* * * 

 
ARTICLE IV 
MANUFACTURING DISTRICT REGULATIONS 
 
 
Chapter 4 
Accessory Off-Street Parking and Loading Regulations 
 
 
44-00 
GENERAL PURPOSES AND DEFINITIONS 
 

* * * 
 
44-20 
REQUIRED ACCESSORY OFF-STREET PARKING SPACES FOR 
MANUFACTURING, COMMERCIAL OR COMMUNITY FACILITY USES 
 
 
44-21 
General Provisions 
 
[THE LANGUAGE IN THIS SECTION REFLECTS THE PROPOSED MODIFICATIONS IN 

CITY OF YES FOR ECONOMIC OPPORTUNITY, A PARALLEL TEXT AMENDMENT; 
ESTABLISHING PARKING REQUIREMENTS FOR NEW DISTRICTS] 

 
M1 M2 M3 
 
In all districts, as indicated, #accessory# off-street parking spaces, open or enclosed, shall be 
provided in conformity with the requirements set forth in the table in this Section for all 
#development# after December 15, 1961, for the #manufacturing#, #commercial# or 
#community facility# #uses# listed in the table. In addition, all other applicable requirements of 
this Chapter shall apply as a condition precedent to the #use# of such #development#. 



 
After December 15, 1961, if an #enlargement# results in a net increase in the #floor area# or 
other applicable unit of measurement specified in the table in this Section, the same requirements 
set forth in the table shall apply to such net increase in the #floor area# or other specified unit of 
measurement. 
 
A parking space is required for a portion of a unit of measurement one-half or more of the 
amount set forth in the table. 
 
For the purposes of this Section, a tract of land on which a group of such #uses# is #developed# 
under single ownership or control shall be considered a single #zoning lot#. 
 
For those #uses# for which rated capacity is specified as the unit of measurement, the 
Commissioner of Buildings shall determine the rated capacity as the number of persons which 
may be accommodated by such #uses#. 
 
The requirements of this Section shall be waived in the following situations: 
 
(a) when, as the result of the application of such requirements, a smaller number of spaces 

would be required than is specified by the provisions of Section 44-23 (Waiver of 
Requirements for Spaces Below Minimum Number); 

 
(b) when the Commissioner of Buildings has certified, in accordance with the provisions of 

Section 44-24 (Waiver of Requirements for All Zoning Lots Where Access Would Be 
Forbidden), that there is no way to arrange the spaces with access to the #street# to 
conform to the provisions of Section 44-43 (Location of Access to the Street); 

 
(c) for houses of worship, in accordance with the provisions of Section 44-25 (Waiver for 

Locally Oriented Houses of Worship). 
 
For the purposes of applying the loading requirements of this Chapter, #uses# are grouped into 
the following Parking Requirement Categories (PRC) based on how requirements are measured. 
The specific designations for #uses# are set forth in the Use Group tables.  
 

Parking Requirement Category Type of Requirement  
PRC – A square feet of #floor area# 
PRC – B person-rated capacity 
PRC – C square feet of #lot area# 
PRC – D square feet of #floor area#, or number of employees 
PRC – E number of beds 
PRC – F guest rooms or suites 
PRC – G other 

 
 
REQUIRED OFF-STREET PARKING SPACES FOR MANUFACTURING, COMMERCIAL 

OR COMMUNITY FACILITY USES 



 
 

Parking 
Requirement 
Category 

PRC - A PRC - B 
C 

A1 A2 A3 A4 B1 B2 B3 

Unit of 
Measurement per square feet of #floor area# 1 per persons-rated capacity 

per square 
feet of #lot 

area# 3,4 
M1-1  M1-2  
M1-3  M2-1  
M2-2  M3-1  
Districts 
without an A 
suffix 
 
M1, M2 M3 
Districts with 
an A suffix 
outside the 
#expanded 
transit zone#  

1 per 200 1 per 300 1 per 300 2 1 per 600 1 per 8 1 per 8 1 per 10 1 per 500 

M1-4  M1-5  
M1-6  M2-3  
M2-4  M3-2  
Districts 
without an A 
suffix 
 
M1, M2 M3 
Districts with 
an A suffix 
within the 
#expanded 
transit zone# 

None 
required 

None 
required 

None 
required 

None 
required 

None 
required 

None 
required 

None 
required 

None 
required 

 
1 For ambulatory diagnostic or treatment facilities listed in Use Group III(B), #cellar# space, except #cellar# 

space used for storage shall be included to determine parking requirements. 
 

2 Parking requirements for #uses# in PRC-A3 may be reduced by permit of the Board of Standards and 
appeals in accordance with the provisions of Section 73-44. 

 
3 In the case of golf driving ranges, the requirements in this table apply only to that portion of the range 

used for tees. 
 
4 In the case of outdoor skateboard parks, in M3-1 Districts, the requirements of this table apply only to that 

portion used as skating runs and #accessory# #buildings#. The #floor area# of #accessory# #buildings# 
shall be considered #lot area# for the purpose of these requirements. 

 
 
 

PRC - D PRC - E PRC - F 



Parking 
Requirement 
Category 

D1 D2 E1 E2 E3 F1 F2 

Unit of 
Measurement 

per square feet of #floor area# or 
per employees 5 per bed per guest room or 

suites 

M1-1  M1-2  
M1-3  M2-1  
M2-2  M3-1 
Districts 
without an A 
suffix 
 
M1, M2 M3 
Districts with 
an A suffix 
outside the 
#expanded 
transit zone# 
  

1 per 1,000 sq ft 
or 1 per 3 
employees, 

whichever will 
require a larger 

number of spaces 

1 per 2,000 sq ft 
or 1 per 3 
employees, 

whichever will 
require a larger 

number of spaces 

1 per 5 6 

n/a n/a 1 per 1 

1 per 8 

M1-4  M1-5  
M1-6  M2-3  
M2-4  M3-2  
Districts 
without an A 
suffix 
 
M1, M2 M3 
Districts with 
an A suffix 
within the 
#expanded 
transit zone#  

None required None required 1 per 10 6 None 
required 

 
5 For predominantly open storage of miscellaneous #uses# or predominantly open #manufacturing# #uses#, 

the #lot area# used for such #uses# shall be considered as #floor area# for the purposes of these 
requirements. 

 
6 Parking requirements for #uses# in PRC-E1 are in addition to area utilized for ambulance parking. 
 
 

Parking 
Requirem
ent 
Category 

PRC - G 

Agricultural 
#uses# 

Outdoor 
racket 
courts 

Outdoor 
skating 

rinks 
Seminaries #Schools# Houses of 

worship 

Museums or 
non-

commercial 
art galleries 



Unit of 
Measurem
ent 

per square 
feet of #lot 
area# used 
for selling 
purposes 

per court 

per 
square 
feet of 
#lot 

area# 

per square feet 
of #floor 

area# used for 
classrooms, 
laboratories, 

student 
centers or 

offices 

per square 
feet of 
#floor 
area# 

per persons-
rated capacity 

per square feet 
of #floor 

area# 

M1-1  M1-2  
M1-3  M2-1  
M2-2  M3-1  
Districts 
without an 
A suffix 
 
M1, M2 M3 
Districts 
with an A 
suffix 
outside the 
#expanded 
transit 
zone#  

1 per 1,000 1 per 2 1 per 
800 1 per 1,000 

None 
required 

1 per 15 

None required M1-4  M1-5  
M1-6  M2-3  
M2-4  M3-2 
Districts 
without an 
A suffix 
 
M1, M2 M3 
Districts 
with an A 
suffix 
within the 
#expanded 
transit 
zone# 
  

None 
required 

None 
required 

None 
required None required None required 

 
 
 
 

Parking 
Requirem
ent 
Category 

PRC - G (continued) 

Court 
houses 

Fire or 
Police 

stations 
Prisons Docks 

Camps, 
overnight 
and day 

Post 
Offices 

Funeral 
Establishment

s 

Riding 
academies or 

stables 

Unit of 
Measurem
ent 

per 
square 
feet of 
#floor 
area# 

per 
square 
feet of 
#floor 
area# 

per 
beds-
rated 

capacity 

see 
Section 
62-43 

per square 
feet of 

#lot area# 
or per 

employees 

per 
square 
feet of 
#floor 
area# 

per square feet 
of #floor area# 

per square feet 
of #floor 

area# 



M1-1  M1-2  
M1-3  M2-1  
M2-2  M3-1 
Districts 
without an 
A suffix 
 
M1, M2 M3 
Districts 
with an A 
suffix 
outside the 
#expanded 
transit 
zone# 
  

1 per 
600 

None 
required 

1 per 10 

see 
Section 
62-43 

1 per 
2,000 or 1 

per 3 

1 per 
1,200 1 per 400 

None required M1-4  M1-5  
M1-6  M2-3  
M2-4  M3-2 
Districts 
without an 
A suffix 
 
M1, M2 M3 
Districts 
with an A 
suffix 
within the 
#expanded 
transit 
zone# 
  

None 
require

d 

None 
required 

None 
require

d 
None required 

 
* * * 

 
44-50 
OFF-STREET LOADING REGULATIONS 
 

* * * 
 
44-52 
Required Accessory Off-street Loading Berths 
 
[THE LANGUAGE IN THIS SECTION REFLECTS THE PROPOSED MODIFICATIONS IN 
CITY OF YES FOR ECONOMIC OPPORTUNITY, A PARRALLEL TEXT AMENDMENT; 

ESTABLISHING LOADING REQUIREMENTS FOR NEW DISTRICTS] 
 
M1 M2 M3 
 
In all districts, as indicated, #accessory# off-street loading berths, open or enclosed, shall be 
provided in conformity with the requirements set forth in the table in this Section and under rules 
and regulations promulgated by the Commissioner of Buildings, for all #development# after 



December 15, 1961, for the #community facility#, #commercial# or #manufacturing# #uses# 
listed in the table, as a condition precedent to the #use# of such #development#. 
 
For the purposes of this Section, a tract of land on which a group of such #uses# is #developed# 
under single ownership or control shall be considered a single #zoning lot#. 
 
Whenever any #use# specified in the table is located on an open lot, the requirements set forth in 
the table for #floor area# shall apply to the #lot area# used for such #use#. 
 
For the purposes of applying the loading requirements of this Chapter, #uses# are grouped into 
the following Loading Requirement Categories (LRC). 
 

Loading Requirement Category #Use# or Use Group 

LRC – A All #uses# listed under Use Groups IX(A), IX(B) and X 

LRC – B All #uses# listed under Use Group VI, except automotive equipment 
rental and leasing, automotive repair and maintenance, or gasoline 
stations; all #uses# listed under Use Group VIII 

LRC – C All #uses# listed under Use Groups V and VII;  
court houses listed under Use Group IV(A) 

LRC – D Hospitals and related facilities listed under Use Group III(B); 
prisons listed under Use Group IV(A) 

LRC – E Funeral establishments listed under Use Group VI 

 
 

REQUIRED OFF-STREET LOADING BERTHS FOR DEVELOPMENTS OR 
ENLARGEMENTS  

 

Loading 
Requirement 
Category 

Districts 

M1-1 M1-2 M1-4 M2-1 M2-3 M3-1 
M3-2 Districts without an A suffix 
 
M1, M2 M3 Districts with an A 
suffix outside the #expanded transit 
zone# 

M1-3 M1-5 M1-6 M2-2 M2-4 Districts 
without an A suffix 
 
M1, M2 M3 Districts with an A suffix 
within the #expanded transit zone# 

LRC-A 

First 8,000 sq. ft. : None 
Next 17,000 sq. ft. : 1 
Next 15,000 sq. ft. : 1 
Next 20,000 sq. ft. : 1 
Each additional 80,000 sq. ft. : 1 

First 15,000 sq. ft. : None 
Next 25,000 sq. ft. : 1 
Next 40,000 sq. ft. : 1 
Each additional 80,000 sq. ft. : 1 



LRC-B 

First 8,000 sq. ft. : None 
Next 17,000 sq. ft. : 1 
Next 15,000 sq. ft. : 1 
Next 20,000 sq. ft. : 1 
Next 40,000 sq. ft. : 1 
Each additional 150,000 sq. ft. : 1 

First 25,000 sq. ft. : None 
Next 15,000 sq. ft. : 1 
Next 60,000 sq. ft. : 1 
Each additional 150,000 sq. ft. : 1 

LRC-C 

First 25,000 sq. ft. : None 
Next 75,000 sq. ft. : 1 
Next 200,000 sq. ft. : 1 
Each additional 300,000 sq. ft. : 1 

First 100,000 sq. ft. : None 
Next 200,000 sq. ft. : 1 
Each additional 300,000 sq. ft. : 1 

LRC-D 1 
First 10,000 sq. ft. : None 

Next 290,000 sq. ft. : 1 
Each additional 300,000 sq. ft. : 1 

LRC E 
First 10,000 sq. ft. : None 

Next 20,000 sq. ft. : 1 
Any additional amount : 1 

 
1 Requirements in this table are in addition to area  utilized for ambulance parking 

 
* * * 

 
ARTICLE VI 
SPECIAL REGULATIONS APPLICABLE TO CERTAIN AREAS 
 
 
Chapter 2 
Special Regulations Applying in the Waterfront Area 
 

* * * 
 
62-10 
GENERAL PROVISIONS 
 

* * * 
 
62-30 
SPECIAL BULK REGULATIONS 
 

* * * 
 
62-341 
Developments on land and platforms 
 



[THE LANGUAGE IN THIS SECTION REFLECTS THE PROPOSED MODIFICATIONS IN 
CITY OF YES FOR ECONOMIC OPPORTUNITY, A PARALLEL TEXT AMENDMENT] 

 
All #developments# on portions of a #zoning lot# landward of the #shoreline# or on #platforms# 
shall be subject to the height and setback provisions of this Section. However, when the seaward 
view from all points along the #shoreline# of a #zoning lot# is entirely obstructed by existing 
elevated roads, bridges or similar structures which are less than 50 feet above mean high water 
and within 200 feet of the #shoreline#, #developments# shall be exempt from the requirements 
of this Section. Height and setback regulations for #developments# on #piers# and #floating 
structures# are set forth in Sections 62-342 and 62-343. 

 
* * * 

 
(e) C7 Districts and Manufacturing Districts with an A suffix 

 
In the districts indicated, the height and setback regulations of Section 33-46 (Height and 
Setback Provisions for C7 Districts) shall apply. 

 
62-343 
Developments on floating structures 

 
[THE LANGUAGE IN THIS SECTION REFLECTS THE PROPOSED MODIFICATIONS IN 

CITY OF YES FOR ECONOMIC OPPORTUNITY, A PARALLEL TEXT AMENDMENT] 
 

* * * 
 
 

HEIGHT LIMITS FOR FLOATING STRUCTURES 
 
  

 
 

 
 

 
 

Column A 
 

Column B 
 
 
 
#Residential 
District# 

 
 
 

#Commercial 
District# 

 
 

#Manufacturi
ng  District# 

 
 

Maximum 
Structure 

Height 

 
Maximum 
Height of 

Repurposed 
Vessels 

 
R1 thru R5 

 
C1 or C2 

mapped in R1 
thru R5 

 
C3 

 
- 

 
23 ft. 

 
40 ft. 

 
R6 

 
C1 or C2 

mapped in R6 
 

C4-1 
 

 
M1-1 M1-2 

M1-4 
 

M1-1A M1-
2A 

 
40 ft. 

 
60 ft. 



C7-1 C7-2 
 

C8-1 C8-2 C8-
3 

 

 
M2-1 M2-3 

 
M2-1A M2-

2A 
 

M3-1 M3-2  
R7 R8 

 
C1 or C2 

mapped in R7 
or R8 

 
 C1-6 C1-7 

 
C2-6 

 
C4-2 C4-3 C4-

4 C4-5 
 

C6-1 C6-2 
 

C7-3 C7-4  
 

C8-4 

 
M1-3 M1-5 

 
M1-3A M1-

4A 
 

M2-2 M2-4 
 

M2-3A M2-
4A 

 

 
50 ft. 

 
70 ft. 

 
R9 R10 

 
C1 or C2 

mapped in R9 
or R10 

 
 C1-8 C1-9 

 
C2-7 C2-8 

 
 C4-6 C4-7 

 
C5 

 
C6-3 C6-4 C6-

5 C6-6 C6-7 
C6-8 C6-9 

 
C7-5 C7-6  
C7-7 C7-8  

C7-9 

 
M1-6 

 
M1-5A M1-

6A M1-7A 
M1-8A M1-

9A 

 
60 ft. 

 
150 ft. 

 
* * * 

 
62-40 



SPECIAL PARKING AND LOADING REGULATIONS 
 

* * * 
 
62-43 
Parking Requirements for Commercial Docking Facilities  
 
[THE LANGUAGE IN THIS SECTION REFLECTS THE PROPOSED MODIFICATIONS IN 

CITY OF YES FOR ECONOMIC OPPORTUNITY, A PARALLEL TEXT AMENDMENT] 
 
 
#Accessory# off-street parking spaces, open or enclosed, shall be provided in conformity with 
the requirements set forth in the table in this Section for all #developments# involving the 
commercial docking facilities listed. For the purposes of this Section, the term #development# 
shall also include, in the case of an existing docking facility, an increase in any unit of 
measurement used in computing parking requirements. 
 
In addition, passenger drop-off and pick-up areas shall be provided as set forth in Section 62-
462. 
 
#Accessory# off-street parking or drop-off and pick-up area requirements for docking facilities 
serving ferries or sightseeing, excursion or sport fishing vessels may be modified by City 
Planning Commission authorization pursuant to the provisions of Section 62-821. 
 

REQUIRED PARKING SPACES FOR DOCKING FACILITIES 
  

Docking Facilities 
Serving 

 
 
 

Districts 

 
Number of Required 

Parking Spaces 

 
Non-commercial 
pleasure boats 
 
Rental boats 

 
C1 thru C8 
M1 M2 M3 

 
1 per 2 berths or 

moorings 

 
Ferries 
 
Sightseeing, excursion 
or sport fishing vessels 

 
R3** thru R5** 

C1-1 C2-1 C3 C4-1 

 
0.30 x p* 

 
R6** R7-1** R7A** R7B** 

R7D** 
C1-2 C2-2 C4-2 C8-1 M1-1 

M1-2 
M2-1 M2-2 M3-1 

 
0.20 x p* 

 
R7-2** R7-3** R7X** C1-3 

C2-3 C4-3 C8-2 
M1-3 

 
0.15 x p* 



 
R8** R9** 

C1-4 C2-4 C4-4 C8-3 
 

C7 outside the #expanded 
transit zone# 

 
#Manufacturing Districts# 

with an A suffix outside the 
#expanded transit zone# 

 
 
 
 
 
 

 
0.10 x p* 

 
R10** 

C1-5 thru C1-9 
C2-5 thru C2-8 

C4-4A C4-5 C4-6 
C5 C6 C8-4 

M1-4 M1-5 M1-6 
M2-3 M2-4 M3-2 

 
C7 within the #expanded 

transit zone# 
#Manufacturing Districts# 
with an A suffix within the 

#expanded transit zone# 

 
None required 

 
Passenger ocean 
vessels 

 
C6** 

 
0.15 x p*  

M1-1 M1-2 M1-3 
M2-1 M2-2 

M3-1 
 

#Manufacturing Districts# 
with an A suffix outside the 

#expanded transit zone# 

 
1 per 2,000 sq. ft. of 
#lot area# or 1 per 3 

employees, whichever 
is less 

 
M1-4 M1-5 M1-6 

M2-3 M2-4 
M3-2 

 
#Manufacturing Districts# 
with an A suffix within the 

#expanded transit zone# 

 
None required 

 
Vessels not otherwise 
listed 

 
M1-1 M1-2 M1-3 
M2-1 M2-2 M3-1 

 
#Manufacturing Districts# 

with an A suffix outside the 
#expanded transit zone# 

 
1 per 2,000 sq. ft. of 
#lot area# or 1 per 3 

employees whichever 
is less 



 
 

M1-4 M1-5 M1-6 
M2-3 M2-4 

M3-2 
 

#Manufacturing Districts# 
with an A suffix within the 

#expanded transit zone# 

 
None required 

 
 
* For sightseeing, excursion, sport fishing or passenger ocean vessels, "p" is the sum of the 

maximum capacities of all such vessels using a dock. The maximum capacity of each 
vessel is its U.S. Coast Guard certified capacity 

 
 For ferries, "p" is the total ferry passenger load of a dock on weekdays between the hours 

of 6:00 a.m. and 9:00 a.m., as determined by the N.Y.C. Department of Transportation 
 
 For docks serving both above categories of vessels, the number of parking spaces 

required shall be the sum of the number of spaces required for each category 
 
** By City Planning Commission special permit only for ferries or passenger ocean vessels 

in districts indicated 
 

* * * 
 

ARTICLE VI  
SPECIAL REGULATIONS APPLICABLE TO CERTAIN AREAS 
 
 
Chapter 6 
Special Regulations Applying Around Mass Transit Stations 
 
 
66-10 
GENERAL PROVISIONS 
 

* * * 
 
66-234 
Special height and setback modifications 
 
[THE LANGUAGE IN THIS SECTION REFLECTS THE PROPOSED MODIFICATIONS IN 

CITY OF YES FOR ECONOMIC OPPORTUNITY, A PARALLEL TEXT AMENDMENT] 
 
The height and setback modifications of this Section shall apply as follows: 
 



* * * 
 
(c) Special height provisions for R6 through R10 Districts and certain #Commercial# and 

M1 Districts 
 
 In R6 through R10 Districts, #Commercial Districts# mapped within or with a 

#residential# equivalent of such districts, M1 Districts paired with R6 through R10 
Districts, and M1-6 Districts, where maximum #building# height limitations apply, the 
maximum #building# height shall be increased by 10 feet, or one #story#, whichever is 
less. 
 

 However, for #zoning lots# with an #easement volume# serving an #above-grade mass 
transit station# in R7 through R10 Districts, #Commercial Districts# mapped within or 
with a #residential# equivalent of such districts, C7 Districts, M1 Districts paired with R7 
through R10 Districts, and M1-6 Districts, and #Manufacturing Districts# with an A 
suffix, the maximum #building# height shall be increased by 20 feet or two #stories#, 
whichever is less. 

 
* * * 

 
66-24 
Special Regulations for Accessory Off-Street Parking 
 

[APPLYING PARKING WAIVER PROVISIONS TO NEW M DISTRICTS] 
 
Where an #easement volume# is provided, the underlying parking regulations of this Resolution 
shall be modified in accordance with the provisions of this Section. 
 

* * * 
 

(b) Special waiver of requirements for small #zoning lots# 
 

For #zoning lots# with a #lot area# of 10,000 or 15,000 square feet or less, as applicable, 
requirements for #accessory# off-street parking spaces are waived pursuant to the 
following table: 

 
 

District Lot Area 
(in square feet) 



R5  R5D 
 
C1-1  C2-1  C3  C4-1 
 
C1-2  C2-2  C4-2  C8-1 
 
C1-3  C2-3  C4-2A  C4-3  C8-2 
 
M1-1  M1-2  M1-3  M2-1  M2-2  M3-1 

10,000 or less 

R6  R7  R8  R9  R10 
 
C1-4  C2-4  C4-4  C4-5D  C8-3 
 
C1-5  C1-6  C1-7  C1-8  C1-9  C2-5  C2-6  C2-7  C2-8  
C4-4A  C4-4L  C4-5  C4-5A  C4-5X  C4-6  C4-7  C5  
C6  C7  C8-4 
 
M1-4  M1-5  M1-6  M2-3  M2-4  M3-2 
 
#Manufacturing Districts# with an A suffix 

15,000 or less 

 
* * * 

 
ARTICLE XII 
SPECIAL PURPOSE DISTRICTS 
 
 
Chapter 3 
Special Mixed Use District 
 
 
123-00 
GENERAL PURPOSES 
 

* * * 
 
123-60 
SPECIAL BULK REGULATIONS 
 

* * * 
 
123-66 
Height and Setback Regulations 
 



[ESTABLISHING SPECIAL RULES TO ALLOW DISTRICTS  
WITH A HIGH M1A FAR A DIFFERENT ENVELOPE] 

 
The height of all #buildings or other structures# in #Special Mixed Use Districts# shall be 
measured from the #base plane#. 
 
In #Special Mixed Use Districts# where the designated #Residence District# is an R3, R4 or R5 
District, the provisions of Section 123-661 (Mixed use buildings in Special Mixed Use Districts 
with R3, R4 or R5 District designations) shall apply. On #waterfront blocks#, as defined in 
Section 62-11, where the designated #Residence District# is R3, R4 or R5, the height and 
setback regulations of Section 62-34, inclusive, shall apply to #buildings and other structures#, 
except that for #mixed use buildings#, the height and setback regulations set forth in Section 
123-661 shall apply. 
 
In #Special Mixed Use Districts# where the designated #Residence District# is an R6 through 
R10 District, the provisions of Section 123-662 (All buildings in Special Mixed Use Districts 
with R6, R7, R8, R9 and R10 District designations) shall apply. However, in certain zoning 
districts in certain #Special Mixed Use Districts#, such provisions are modified by the special 
rules of Section 123-663 (Special rules for certain districts in certain Special Mixed Use 
Districts). 
 
However, for M1 Districts with an A suffix paired with a #Residence District#, the applicable 
height and setback regulations shall be whichever regulations permit the tallest overall heights 
between the applicable #Manufacturing District# regulations set forth in Section 43-46, or the 
applicable #Residence District# regulations set forth in this Section, inclusive, depending on the 
particular M1 District and #Residence District# pairing. 
 
For any #zoning lot# located in a Historic District designated by the Landmarks Preservation 
Commission, the minimum base height of a #street wall# may vary between the height of the 
#street wall# of an adjacent #building# before setback, if such height is lower than the minimum 
base height required, up to the minimum base height requirements of this Chapter. 
 

* * * 
 
 
 
 

The above resolution (N 240011 ZRY), duly adopted by the City Planning Commission on 
March 6, 2024 (Calendar No. 4), is filed with the Office of the Speaker, City Council, and the 
Borough President, in accordance with the requirements of Section 197-d of the New York City 
Charter.  

 
DANIEL R. GARODNICK, Esq., Chair,  
KENNETH J. KNUCKLES, Esq., Vice Chairman  



GAIL BENJAMIN, ALFRED C. CERULLO, III, ANTHONY CROWELL, Esq.,  
JOSEPH I. DOUEK, DAVID GOLD, Esq., LEAH GOODRIDGE, Esq., 
RASMIA KIRMANI-FRYE,  ORLANDO MARÍN, RAJ RAMPERSHAD, Commissioners 
 
 
JUAN CAMILO OSORIO, Commissioner, VOTING NO 

 
 
 

 

 



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 20 # Against: 12 # Abstaining: 0 Total members appointed to 

the board: 32
Date of Vote: 11/28/2023 12:00 AM Vote Location: 2001 Oriental Boulevard, Brooklyn NY 11235

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 11/28/2023 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Kingsborough Community College 2001 Oriental Blvd, Room 
U112 Faculty Dining Room, Brooklyn, NY 11235

CONSIDERATION: The Board Members wanted to voice the following concerns for the proposal as their conditions for 
voting favorably on the 18 items this proposal encompassed:

Item #4 -Loading Dock - the text must clarify what will happen to existing loading docks as well as new construction.

Item#5 -Upper floor commercial, there must be total separation from residential units and limits on their hours of 
operations as to not negatively impact neighboring residents.

Item#9 -Nightlife concerns: there must be a distance of at least 500' from a residential area with hours of operation 
capped to coincide with existing noise ordinance hours and limits to outdoor use.

Item #10 -Amusement - at least 500' from residential areas to avoid noise complaints.

Item#11 -Home Occupations - only by the homeowner with no employees on premise.

#12 Auto repair - limit curb cuts and parking on sidewalks, as well as taking all available curbside parking, an existing 
example can currently be found on McDonald Avenue in our district.

Recommendation submitted by BK CB15 Date: 11/29/2023 9:31 AM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Unfavorable
# In Favor: 33 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 46
Date of Vote: 1/24/2024 12:00 AM Vote Location: 76 West Brighton Avenue, 2nd floor

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: Please see attached files for more information.

Recommendation submitted by BK CB13 Date: 1/29/2024 1:49 PM
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ANTONIO REYNOSO 
Borough President 

 
LUCY MUJICA DIAZ 

Chairperson 
 

              EDDIE MARK 
District Manager 

 

LAND USE COMMITTEE MEETING 
MINUTES 

 
Date:  Thurs., Jan. 11, 2024   Time:  7:00 P.M.   Loc.:  Office 
 
MEMBERS PRESENT: 
Marion Cleaver    Shimon Rinkovsky   Pat Singer 
Michael Russo    Angela Kravtchenko   Joann Weiss 
Yelena Makhnin    Jack Suben (Zoom)   Jeff Sanoff 
Michael Silverman 
MEMBERS ABSENT: 
Gloria Watkins 
GUESTS: 
Ida Sanoff, Craig Hammerman, Bridgette Purvis(AM Brook-Krasny), Ron Greenberg, 
Mark Mernyk(CB13) 
OFFICE STAFF PRESENT: 
Eddie Mark, D.M., Gabriel Blinder, Community Consultant, Barbara Santonas, Community 
Coordinator 
 
Statement made that anything put in the Chat could be FOILED later. 
 
1st Vice Chair Jeffrey Sanoff read a memo from Chairperson Lucy Mujica Diaz stating that she 
could not attend tonight’s meeting and that her 1st Vice Chair, Jeffrey Sanoff will be her 
representative this evening. 
 
Committee Chairperson Marion Cleaver explained that the City of Yes proposals will be 
discussed one by one.  She will get the committee’s comments for or against and at the end of 
the discussion, we will vote on the City of Yes Economic Opportunity (COYEO) proposal. 
Yelena asked if the committee will be voting for each proposal.  Marion said she just wanted to 
get a consensus of how the committee feels.  Yelena said that on the current zoning now but if 
the city makes changes of zoning because more proposals are coming, where does it leave the 
community. 
 
Proposal 1:  Lift time limits to reactivating vacant storefronts. 
Recommendation:  N/A.  This proposal does not significantly impact Brooklyn. 
 
Proposal 2:  Simplify rules for business types allowed on commercial streets. 
Recommendation:  Opposed.  Yelena said this is basically to update the use groups.  Jeff said 
the city is in bad financial shape.  Enforcement cannot do job currently.  If we add more 
enforcement, who will do the enforcement.  Angela said that Surf Avenue is C2 and this 
proposal would be the top of the iceberg.  Would lead to upzoning.  Michael Russo said this is 
just to rewrite the use groups.  Matt said Mermaid Avenue is C1 and Surf Avenue is C2.  Craig 
Hammerman felt that no one on the committee is in favor of this proposal the way it is written. 
 
 
 
 



 
 
Land Use Committee        pg 2 
Meeting 
Minutes 
01.11.2024 
 
Proposal 3:  Expand opportunities for small-scale clean production. 
Recommendation:  Opposed    Ida said this is about “right to know”  Matt said certain things are 
built into the zoning.  Jeff said this proposal tells how things should be done. Michael Russo 
said this is a city text amendment and so all 59 boards, city council and mayor must approve.  
Yelena said we do not know what the overall impact of the proposal would be in our area.  
Conclusion must come from the City Council.  Matt remarked that the council members would 
make modifications later in the process, if needed. 
 
Proposal 4:  Modernize loading dock rules so buildings can adapt over time. 
Recommendation:  N/A  
 
Proposal 5:  Enable commercial activity on upper floors. 
Recommendation:  Opposed.  Matt said that this is already stated within the flood zone that 
business can be on the 1st and 2nd floors.  There has to be separate access from the ground 
floor. 
 
Proposal 6:  Simplify and modernize the way business is classified in zoning. 
Recommendation:  Approve with modifications -  Yes.  This simply modernizes the classification 
of a business in zoning.  Update uses groups but /makes no other changes.  Craig said that this 
only makes sure business is grouped by use groups, does not change location where business 
is allowed. 
 
Proposal 7:  Clarify rules to permit indoor urban agriculture. 
Recommendation:  Opposed 
 
Proposal 8:  Give life science companies the certainty to grow. 
Recommendation:  Approve with modifications. (Special permits for hospitals).  Reject:  (Labs in 
a C1 zone). 
 
Proposal 9:  Support nightlife with common-sense dancing and live entertainment rules. 
Recommendation:  Opposed 
 
Proposal 10:  Create more opportunities for amusements to locate. 
Recommendation:  Opposed  
 
Proposal 11:  Enable entrepreneurship with modern rules for home-based businesses. 
Recommendation:  Opposed 
 
Proposal 12:  Introduce design rules that ensure buildings contribute to surroundings. 
Recommendation:  Approved 
 
Proposal 13:  Reduce conflicts between auto repair shops and pedestrians. 
Recommendation:  Opposed – Unacceptable to have C1 in this proposal.  Matt said C1 is 
excluded. 
 
Proposal 14:  Encourage safe and sustainable deliveries with micro-distribution. 
Recommendation:  Opposed 
 
Proposal 15:  Facilitate local commercial space on residential campuses. 
Recommendation:  Approve with modifications – on case-by-case basis 
 
 
 



 
 
 
Land Use Committee        pg 3 
Meeting 
Minutes 
01.11.2024 
 
Proposal 16:  Create process for allowing new corner stores in residential areas. 
Recommendation:  Approve with modifications on case-by-case basis 
 
Proposal 17:  Rationalize waiver process for business adaptation and growth. 
Recommendation:  Approve with modifications 
 
Proposal 18:  Create new kinds of zoning districts for future job hubs. 
Recommendation:  N/A 
 
Motion made by Marion Cleaver, seconded by Michael Russo  
Community Board 13 disapproves with modifications The City of Yes for Economic Opportunity. 
There are 18 proposals and after a long and lengthy discussion we have recommendations for 
modifications for #6,8,12,15,16 and 17.  The rest of them are either outright opposed or n/a for 
#1,4,18.  
Vote:  In Favor of the negative motion:  9          Opposed:  0  Abstentions:  0           
Motion approved (Quorum present)  Roll call on file at C.B. office 
 
Co-Chair of the Land Use Committee, Marion Cleaver brought up that at the last board meeting, 
the motion made by Michael Silverman was not for the Zoning Text Amendment.  Jeff Sanoff 
said that this could not be brought up again at such a late date.  He said that Robert’s Rules 
states that this type of situation can only be brought up on the day it took place, not afterwards. 
 
Motion to adjourn at 10:00 p.m. made by Jeffrey Sanoff, seconded by Pat Singer. 
 
 
     Barbara Santonas, Community Coordinator 



 

For Economic Opportunity 

Optional Worksheet: Proposal Feedback 

 
Support Do Not Support Requested Modification 

#1 Reactivate Storefronts 
  This does not apply to Brooklyn Community 

Board 13 but rather those storefronts in 
Historic Districts, therefore NOT APPLICABLE 

#2 Simplify district types 

  
 

√ 

This proposal would modify the existing zoning 
of C1 and C2, allowing for empty spaces to be 
more easily activated.  Consider C1 zoning to be 
Mermaid Avenue with partial residential and C2 
Surf Avenue.  The zoning should be kept 
separate 

#3 Small-scale production 

  
√ 

This proposal would allow for additional 
activities in M districts and expand the type of 
businesses to include 3D printing and wood 
working (for example).  Committee is 
concerned of the air quality, noise, etc. 

#4 Loading docks 
   This does not apply to Brooklyn Community 

Board 13, therefore NOT APPLICABLE 

#5 Upper floor commercial 

  
√ 
 

This type of activity is already legal due to the 
designation of the area of Community Board 13 
as a flood area.  But concern must be raised as 
to what type of upper floor commercial in 
residential buildings would be considered as 
well as enforcement of all regulations 

#6 Use terms 

 
√ 

Support with 
modifications 

 The proposal would update the Use groups to 
better reflect land use categories in NYC. This 
would reorganize the current 18 uses into 10 
categories that better reflect the land use 
activities that currently occur such as housing, 
retail/services, storage, production.  This will 



not change zoning regulations, just make it 
easier to understand. NYC should also consider 
that not all retail services have the same impact 
on their neighbors, simplification should also be 
based on similarity of impacts as well.  
Additional work needs to be completed 

#7 Indoor agriculture 

  

√ 
 

This would allow for indoor agriculture in but 
concerns were raised about what type of 
agriculture (cannabis??) 

#8 Life Sciences 
 

 

. √ 
Support with 
modifications 

 The proposal would update the terminology for 
laboratories in commercial districts.  This 
proposal would retain the requirement that 
laboratories in commercial districts are ones 
“not involving any danger of fire or explosion 
nor offensive noise, vibration, smoke or other 
particulate matter, odorous matter, heat, 
humidity, glare or other objectional effects. 

#9 Nightlife 

  
 
 

√ 

Although this proposal would clarify the 
categories of eating and drinking 
establishments without cover charges would 
continue to operate without occupancy 
regulations and continue in C3 districts, those 
with scheduled entertainment such as music, 
comedy or dancing that have cover charges or 
specified showtimes, would be consolidated 
with limitations of 200 persons. The concern is 
enforcement of these regulations while the 
focus of this rezoning is geared to Manhattan. 

#10 Amusement 

  
√ 

This proposal would allow for as-of-right 
introduction of indoor and outdoor amusement 
districts in C8 districts without a buffer 
between the C8 and adjacent residential 
districts.  More work has to be done on this. 

#11 Home occupations 

  
 
 
 

√ 

According to the current zoning many types of 
home occupations such as law offices and 
music instruction are currently allowed.  This 
would expand the types of businesses to barber 
shops, interior decorations offices, or 
advertising or public relations agencies.  The 
home businesses would be limited to 25% of 
the dwelling unit of 500 square feet and home- 
based businesses are prohibited from selling 
items not produced on site, having exterior 
displays and businesses must not produce any 
noise, dust, smoke, odor, or any other type of 
nuisance.  DOB would be responsible for 
violations.  Concern about access for DOB. 



 

#12 Streetscape 

 
 

√ 

 The current zoning text does not consider 
pedestrian experiences at the street level which 
results in blank walls, dark sidewalks and 
generally uninteresting facades. his proposal 
would activate the city’s commercial corridors 
by establishing clear and consistent streetscape 
regulations. 

# 13 Auto repair 

  
 
 
 

√ 

The proposal would consolidate the range of 
auto servicing uses into two defined categories: 
light or heavy motor vehicle repair and 
maintenance shops.  Heavy repair forms of 
vehicle repair would reference NYS licensing 
requirements while those required to register 
would be considered light. Blurring the uses 
allowed in C1 and C2 districts would potentially 
obliterate the small neighborhood retain and 
create even more conflicts with the Mom & Pop 
stores and the residential uses.  In addition, CB 
13 would like to see a proposal outlining how 
NYPD, DMV and other enforcement agencies 
could handle the increased workload 

#14 Micro distribution 

  
 

√ 

This proposal supports the concept of 
decentralizing distributing delivery hubs which 
could reduce the need for large delivery 
vehicles to travel greater distances reducing 
congestion and making local streets safer.  
Although the concept is good, the actual 
implementation is not clear. 

#15 Campus commercial 

 
√  

With 
recommendations 

 This proposal would allow for commercial 
spaces on residential campuses but “as-of-right 
but would require CPC authorizations which 
would be reviewed by the community board.  In 
addition, the residential property owner 
associations are also at liberty to create their 
own requirements and have the support 
through a public review process. 

#16 Corner stores 

√  

With 
recommendations 

 This proposal has several milestones to be 
reviewed so that the option to create corner 
stores but have to require a public review of 
CPC and the local community board 



 

#17 Better waiver process 

 
 

√ 

With 
recommendations 

 This proposal would assist those businesses 
that have specific physical constraints to 
expand when the current zoning regulations to 
not allow.  This new zoning will encourage 
expansion by allowing BSA to modify the size, 
enclosure, and other requirements.  The BSA 
would be limited to doubling the maximum 
size. The community board should be included 
as part of the process. 

#18 New loft-style district 

 
 
 

 

 This does not apply to Brooklyn Community 
Board 13, therefore NOT APPLICABLE.  Rather 
appears to concentrate on the loft buildings 
found in other areas of the city. 

 
   



 

 

 
BROOKLYN COMMUNITY BOARD 14 

FLATBUSH–MIDWOOD COMMUNITY DISTRICT 
810 East 16th Street 

Brooklyn, New York 11230 
 

 

 

PHONE: (718) 859-6357 • FAX: (718) 421-6077 • E-MAIL: info@cb14brooklyn.com • WEB: www.cb14brooklyn.com 
 

January 26, 2024 
 
 
City of Yes for Economic Opportunity 
Addendums to COY EO Worksheet: 
 
#13 
Minority report for a condition: Micro distribution should be limited to C4 areas only. There are three 
C4 areas in CD14 and their placement in the district facilitates for one-mile radius coverage to meet the 
goals. This will mitigate additional trucking to the proposed C1/C2 areas (total 7) by consolidating 
trucking points to C4 (Total 3). With three truck routes in the district we already have a problem with 
roadway abuse by 53 ft trucks and wish not to invite further abuse through widespread micro-
distribution centers. 
 
#15 
We neither support or unsupport this matter as it is not applicable to our district at this time. 
There is a large body of evidence that proximity to full service grocery stores improves health 
outcomes. While this measure would allow most retail, services and maker spaces, priority should be 
placed on full service grocery stores and should align with FRESH text amendments. Limits should be 
placed on Fast Food retail establishments (ultra processed foods), which have long supplanted access 
to groceries in proximity to NYCHA. We recommend limiting the use groups to community facilities and 
overlaying FRESH tax incentives to drive in commercial enterprises that align with public health goals. 
 
#16 
The focus of applicable use groups should be limited to grocery access, community facilities and 
professional offices for local elected, community based organizations and services such as law and 
accounting. The FRESH zoning resolution (would need to be amended for sq footage minimums) could 
off set some of the barriers to entry (environmental review, CPC action) for smaller groceries that go 
further than the capacity of bodegas to provide access to perishable food. 
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January 26, 2024 
 
New York City Planning Commission 
120 Broadway 
31st Floor 
New York, NY 10271 
 
Dear Chair Garodnick and City Planning Commissioners, 
 
Brooklyn Community Board 14 is submiCng the City of Yes for Economic Development 
proposal worksheet for your consideraHon. Please note that board members dedicated a 
total of five public meeHngs to consider COY EO including a Housing and Land Use 
CommiOee meeHng on November 1, 2023; a TransportaHon CommiOee meeHng on 
12/21/23 to consider relevant proposals; a Community Environment, Cultural Affairs and 
Economic Development CommiOee meeHng on 1/18/24 to consider relevant proposals; as 
well as a public hearing held on 1/3/24; followed by a regular monthly meeHng of the board 
on 1/8/24 and concluding with a meeHng of a CommiOee of the Whole on 1/24/24. Chair Jo 
Ann Brown aOended the Brooklyn Borough President’s public hearing, and board members 
and the District Manager parHcipated in informaHon sessions and CPC’s public hearing on 
1/24/24.  
 
The COY EO zoning text amendment proposal is complex. PosiHve outcomes depend heavily 
on undeveloped enforcement potenHal to ensure that good actors reap the intended 
benefits. RepresentaHves from the Department of City Planning noted that relevant city 
agencies were consulted in the development of this proposal but failed to provide 
documentaHon of agency input. Agencies that provided public tesHmony, such as Small 
Business Services and the Office of Urban Agriculture were supporHve, which makes sense 
given their respecHve missions. However, it would have been of great value to have 
informaHon from the Department of Buildings as to how they would ensure new zoning 
compliance, especially given DOB’s abysmal track record in CD14 enforcing zoning 
violaHons.  It would have been of value to have documentaHon as to how the Department 
of Consumer and Worker ProtecHon would conHnue to carry out its mission in this new 
landscape. Concerns were expressed by a reHred Lieutenant from FDNY at the Brooklyn 
Borough President’s public hearings in relaHon to commercial acHvity above ground floor 
and the expansion of home use. What was FDNY’s official comment on the COY EO? Did DEP, 
NYPD, HPD, DOF or any other potenHally involved city agency formally weigh in on the 
proposal? Were any concerns raised? Were none? 
 
DCP has idenHfied worthy goals to foster growth through an equity lens and Brooklyn 
Community Board 14 is supporHve of desired outcomes. This would be a great proposal if all 
New Yorkers were good actors. However, the density and complexity of the proposal makes 
it difficult to determine the extent to which unintended consequences might overtake the 
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goals of the proposals. Concerns about safety and quality of life including noise, odors, delivery schedules, etc. as 
commercial acHvity is introduced in residenHal zones were raised in relaHon to most of the proposals. PosiHve 
versus negaHve impacts on traffic were debated in regard to distribuHon zones and automoHve repair acHvity. 
Comportment with state laws and licensing and Federal tax deducHon rules for use of home office were 
quesHoned. CompeHng uses for residenHal units given the affordable housing crises in NYC is a concern. Taking 
public input out of so many changes in use could go awry.  
 
Yet, the members of CB14 have condiHonally supported nearly every proposal as reflected in the worksheet and 
addenda. Two proposals were not supported with condiHons and the board offered no recommendaHon on two 
proposals that have liOle to no relevance in our district. We yield to the community members more directly 
impacted by those proposals and hope that the CPC will do the same. Please listen closely to those community 
members working and living in the variety of neighborhoods in NYC that will be changed. Value the wisdom that 
comes from experience and experHse. Don’t allow good ideas to fall vicHm to bad plans. This board has granted 
DCP a lot of faith. Make good on it. 
 
Respeceully, 

 
Jo Ann Brown 
Chair 
 
cc: Hon. Antonio Reynoso, Brooklyn Borough President 
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Public Hearing Testimony, January 4, 2024 
Re: City of Yes for Economic Opportunity 
Jo Ann Brown, Chair, Brooklyn Community Board 14 
 
Community Board 14 has not completed their analysis of the zoning text amendment. 
After deliberating in a public hearing for two and a half hours, we have halfway still to 
go on the items in the worksheet. We should be able to come to a resolution by the 
middle of January. 
 
What we're finding is that a Venn diagram is formed between the changes in use 
groups, the changes in how they are applied in a commercial district and are working to 
understand how those intersect with what our communities need. This is the critical 
thinking approach we have sought and DCP has made a good attempt at giving us the 
tools to address these changes, but the current zoning text amendment is 1,127 pages 
long. They are trying to change a zoning resolution that is 63 years old in only a year and 
a half with three sweeping and complex zoning text amendments in a 60-day review.  
 
I'm not complaining. I'm tired and my faith and trust has been tested. From my own 
personal perspective, with every presentation DCP sells the idyllic, you can now buy and 
fix your bike in the same store, hyper local lettuce and micro greens from urban 
agriculture, you can make jewelry from home. But through this process we have brought 
to them the worst-case scenarios, unlicensed cannabis agriculture, unchecked home 
food production and supper clubs, loss of residential housing diverted to offices in 
building with two cores, and they continue to default to the idyllic. I’m lucky Community 
Board 14 for the most part hopes for the best-case scenario, and our vote will reflect as 
such, but we know that ultimately when the worst-case scenario happens enforcement 
is woefully inadequate. 
 
Some notes from our deliberations: 
We discussed the possibility of losing the diversity of businesses when combining C1 and 
C2 commercial properties.  
New residential developments with two cores, that means two elevators two entrances, 
could easily be converted to office space from residential housing if the market is more 
fruitful and less regulated than housing. 
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We had a very lively discussion about urban agriculture, we very much want access to 
fresh food without walking seven or eight blocks, but the worst-case scenario is 
unlicensed cannabis agriculture. To note, in this zoning text amendment cannabis 
dispensaries, cannabis production, cannabis agriculture cannabis laboratories are not 
identified as part of any use group, and they should be.  
Regarding activation of storefronts the general consensus amongst board members was 
that the use group should be limited to use group 3, community facility or a 
discretionary process should proceed. There should also be a time limit – we continue to 
deliberate somewhere between 5 and 10 years. 
#### 
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January 8, 2024 at which a Committee of the Whole was empowered to make recommendations on 8-18, which were 
heard on January 24, 2024. Therefore, there is not a single vote count to record within the constraints of this portal; the 
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of the board but in no event fewer than seven such members

Public Hearing Location: St. Finbar Annex, 138 Bay 20 Street, Brooklyn, NY 11214 (enter 
parking lot on Bay 20 St)
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Community Board 11 CoYEO Recommendations 
 
 
 

1. Expand Options for Business to Locate: 
 

Non-conforming vacant storefronts in residence districts should not legally be 
permitted to re-tenant their space on an as-of-right basis in R1-R4 districts.  We 
currently have locations that cause nuisances to the surrounding neighbors.  
Noise, Music, traffic, and objectionable uses. 
 
 

2. Simplify rules for business types allowed on commercial streets: 
 
No concerns raised regarding similar uses in the C1 and C2, as well as C4, C5, 
and C7 districts. We must clarify that commercial overlays are NOT first 
considered a commercial district. 
 

3. Expand opportunities for small-scale clean production: 
 

Opposed to the uses that would be permitted in the C1/C2 districts, which abuts 
residential districts. 

 
4. Modernize loading dock rules: 

 
No objection. 
 

5. Enable Commercial Activity on upper floors: 
 

Oppose as-of-right commercial uses above the ground floor of residential 
buildings.  Contradicts goal of creating housing.  Without access to studies of 
potential displacement we cannot support this goal. 
 

6. Simplify and modernize how businesses are classified in zoning: 
 

Oppose. While changes in use groups should be updated and modernized to 
reflect current uses; however, the current uses proposed would change the 
character and create nuisances within our community. 
 

7. Clarify rules to permit indoor urban agriculture: 
 

Oppose as of right indoor agriculture. This proposal includes cannabis cultivation 
“if” licensed by the State.  Concerns regarding unlicensed cultivation and food 
production. 
 
 



8. Give life science companies more certainty to grow: 
 
Oppose in C1 and C2 districts.   

 
9. Support nightlife for dancing and live entertainment: 

 
Oppose the as of right designation in C1 and C2. Currently, in C1-1 through 
C1-4, and C2—1 through C2-4 are required BSA permit for over 200.  
Concerns regarding nuisances abutting residential. 
 

10. Create more opportunities for amusements to locate: 
 

Oppose.  UG 8 amusements/arcades in C1-C4. Objection to the nuisances 
created. 
 

11.  Enable entrepreneurship for home-based businesses. 
   

Oppose the removal on limits and size restrictions, the elimination of non-
permitted uses, the expansion in size to 49% of floor area and the increase 
up to 3 employees. 
 

12. Introduce corridor design rules: 
 
No objections. 
 

13. Reduce conflicts between auto repair shops and pedestrians: 
 

Oppose – creating nuisances in lower commercially zoned districts. They 
propose to classify “light” and heavy” motor vehicle repair and maintenance 
shops.  Ligh shops would be permitted in most commercial districts by BSA 
Permit.  

 
14. Micro distribution: 

 
Oppose in the C1 and C2 districts.  
 

15. Facilitate local commercial space on residential campuses: 
 
Opposed to the creation of commercial uses within residential apartment 
buildings. 
 

16. Corner stores in residential Areas: 
 

Opposed to discretionary action without public review. CPC does not hold 
public hearings on authorizations. 
 



17. Rationalize waiver process for business adaptation and growth: 
 

No objections 
 

18. Create new kinds of zoning districts for use in future mapping actions: 
 

No concerns. 
 

 



 

 

 

 

 

Resolution 

Manhattan Community Board 10 

 

 
RESOLUTION: To support with recommendations the City of Yes for Economic Opportunity 

Citywide Text Amendment. 

 

WHEREAS, the New York City Department of City Planning (hereafter known as "DCP is 

proposing the City of Yes for Economic Opportunity Citywide Text Amendment (N240010ZRY, N 

240011) that will implement changes to the City’s Zoning Resolution to remove barriers to opening, 

operating, and expanding a business within all zoning districts, and across all 59 of the City’s 

Community Districts; and  

 

WHEREAS, the City of Yes for Economic Opportunity has four (4) overarching goals: 

 

1. Make it easier for businesses to find space and grow 

2. Support growing industries 

3. Foster vibrant neighborhoods 

4. Create new opportunities for businesses to open 

 

WHEREAS, there are eighteen (18) proposals spanning the four goals that Manhattan Community 

Board 10 must consider that are as follows: 

 

1. Reactivate storefronts - remove limits to reactivating the vacant storefronts 

2. Simplify district types - simplify rules for business types allowed on commercial streets.   

3. Small-scale production - expanding opportunities for small-scale clean production  

4. Loading docks - modernize loading dock rules so buildings can adapt over time 

5. Upper floor commercial - enable commercial activity on upper floors 

6. Use terms - simplify and modernize the way businesses are classified in zoning 

7. Urban Agriculture - clarify rules to permit indoor urban agriculture 

8. Life Sciences - give life sciences companies the certainty to grow 

9. Nightlife - support nightlife with consistent dancing and live entertainment rules 

10. Amusements - create more opportunities for amusements to be located in C districts 

11. Home occupations - enable entrepreneurship with modern rules for home-based businesses 

12. Streetscape - create design rules that ensure that buildings contribute to the surroundings 

13. Auto repair - reduce conflicts between auto repair shops and pedestrians 

14. Micro-distribution - encourage safe and sustainable deliveries with micro-distribution 

15. Campus commercial - facilitate local commercial space on residential campuses such as NYCHA 

16. Corner stores - create a process for allowing new corner stores in residential areas 

17. Better waiver processes - rationalize waiver process for business adaptation and growth 

18. New loft-style zoning districts – create new kinds of zoning districts for the future. 

 

 

WHEREAS, DCP reviewed existing conditions in Manhattan Community Board 10 where there are 

1990 storefronts of which 300 are vacant.  The vacant storefront types varied with 29% for retail, 
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28% community facilities & other designation, 24% for services, and 19% for food and drink; and 

 

WHEREAS, DCP also provided a Q&A document with questions from surrounding community 

boards (9 and 12), and from George Janes & Associates, facilitated five public sessions during the 

past year, and extended the review period until the end of January, the City of Yes for Economic 

Opportunity is a dense (~1100 pages) document that will result in changes to zoning regulations 

throughout the City, and: 

 

WHEREAS, Manhattan Community Board 10 Land Use Committee facilitated two public hearings on 

11/16/23 and 12/21/23; and 

 

WHEREAS, Manhattan Community Board 10 recognizes that some changes in zoning that would 

require community board input/consideration will be eliminated. Currently, the City approves over 90% 

of all zoning projects without modification regardless of the concerns raised by community boards, non-

profits, and other entities; and 

 

WHEREAS, on December 21, 2023 Manhattan Community Board 10 Land Use Committee voted _9  

Yes, _0_ No, , 0 Abstention, and 0 Recusal on each proposal and unanimously approved the City of Yes 

for Economic Opportunity with the following recommendations outlined in the chart below: 

 

Proposal Support Do Not 

Support 

Requested 

Modification/Recommendation 

#1: Reactivate 

Storefront 

X   

#2: Simplify district 

types 

X   

#3: Small scale 

production 

X   

#4: Loading docks X   

#5: Upper floor 

commercial  

X  Committee concerned with 

mixed uses.  It is essential that 

separate entrances are 

maintained and noise mitigation 

requirements are monitored 

#6: Use terms X   

#7: Urban Agriculture X  This allows for greater indoor 

agriculture that would include 

cannabis growth.  This would be 

subject to state licensing 

requirements but ongoing 

monitoring/enforcement should 

be clearly outlined. 

#8: Life Sciences X  CB 10 will be the new location 

for NYC DOHMH Public Health 

Lab.  Additional laboratory 

types would include diagnostic, 

clinical, and research labs. It is 

essential that oversight by 

Department of Buildings (DOB), 

FDNY, Dept. of Environmental 
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Protection (DEP), DOHMH, and 

state and federal agencies 

monitor and ensure safety 

standards, and adherence to 

regulations that ensure the safety 

of the community.  

#9: Nightlife X  Although emphasis was placed 

on ensuring that dancing could 

occur in spaces licensed for up 

to 200 people, it does not negate 

the fact that CB 10 is saturated 

with restaurants and bars.  

Enforcement and monitoring 

does not consistently occur 

leaving residents without any 

recourse other than calling 311to 

report concerns.  Additional 

resources should be added to 

city agencies that will be 

responsible for monitoring and 

enforcement. 

#10: Amusement X   

#11: Home 

Occupations 

X  This zoning increases the 

number of employees from one 

to three, not including the 

owner.  Residents with concerns 

about noise, vibration, smoke, 

dust or other objectionable 

effects are left to call 311 to 

report the business to DOB.  

Although existing safeguards 

would remain in place, 

monitoring and enforcement 

requires several city agencies 

(FDNY, DOHMH, HPD, and 

NYPD) with limited capacity to 

address the anticipated growing 

number of home-based 

businesses.  

Additional resources should be 

added to city agencies that will 

be responsible for monitoring 

and enforcement.  

#12: Streetscape X  Prospectively, the City should 

ensure that while symmetry in 

streetscape is sought, innovation 

and diversity should be allowed 

and embraced. 

#13: Auto repair X   

#14: Micro-distribution X  CB 10 has delivery trucks 
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throughout the community on a 

daily basis. 

The Department of 

Transportation and DOB does 

not effectively or consistently 

monitor or enforce the way in 

which these companies operate. 

Community boards should 

determine preferences for the 

type of micro-distribution 

centers in the community. 

CB 10 recommends that open 

hours for micro-distribution 

centers and their vehicles (and 

the acceptable times when 

delivery vehicles can service 

these centers) be prescribed by 

the community board.  

Additional resources should be 

added to city agencies that will 

be responsible for monitoring 

and enforcement. 

#15: Campus 

commercial 

X  Community boards should 

determine preferences for the 

type of businesses. 

Additional resources should be 

added to city agencies that will 

be responsible for monitoring 

and enforcement. 

#16: Corner stores X  Community boards should 

determine preferences for the 

type of businesses. 

Stores much be consistent with 

the needs and preferences of the 

community.  Currently, CB 10 

has a significant number of 

“smoke shops” where illegal, 

and potentially dangerous 

situations arise. 

Monitoring and enforcement is 

not consistently or effectively 

managed 

Additional resources should be 

added to city agencies that will 

be responsible for monitoring 

and enforcement. 

#17: Better waiver 

process 

X   

#18: New lost-style 

district 

X   
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WHEREAS, on January 2, 2024, the Executive Committee voted _14_ Yes, _0_ No, _0__ 

Abstention, and  _0_ Recusal to approve the application with the aforementioned 

recommendations. 

 

NOW THEREFORE, BE IT RESOLVED 

Manhattan Community Board 10 supports the City of Yes for Economic Opportunity Citywide 

Text Amendment, with the recommendations listed below. During the January 3, 2024 General 

Board Meeting, the board voted _29_ Yes, _0__ No, _1_ Abstention, and _0__ Recusal. 

 

1. Ensure that mixed use developments maintain regulations that are supportive to residents and 

includes separate entrances.   

2. Additional life sciences businesses could include diagnostic, clinical, and research laboratories. 

Ensure ongoing oversight and enforcement by City, State, and federal agencies is crucial to 

ensuring the safety of these facilities, and to protect the residents of the community.  Process 

should be developed to ensure that communities are aware of plans to develop a laboratory, with 

adequate amount of time for public hearings and/or town hall meetings to provide feedback and 

discuss concerns. 

3. Communities and community boards should determine the type of micro-distribution centers and 

the designated times of operation for delivery vehicles.   

4. Communities and community boards should determine the types of businesses on NYCHA 

campuses, as well as corner stores.   

5. Several proposals (#5, 7-9, 11-12, 14-16) require monitoring and enforcement oversight by 

various city and state agencies.  Currently, existing monitoring and enforcement does not 

consistently or effectively address concerns highlighted by individuals in the community.  

Additional resources must be added to City and State agencies to ensure that businesses are 

compliant with rules and regulations, and held accountable within a timely manner.   

6. The City is facing economic challenges with a PEG (Program to Eliminate the Gap) implemented 

for city agencies.  Community boards should be provided with the anticipated cost of the City of 

Yes for Economic Opportunity as existing financial challenges would adversely affect the ability 

of city agencies to effectively monitor, enforce, and hold businesses accountable. 

 

 



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 29 # Against: 0 # Abstaining: 1 Total members appointed to 

the board: 48
Date of Vote: 1/3/2024 12:00 AM Vote Location: 163 W. 125th St, NY, NY  10027

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: See attachment

Recommendation submitted by MN CB10 Date: 1/24/2024 5:01 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 26 # Against: 1 # Abstaining: 5 Total members appointed to 

the board: 50

Date of Vote: 1/23/2024 12:00 AM Vote Location: Roy and Diana Vagelos Education Center 105 
Haven Ave at the corner of W 171st Street

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/23/2024 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Roy and Diana Vagelos Education Center 105 Haven Ave at the 
corner of W 171st Street

CONSIDERATION: 

Recommendation submitted by MN CB12 Date: 2/2/2024 4:39 PM















Xavier A. Santiago
Chair

Angel D. Mescain
District Manager

January 23, 2024

Dan Garodnick
Director
New York City Department of City Planning
120 Broadway, 31st Floor
New York, NY 10271

Re: Recommendation on Land Use applications N 240010 ZRY and N 240011 ZRY: City of Yes for
Economic Opportunity

Dear Director Garodnick,

Community Board 11 (CB11) appreciates the opportunity to review and comment on Land Use
application N 240010 ZRY and N 240011 ZRY: City of Yes for Economic Opportunity.

Community Board Recommendation

Whereas, the New York City Department of City Planning (DCP) proposes a citywide zoning text
amendment (the “Proposed Action”) to the New York City Zoning Resolution (ZR) to support economic
growth and resiliency in New York City;

Whereas, the Proposed Action, known as City of Yes for Economic Opportunity (COYEO), proposes a
comprehensive overhaul of zoning regulations that would: (1) make it easier for businesses to find space
and grow by lifting barriers to enable businesses to locate closer to their customers; (2) support growing
industries by reducing impediments for emerging business types; (3) foster vibrant neighborhoods by
ensuring businesses contribute to active, safe, and walkable corridors; and (4) create new opportunities
for local businesses to open by establishing new zoning tools to boost job growth and business
expansion;

Whereas, COYEO proposes to support economic growth and resiliency by allowing existing
non-residential space to be repurposed for alternative non-residential uses and by providing businesses
with additional flexibility to grow and thrive in New York City (NYC);

Whereas, the proposed zoning text amendment would primarily update use definitions and use
allowances within existing Commercial and Manufacturing zoning districts. These changes would clarify
what commercial and industrial uses are allowed and define the circumstances under which they are
allowed by amending zoning use definitions;

COMMUNITY BOARD ELEVEN OF MANHATTAN
1664 Park Avenue, Ground floor, New York, NY 10035 • 212-831-8929

www.cb11m.org

http://www.cb11m.org


Whereas, the proposed zoning text amendment would also add or modify discretionary actions that
could be pursued in the future, including Special Permits of the Board of Standards and Appeals (BSA),
Authorizations and Special Permits of the City Planning Commission (CPC);

Whereas, the proposed zoning text would add new Commercial and Manufacturing zoning districts to
the Zoning Resolution that could be applied to specific geographies in the future via a separate rezoning
action. No new districts would be mapped by the proposed zoning text amendment;

Whereas, any proposal that seeks discretionary actions created by this proposed zoning text amendment
would require environmental review at the time of application;

Whereas, COYEO includes a compendium of zoning reforms proposed to update existing use regulations
in the ZR to allow for a wider range of appropriate activities to occur in many commercial areas;

Whereas, COYEO proposes to lift time limits to reactivating vacant storefronts would allow
nonconforming vacant storefronts to legally re-tenant their space in locations where it is not already
allowed by expanding the applicability of Section 52-61 to all Residence Districts as well as Historic
Districts;

Whereas, COYEO would simplify rules for business types allowed on commercial streets by consolidating
use differences between the two kinds of zoning districts for neighborhood commercial corridors and
local streets (C1 and C2 districts) and consolidating the use differences among the four kinds of zoning
districts meant for centrally located areas and Central Business Districts (C4, C5, C6, and C7 districts). In
C4, C5, and Special Purpose Districts with existing limitations on use from locating within 50 feet of the
street wall if located on the ground floor of a building, COYEO would remove this distance from
streetwall restrictions;

Whereas, COYEO would expand opportunities for small-scale clean production and other light industrial
activities by allowing small-scale production uses up to 5,000 square feet (SF) on the ground floor in C1
and C2 districts, allowing activities compatible in size with other retail and service storefronts commonly
found in these zoning districts. In C4, C5, C6, and C7 districts, clean production activities would be
allowed up to 10,000 SF on the ground floor—with no size restrictions above the ground floor;

Whereas, COYEOwould modernize loading dock rules so buildings can adapt over time by removing the
possible requirement of providing additional loading berths for a change of use in an existing building. In
addition, the Proposal would update the dimensions of required loading berths to bring them in line with
recent changes in special purpose districts and the Manhattan Core;

Whereas, COYEO would enable commercial activity on upper floors by updating the location of use rules
in mixed buildings with residences. In C1, C2, and C3 districts, allow commercial uses on the second story
of mixed buildings and on the same story as with residences as long as there is no access between them.
In low-density Commercial Overlay Districts, allow commercial uses on the second story of mixed
buildings as long as there is no access between them. n C4, C5, and C6 districts, allow commercial uses
and residential uses on the same floor, including the requirements for separate direct access points or
entrances for commercial and residential uses, and allow commercial uses to be located above
residences provided that sufficient separation of residential uses from commercial uses exists within the
building;



Whereas, COYEO would simplify and modernize the way businesses are classified in zoning by
re-organizing Use Groups and updating use terms to better reflect modern commercial and industrial
activities;

Whereas, COYEO would clarify rules to permit indoor agriculture in Commercial districts and clarify
enclosure rules for what activities can occur outdoors and indoors. Agriculture is a permitted use in any
zoning district, but in Residence and Commercial districts Use Group 4B agriculture is subject to an open
use requirement that precludes completely enclosed (i.e. indoor) operations;

Whereas, COYEO would update the terminology for laboratories in Commercial Districts. The Proposal
would similarly simplify the terminology for laboratories in Manufacturing Districts to remove ambiguity
that exists in the current use term;

Whereas, COYEO would (1) retain the requirement that laboratories in Commercial Districts are ones
“not involving any danger of fire or explosion nor offensive noise, vibration, smoke or other particulate
matter, odorous matter, heat, humidity, glare or other objectionable effects”, (2) allow commercial
laboratories to co-locate with hospitals and universities; and (3) update the existing scientific research
and development facility permit to reflect changes to the underlying laboratory use and to create more
opportunities for the permit's usage;

Whereas, COYEO would support nightlife by clarifying the distinction between “eating or drinking
establishments,” and “eating or drinking establishments with entertainment that has cover charges or
specified showtimes,” while removing zoning’s role in regulating the act of dancing. COYEO would seek
to consolidate and clarify the distinctions between categories of eating or drinking establishments based
primarily on capacity rather than use.

Whereas, COYEO would distill the current lists of amusement use applicability into two new uses terms
defined in zoning: an “amusement of recreation facility” would be limited to 10,000 SF in C1 and C2
districts and must be indoors in C1-C6 districts. Open versions of the use would require a BSA permit in
those districts, an “outdoor amusement park” would be restricted from C1-C6 districts and would be
limited to 10,000 SF in C7, C8, and M districts;

Whereas, COYEO would modernize regulations for home-based businesses (referred to as Home
Occupations in the ZR) by eliminating the list of non-permitted uses and allow home businesses to
expand in size to 49% of floor area and 3 employees;

Whereas, COYEO would activate the city’s commercial corridors by establishing clear and consistent
streetscape regulations with rules that are responsive to pedestrian street character, increasing in
regulatory strength in areas with stronger existing active commercial context;

Whereas, COYEO would reduce conflicts between auto repair shops and pedestrians by consolidating the
range of auto servicing uses into two zoning-defined categories: “heavy” forms of vehicle repair shops
would reference NY state licensing requirements for heavier forms of vehicle repair shops. Those repair
uses that are not required to register with the DMV would be considered “light” motor vehicle repair
and maintenance and would be able to locate in most Commercial Districts with a BSA special permit;

Whereas, COYEO would include a new use called a ”Micro-Distribution Facility”. The use would be
restricted to 2,500 sf in C1 and C2 districts. In C4-C7, it would be allowed up to 5k sf on the ground floor



and up to 10k above. Larger establishments in these districts would require a discretionary action;

Whereas, COYEO would allow the City Planning Commission to approve larger-scale commercial spaces
in Residence Districts on campus sites. The use would be subject to size restrictions (15,000 SF) and
locational restrictions. The authorization would be subject to both environmental review and Community
Board approval, with conditions that stipulate approval only if development would not create traffic
congestion or environmental concerns;

Whereas, COYEO would create a new CPC Authorization to allow for up to 2,500 SF of retail, service, or
office uses to locate in a Residence District, provided that the commercial storefront is located within at
least 100 feet from an intersection;

Whereas, COYEO would create a new permit for retail/service, amusement, and production uses that
would allow the BSA to modify the size, enclosure, and other requirements for permitted uses. The
permit would not have applicability if other permits for a specific use exist, or if the use is not permitted
in a specific zoning district. The Proposal would allow the City Planning Commission to approve changes
to the building envelope controls to permit a loft-like building form, allowing businesses to seek limited
bulk relief to construct new buildings that exceed current setback and yard requirements. The
authorization would be available in Manufacturing Districts and most Commercial Districts. The envelope
would be limited to what is proposed for the new C7 Commercial District at the applicable density; and

Whereas, COYEO would create new zoning districts for use in future mapping actions. These new
districts will range from 2-15 FAR, address longstanding bulk and physical challenges, and come in
several use-mix options: M3A “Core” districts at 2 and 3 FAR which will be designed to allow for
industrial expansion while preserving core industrial areas by introducing limited additional FAR,
addressing bulk challenges, and restricting non-industrial uses; M2A “Transition” districts, ranging from 2
to 5 FAR, which will encourage redevelopment while providing higher FAR preference for industrial uses;
M1A “Growth” districts, ranging from 2 to 15 FAR, which will mimic the use mix of today’s M1 districts
while addressing bulk and physical limitations of development; and New C7 districts, ranging from 2 to
15 FAR, which would permit all Commercial uses except Use Group 16, and permit Community Facility
uses without sleeping accommodations. This district would repurpose the existing amusement focused
C7, mapped in few locations; now, therefore, be it

Resolved, that Manhattan Community Board 11’s recommends approval with modifications of Land Use
Applications N 240010 ZRY; N 240011 ZRY: City of Yes for Economic Opportunity, as follows:

Proposal Position Requested Modification

1 Lift time limits to reactivating vacant
storefronts

Support Require Community Board review
and vote on recommendation for
re-use of non-conforming space if
the two-year period has expired.

2 Simplify rules for business types allowed on
commercial streets

Support

3 Expand opportunities for small-scale clean Do Not (a) Require ground floor



production Support accessory retail with any
production use in a commercial
zone; (b) Restrict production use
to ground floor and below; (c)
Restrict allowable square footage
or require Community Board
review for uses above a
maximum square footage (for
example: C1-2 above 3000 sf and
C4-7 above 5000 sf.

4 Modernize loading dock rules so buildings
can adapt over time

Support Require Community Board review
and vote on application of
reduced requirement for loading
berths for existing buildings.

5 Enable commercial activity on upper floors Support

6 Simplify and modernize how businesses are
classified in zoning

Support

7 Clarify rules to permit indoor agriculture Support (a) Require ground floor
accessory retail for urban
agriculture use in a commercial
zone; (b) Reduce allowable FAR
for agricultural uses to be less
than allowable FAR for residential
uses; (c) Restrict agricultural uses
involving controlled substances.

8 Give life sciences companies more certainty
to grow

Support Require Community Board review
and vote on recommendation for
life science uses.

9 Support nightlife with common-sense rules
for dancing and live entertainment

Support (a) Revise unlimited occupancy
for C3-C8 and M districts; (b)
Require nightclubs to abide by
SLA procedures for the
Community Board to weigh in on
hours and noise.

10 Create more opportunities for amusements
to locate

Support

11 Enable entrepreneurship with modern rules
for home-based businesses

Do Not
Support

(a) Require notifications to
residents for any home business
creation and/or expansion; (b)
Require signage for all home



businesses; (c) Provide traffic and
hour limitations based on home
business size; (d) Restrict co-op
and condo unit combinations for
home business expansion.

12 Introduce corridor design rules that ensure
buildings contribute to surroundings

Support (a) Preserve existing special
district urban design rules; (b)
Consider special requirements for
formerly red-lined districts where
local culture is at risk for erasure
due to legacy of disinvestment
with required Community Board
review and PDC public comment.

13 Reduce conflicts between auto repair shops
and pedestrians

Do Not
Support

(a) Require analysis of current
auto-repair uses in the
surrounding two-block radius to
determine and prevent
oversaturation; (b) Provide
minimum distance requirements
for uses such as schools, parks,
and healthcare.

14 Encourage safe and sustainable deliveries
with micro-distribution

Do Not
Support

(a) Require ground floor
accessory retail and ground floor
facade transparency for
micro-distribution uses; (b)
Restrict micro-distribution uses to
ground floor and below.

15 Facilitate local commercial space on
residential campuses

Support (a) Require majority NYCHA
resident engagement and
approval for NYCHA campuses;
(b) Require Community Board
review and vote on application of
non-residential uses on
residential campuses

16 Create process for allowing corner stores in
residential areas

Support Require CPC and City Council
review and approval process in
addition to Community Board
processes.

17 Rationalize waiver process for business
adaptation and growth

Do Not
Support

Require Building Standard of
Appeals review and approval.

18 Create new kinds of zoning districts for Support



future job hubs

Full Board Vote: In Favor: 32; Opposed: 1; Abstentions: 0

If you have any questions regarding our recommendation, please contact Angel Mescain, District
Manager, at 212-831-8929 or amescain@cb11m.org.

Sincerely,

Xavier A. Santiago
Chair

cc: Jose Trucios, New York City Department of City Planning (via email)
Hon. Mark Levine, Manhattan Borough President (via email)
Hon. Diana Ayala, Deputy Speaker, New York City Council (via email)
Hon. Yusef Salaam, New York City Council (via email)
Jason Villanueva, Community Board 11 (via email)
Rosa Diaz, Community Board 11 (via email)
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February 12, 2024 

 

Hon. Eric Adams 

Mayor 

City Hall 

New York, NY 10007 

 

Daniel Garodnick  

Chair  

Department of City Planning  

120 Broadway, 31st Fl.  

New York, NY 10271  

 

RE  “City of Yes” Economic Opportunity 

Proposed Zoning Text Amendments 

ULURP Number: N240010ZRY  

 

Dear Mayor Adams and Chair Garodnick, 

 

At the recommendation of the Clinton/Hell’s Kitchen Land Use and the Chelsea Land Use 

Committees, Manhattan Community Board 4 (MCB4) at its February 7, 2024, meeting voted by 

a count of 35 in favor, 0 opposed, 1 Present-not-eligible, and 0 abstentions to deny the proposed 

citywide zoning text amendments under the City of Yes for Economic Opportunity unless 

significant changes are made. 

 

. 

Background 

On November 8, 2023, Department of City Planning staff presented the proposed citywide 

zoning text amendment, City of Yes for Economic Opportunity (COYEO), to a joint meeting of 

MCB4’s Clinton-Hell’s Kitchen Land Use (C/HKLU) and Chelsea Land Use Committees (CLU).  

Questions from that joint meeting, plus questions from MCB4’s Transportation Committee 

(TPC) and the Housing, Health, and Human Services Committee (HHHS) were gathered and 

submitted to DCP staff for follow up. Responses to those questions were circulated to the 

 
 
JESSICA CHAIT  
Chair 
 
JESSE R. BODINE 
District Manager 
 
 
 
 
 
 
 
 
 
 
District Manager 
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respective committee members, and DCP staff joined the C/HKLU committee meeting on 

January 10, 2024, to discuss the issues in greater detail. 

 

MCB4 wants to express special gratitude to DCP staff members Matt Waskiewicz, Andy Cantu, 

Abby Rider, and Jennifer Gravel for their collective and attentive engagement with our 

committee members. 

 

Overriding Concerns about the Proposed Zoning Text 

The proposed zoning text amendments are a major updating of commercial uses and how they 

are permitted within residentially zoned neighborhoods and residential buildings. MCB4 is 

generally in support of revisions to the zoning resolution to allow for expanded economic 

opportunities throughout the City. It is important for zoning text to change to reflect new means 

of work and life in today’s society, especially the emergence of remote work. However, zoning 

text amendments cannot be a one size fits all; many of the proposed citywide text amendments 

do not work as intended at the neighborhood level. The proposed zoning text amendments need 

to address specific concerns of individual neighborhoods and different community districts. 

 

 

MCB4 has three major and overriding concerns regarding this proposal: 

 

1. The unintended consequences impacting existing apartments and households in existing 

residential buildings. 

2. The lack of enforceability of the proposed changes and the lack of enforcement capacity 

of multiple agencies in protecting existing households under the proposed changes.  

3. The broad language applying across the city without regard of the unique and diverse 

characteristics of individual neighborhoods across New York City. 

 

Overall Recommendations 

MCB4 recommends DCP institute three overriding changes to the proposed zoning text 

amendments and a companion City budget action. 

 

Housing Issues 

New York City continues to experience an affordable housing crisis. MCB4 recognizes and 

agrees with the intent of the proposed zoning changes designed to facilitate more business 

activity by updating outdated zoning classifications. However, as proposed text amendments will 

have a negative impact on the existing housing stock. MCB4’s main concern is that residential 

quality of life will be diminished through the introduction of commercial uses into existing 

residential buildings.   

 

The proposed zoning text amendments allow for retrofitting existing residential buildings to 

allow higher percentages of commercial/retail uses. This action will create internal conflicts, 

enforcement issues, and serious noise concerns. MCB4 has local knowledge and experience of 

such conflicts in buildings throughout Hell’s Kitchen and Chelsea. Residential buildings are not 

designed to accommodate the noise, vibrations, pedestrian traffic, deliveries, and waste disposal 

of commercial activities.  
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MCB4 has seen the impact of AirBnB usage decreasing available housing stock and remains 

concerned that a movement towards increasing commercial definitions into residential buildings 

will open an opportunity for “hotel” style lodging to proliferate. 

 

The proposed text amendment would allow for mixing residential and commercial uses in the 

same building. Many of the mechanisms to properly protect and separate residential from 

commercial uses for privacy and security are suitable for new construction or office conversion 

to residential use, but difficult, costly or impossible in an existing residential building.  

 

MCB4 supports the concept of mixed use but recommends the proposed zoning text apply only 

to new buildings or commercial conversions constructed or renovated after the zoning text 

referral date.  

 

Concurrent Enforcement Funding and Penalties 

Much of the proposed language in the zoning text amendments would necessitate increased 

enforcement, as highlighted by the presentation and subsequent answers to our questions posed 

to Department of City Planning (DCP) staff. Some of the enforcement agencies named include 

the Department of Buildings (DOB), Department of Transportation (DOT), Department of 

Consumer Affairs (DCA), and Department of Environmental Protection (DEP). 

 

MCB4 experiences the challenges faced when city agencies do not have the staffing levels 

needed for enforcement: 

 

• NYC DOB allowing illegal demolition of 170 apartments in 24 residential buildings 

Special Zoning Districts which prohibits demolition of residential buildings, due to lack 

of experienced plans examiners. 

• NYC HPD allowing buildings with hundreds of housing code violations, with tenants 

living in hazardous and unsafe condition, due to lack of code enforcement inspectors and 

legal staff to bring civil actions to cure such violations. 

• NYC DOT struggling to manage sidewalk sheds left in place for years, promoting illegal 

activity and unsafe streets, due to lack of enforcement agents. 

• NYS OCM not shutting down the proliferation of illegal cannabis shops due to lack of a 

staff and the creation of any enforcement strategy.  

 

Today, these city agencies, with their current staffing, have difficulty enforcing existing 

regulations. For example, as of January 30th, DEP employs 65 people for air and noise 

inspections for the entire city1. Without a concomitant increase in enforcement funding, these 

agencies will not be able to enforce these new regulations.  

 

The Mayor’s Office and the City Council must come to an agreement, as part of the review and 

approval of this zoning text, for increased and dedicated staffing at DOB, DEP, DCA, and DOT 

to enforce the new proposed zoning text to protect residential apartments and residents in order 

to preserve the current residential quality of life throughout the City. 

 

 
1 Per DEP Director of Noise Abatement 
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A schedule of increased penalties for violations of the proposed zoning text must be developed by 

affected agencies. Further, a time frame to adopt such penalties and an enforcement budget 

must be agreed to as part of this zoning action, so they can be noticed in the City Record and 

adopted, concurrently or soon after the adoption of these proposed zoning text amendments. 

 

City-Wide Approach vs. Local Zoning Requirements 

The proposed text amendment does not account for the specificity of the different Special Zoning 

and Historic Districts around the City. MCB4 appreciates the statements and the intent to protect 

our Special and Historic Districts. However, this proposal’s wholesale approach has the distinct 

potential to run roughshod over our residential areas, diminish residential quality of life, and 

undermine the strength of our commercial districts. These Special Zoning Districts represent a 

nuanced and carefully crafted balance of preservation and development, which has allowed 

major increases in commercial and residential density to benefit both the City and the Westside.  

 

The proposed zoning text must be modified, in specific areas, not to undermine the carefully 

crafted language in the Westside Special Zoning Districts—Special Clinton District, Special 

Hudson Yards District, Special Garment Center District, Chelsea Historic District, West 

Chelsea Historic District, and the Special West Chelsea District. 

 
Specific to Hudson Yards, the changes to the Parking sections in Article 1 – Chapter 3 Comprehensive 

Off-Street Parking and Loading are extraordinarily broad, ubiquitous and near impossible to follow 

even for people used to reading zoning text. It is not clear whether there are just changes in 

nomenclature or if substantive changes are included. The revised language must maintain the terms of the 

Hudson Yards Parking that was the result of litigation. Circulating such a draft cannot be considered a 

proxy for consultation and transparency as mandated by ULURP and the City Charter.   

 

MCB4 opposed these changes unless the Hudson Yard Parking language is maintained in its 

entirety and City Planning creates and circulates a summary document that allows the public 

to comment before seeking approval.   

 

 

Zoning Text Sections Proposal Categories 

 

The COYEO proposal includes 18 different category changes to the zoning code. Below are 

MCB4 concerns or issues within each of the DCP specific categories. 

 

1. Lift time limits to reactivating vacant storefronts. 

 

This zoning text has been in effect since 1973 under NYC ZR, Section 96-106. It has been 

successful in maintaining small scale commercial use in the midblock R8 districts, providing 

a vibrant street life. 

 

MCB4 supports this zoning text amendment. 

 

2. Simplify rules for business types allowed on commercial streets.  
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MCB4 opposes this zoning text amendment unless provisions are included in the text to 

protect residential tenants against noise and vibrations from physical cultural 

establishments (gyms), event space, and dance studios; against offensive odors or dust 

from agricultural businesses; and against the sale of agricultural products not produced 

on the same zoning lot. 

 

3. Expand opportunities for small-scale clean production. 

 

MCB4 supports the expansion for small scale clean production with conditions requiring 

that: 

 

• Provisions are included in the text to protect residential tenants against noise and 

vibrations from physical cultural establishments (gyms), event space, and dance 

studios; against offensive odors or dust from agricultural businesses; and against the 

sale of agricultural products not produced on the same zoning lot. 

 

• Provision to include resolution of compliance for fire sprinklers, fire safety plans, and 

fire egress in buildings with fire escapes  

 

• Provision to include resolution of compliance for ventilation to meet minimum 

distances from residential window and fire escapes 

 

• Provision to include funding and enforcement mechanisms for DOB enforcement fire 

egress and ventilation requirements 

 

4. Modernize loading dock rules so buildings can adapt over time.  

 

MCB4 takes no position on this proposed text amendment. 

 

 

5. Allow commercial use in residential buildings on the same floor as or above floors with 

residential use.  

 

This proposal seems contrary to the City’s overarching goal of preserving and creating 

affordable housing. This proposal will accelerate the loss of affordable and market rate 

housing. The proposed protections for residents in mixed use buildings are inadequate based 

on our experience of such configurations.  

 

This amendment would require retrofitting, which may not be adequately possible in many 

existing buildings. A 15-foot vertical and/or horizontal buffer or partition wall is simply not 

enough to separate commercial and residential uses. Businesses with deliveries or in-person 

customers will generate additional foot traffic in residential buildings disturbing quality of 

life and burdens on the physical components of the buildings (i.e.:  elevators, stairwells, and 

hallways).   
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In buildings not built for such a mixture of uses, locating commercial uses above residential 

uses will generate immediate conflict. They will create significant adverse impacts not only 

to residents in the buildings but also to residents in adjoining buildings. This proposed action 

will put a major burden on agencies to inspect, issue summonses, enforce code violations and 

litigate if not resolved. 

 

Rooftop commercial use severely impacts quality of life. Promoting active rooftop space is 

contradictory with the proposals of the City of Yes, Environment, where roof tops would be 

equipped with solar panels and green roofs. Bars and event space on roofs are extremely 

disruptive to the building residents and to residents in the surrounding buildings. 

 

24/7 vibrancy is welcome in concept, but not at the expense of residential quality of life.  

 

MCB4 opposes this zoning text amendment unless it is limited in use to new construction 

or office building conversion approved by the DOB after the zoning text referral date. This 

text must not apply to existing residential buildings.  

 

6. Simplify and modernize how businesses are classified in zoning. 

 

MCB4 takes no position on this except to ensure the current protections for our Special 

Districts must be maintained in this section. 

 

7.   Clarify rules to permit indoor urban agriculture.  

 

MCB4 opposes this zoning text amendment unless provisions are included in the text: 

• To restrict the use of toxic chemicals, notably nitrates. 

• To ensure odors and dust do not disturb existing residents. 

• To ensure structural stability of existing buildings, plus inclusion of additional 

funding for various agency inspections. 

• To ensure electrical, water, and sewer uses for agricultural businesses do not 

conflict with or impair existing residential use. 

• To ensure deliveries and waste removal do not negatively impact residential 

quality of life. 

• To prohibit commercial growth of cannabis in any building containing 

residential uses. 

 

8.  Give life sciences companies more certainty to grow.  

 

MCB4 does not have enough information to take a position at this time. MCB4 needs more 

information on the life science developments in other neighborhoods of Manhattan before 

determining a position. 

 

9.  Support nightlife with common-sense rules for dancing and live entertainment.  

 

MCB4 believes that the proposed zoning changes allowing ticketed events at venues with 

capacities under 200 people risks compromising reasonable residential quality of 
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life. Allowing smaller venues -- which are often located in or surrounded by residential 

buildings -- to publicize events with specified showtimes, however, creates a serious risk that 

noisy, disruptive lines of patrons will form on the sidewalks outside the venues, disturbing 

nearby residents.   

 

MCB4 believes that allowing dancing in venues under 200 people risks transforming such 

venues from relatively quiet restaurants and bars into noisy nightclubs where dancing is a 

central feature or attraction. We have learned that such clubs are significantly more disruptive 

to residents living above or near them than are typical restaurants and bars. Although MCB4 

has no objection to incidental, occasional dancing by patrons of small venues, we believe 

allowing small venues to promote or feature patron dancing would be problematic.   

 

MCB4 supports the proposed text for use of storefronts for dancing and live entertainment 

with capacities under 200 people with conditions: 

 

• For venues under 200 people, the zoning allows events with specified showtimes 

only if the venue can accommodate patrons waiting for the event within the venue 

itself (rather than in sidewalk lines).   

 

• Zoning text modification to allow dancing in small venues only with no advertised 

or promoted dancing other than in connection with other venue events, and if the 

venue does not have a demarcated dance floor or other designated space 

specifically for patron dancing. 

 

10. Create more opportunities for amusements to locate.  

 

MCB4 believes that amusement uses are not appropriate for C1 and C2 uses. These uses 

could absorb multiple storefronts with entirely indoor uses which decreases pedestrian street 

traffic. If a version of this text amendment is approved, the consolidation of multiple 

storefronts to accommodate amusement facilities should be prohibited and zoning protections 

are implemented to protect residential tenants against noise and vibration. 

 

MCB4 opposes this zoning text amendment.  

 

11. Enable entrepreneurship with modern rules for home-based businesses.  

 

While MCB4 supports the movement towards more “Work from Home” environments and 

the need to revise zoning to allow for such changes, we have serious concerns about this 

proposal. Notably: 

 

• The increase in the proposed amount of available commercial activity in residential 

buildings could lead to a reduction in housing units, both affordable and market rate. 

 

• The proposal of using 49% of a residential apartment for business and having 3 

employees on any residential floor will create conflict among neighbors. 
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• Customer Facing businesses, with multiple deliveries, will negatively impact the 

quality of life for existing residents, and the community. 

 

• Allowing mix of commercial uses into residential buildings, i.e., a home office 

employing up to five people, brings not only workers, but customers of the business, 

creating problems for security and predictability, and is contrary to the peace and 

quiet enjoyment of a residential building. 

 

• There are no indications that structural and physical issues will be addressed such as 

separate entrances, stairwells, hallways, and elevators for employees, customers, and 

deliveries, to ensure both security and privacy for residential tenants or owners. 

 

• There is no language included to protect residents against hazardous situations such 

as fumes, high heat, and toxic chemicals (e.g.: situations with uncertified e-bike 

batteries, manufacturing supplies, and manufacturing waste). 

 

• Allowing a manufacturing use in a residential building is a step backwards to 19th 

century practices of abusive cottage industries with attendant serious labor violations. 

 

• Based on responses from DCP, this proposal will require enforcement of multiple 

issues across multiple agencies including HPD, DOHMH, FDNY, NYPD, and DOB. 

 

MCB4 recommends removing this proposed zoning text, at this time, until further study 

can be completed to address these concerns and funding can be secured for the additional 

enforcement requirements. 

 

12. Introduce corridor design rules that ensure buildings contribute to surroundings.  

 

MCB4 supports this proposed text as long as the current zoning protections for our Special 

Districts are maintained and not in conflict with this proposal. 

 

13. Reduce conflicts between auto repair shops and pedestrians.  

 

MCB4 continues to work to protect sidewalk access for pedestrians and supports any efforts 

to keep sidewalks clear of commercial activity. 

 

MCB4 takes no position on this proposed text amendment. 

 

14. Encourage safe and sustainable deliveries with micro-distribution.  

 

MCB4 supports the proposed text for use of storefronts for micro-distribution with 

conditions: 

• Add zoning text to prohibit uncertified e-bikes and battery storage in residential 

buildings. 
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• In a companion administrative action, the City needs to offer financial incentives to 

move micro-distribution businesses off the street into leased properties, inclusive of 

loading, parking, and distribution. 

 

15. Facilitate local commercial space on residential campuses.  

 

MCB4 supports this proposed text for the integration of commercial space in large 

residential campuses (i.e.:  NYCHA) as long as environmental protections and traffic 

mediation measures are required as part of such proposed use. 

 

16. Create process for allowing corner stores in residential areas.  

 

MCB4 does not have enough information to take a position, at this time. MCB4 requires 

further information on the impact of such zoning on other Manhattan neighborhoods 

before taking a position. 

 

17. Rationalize waiver process for adapting spaces for industries like film.  

 

MCB4 supports the development of film and television studios in the MCD4.  

 

However, MCB4 has experienced issues with proposed film studio development that 

conflicts with the Special Clinton District. In the spring of 2003, the Studio City ULURP 

application, Number C010136PPM2 proposed the construction of a 14-story, 250-foot-high 

structure on 11th Avenue between West 43rd and West 44th Street; the application was 

ultimately withdrawn. 

 

The 2009 West Clinton Rezoning3 carefully negotiated bulk and density modifications to 

avoid future conflicts with proposed developments. 

 

MCB4 supports the proposed revisions with modifications: 

 

• That the text be modified to require a Special Permit, instead of a CPC 

authorization, in Area C-2 of the Special Clinton District, pursuant to Section 96-

332 of the Special Clinton District.  

 

18. Create new kinds of zoning districts for future job hubs. 

 

MCB4 does not have enough information to take a position at this time. MCB4 requires 

further information on the impact of such zoning on other Manhattan neighborhoods 

before taking a position. 

 

 

MCB4 encourages the plan to promote economic activity and the aspirational goals of the City in 

undertaking this endeavor. However, the potential for the reduction of housing units, the possible 

 
2 Studio City ULURP: https://zap.planning.nyc.gov/projects/P2001M0104  
3 West Chelsea Rezoning  

https://zap.planning.nyc.gov/projects/P2001M0104
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.nyc.gov/assets/planning/download/pdf/plans/west-chelsea/westchelsea.pdf
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negative impact on the quality of life on existing residents, and the need for increased 

enforcement resources as a result of the proposed zoning text amendments calls for greater study 

and understanding of the consequences of this action. 

 

Sincerely, 

 

 

 

 

 

 

Jessica Chait                     

Chair                              

Manhattan Community Board 4          

 

 

 

 

 

Kerry Keenan      Jeffrey LeFrancois 

Co-Chair      Co-Chair 

Chelsea Land Use Committee    Chelsea Land Use Committee 

 

 

 

 

 

Jean-Daniel Noland     Paul Devlin 

Co-Chair      Co-Chair 

Clinton/Hell’s Kitchen Land Use Committee  Clinton/Hell’s Kitchen Land Use Committee 

 

Cc: Hon. Adrienne Adams, Speaker, NYC Council 

Hon. Erik Bottcher, NYC Councilmember 

Hon. Rafael Salamanca, Jr., Chair, NYC Council Committee on Land Use  

 Hon. Mark Levine, Manhattan Borough President 

 Vikki Barbero, Manhattan Community Board 5 



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Unfavorable
# In Favor: 35 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 50
Date of Vote: 2/7/2024 12:00 AM Vote Location: 305 W. 44th Street (8/9 Ave)

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/6/2023 6:30 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Pier 57 - 25 11th Avenue

CONSIDERATION: See attached.

Recommendation submitted by MN CB4 Date: 2/14/2024 1:58 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:  Unfavorable  
# In Favor: 9 # Against: 5 # Abstaining: 8 Total members appointed to 

the board: 22

Date of Vote: 1/29/2024 12:00 AM Vote Location: Bronx Borough Hall - 851 Grand Concourse, 
Room 915

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/29/2024 10:00 AM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Bronx Borough Hall - 851 Grand Concourse, Room 915

CONSIDERATION: The Bronx Borough Board voted and the resolution to support the text amendment did not pass with 
a vote of 9 in favor of support, 5 opposed to support, and 8 abstentions.

Recommendation submitted by BX BP Date: 1/30/2024 12:00 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:  Favorable  
# In Favor: 8 # Against: 1 # Abstaining: 3 Total members appointed to 

the board: 12
Date of Vote: 1/18/2024 12:00 AM Vote Location: 1 Centre Street

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/18/2024 8:30 AM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Zoom

CONSIDERATION: 

Recommendation submitted by MN BP Date: 1/22/2024 4:33 PM



 

 

MANHATTAN BOROUGH BOARD RESOLUTION 

CITY OF YES FOR ECONOMIC OPPORTUNITY ZONING TEXT AMENDMENT  

 

WHEREAS, the City of New York has a longstanding goal of ensuring that businesses of all 

sizes can operate with ease, efficiency, and clarity about regulations; and 

 

WHEREAS, New York City’s Zoning Resolution was last overhauled in 1961 and many of its 

requirements have not been updated to reflect current trends, including new business models and 

types, growth in some sectors, changes in the delivery of goods, and changes in work patterns 

which have been accelerated by the COVID-19 pandemic; and 

 

WHEREAS, on October 30, 2023, the City Planning Commission referred application No. 

N240010ZRY for a set of text amendments to the Zoning Resolution, which collectively are 

known as the City of Yes for Economic Opportunity proposal; and 

 

WHEREAS, the City of Yes for Economic Opportunity text amendments would facilitate the 

following goals: 

 

1. Remove time limits on reactivating vacant storefronts with grandfathered uses 

2. Simplify types of businesses allowed in commercial districts  
3. Expand locations for small-scale clean production facilities 
4. Lessen loading berth requirements for use changes in commercial buildings  
5. Allow commercial uses on the second story of mixed-use buildings in low density 

districts 
6. Update, simplify, and modernize use group categories for businesses 
7. Allow indoor agriculture and clarify enclosure requirements 
8. Clarify and update laboratory uses 
9. Clarify and reorganize drinking and eating establishments  
10. Expand opportunities for amusement uses  
11. Modernize rules to facilitate more home-based businesses 
12. Update streetscape requirements  
13. Update motor vehicle repair uses/categorization  
14. Allow Micro Distribution Facilities 
15. Allow residential campuses to include commercial space 
16. Allowing corner stores in residential areas  
17. Streamline waiver processes  
18. Create new manufacturing Districts; and 

 

WHEREAS, on December 14, 2023, the Department of City Planning presented the City of Yes 

for Economic Opportunity application to the Manhattan Borough Board; and  

 

WHEREAS, all 12 community boards held hearings on the text amendment application, with the 

majority of the votes being supportive. 

 



 

 

RESOLVED, that the Manhattan Borough Board votes to recommend the following for 

each of the proposals that are part of Application No. N240010ZRY: 

 

General Comments:  

• The Department of City Planning should have a plan that demonstrates that the 

appropriate City agencies have both the capacity and funding to address the enforcement 

elements of these proposals. 

• Special zoning districts should be given special consideration and in some cases 

exemption from the new provisions 

 

Proposal 1: Remove time limits on reactivating vacant storefronts with grandfathered uses 

– Recommend approval with the following condition: 

• Require community board review and approval for the reactivation of non-conforming 

uses  

 
Proposal 2: Simplify types of businesses allowed in commercial districts - Recommend 
approval  
 

Proposal 3: Expand locations for small-scale clean production facilities – no action 

 

Proposal 4: Lessen loading berth requirements for use changes in commercial buildings – 

Recommend disapproval xunless the following conditions are met: 

• Require a special permit that includes findings that consider local traffic as well as any 
residential uses that might exist in the building  

• Require community board review and vote on applications for loading berth reductions 
for existing buildings 

• Require on site storage on sites that receive loading berth reductions 

 

Proposal 5: Allow commercial uses on the second story of mixed-use buildings in low 
density districts – No action 

 

Proposal 6: Update, simplify, and modernize use group categories for businesses – 
Recommend approval with the following condition:  

• Exclude Governor's Island from modifications to Use Groups to preserve intention of 
special district 

 



 

 

Proposal 7: Allow indoor agriculture and clarify enclosure requirements – Recommend 
disapproval unless the following conditions are met: 

• Exclude the growth of agricultural products that are controlled substances 

• Permit agricultural uses only in buildings with commercial and manufacturing uses, not 
residential uses 

• Require a ground floor accessory retail component for agricultural uses within a 
commercial district 

• Reduce allowable FAR for agricultural uses to be less than the FAR for residential uses  

• Establish guardrails for environmental impacts including, but not limited to, water, odor, 
and rodents  
 

Proposal 8: Clarify and update laboratory uses - No action 

 

Proposal 9: Clarify and reorganize drinking and eating establishments – Recommend 
disapproval unless the following conditions are met: 

• Create performance standards for nightlife establishments with input from Community 
Boards 

• Permit proposal only within commercial areas 

• Exclude Madison Avenue from changes to nightlife regulations 

• Revise unlimited occupancy rules for C3-C8 and M districts  

• Require nightclubs to abide by SLA procedures for the local community board to provide 
input on issues like hours of operation and noise  

 

Proposal 10: Expand opportunities for amusement uses – Recommend approval with the 
following conditions: 

• Indoor amusements smaller than 10,000 square feet should require a CPC permit, and 
outdoor amusements should also require a CPC permit instead of a BSA special permit 

• Indoor amusement facilities should conform to existing height and bulk regulations 

 

Proposal 11: Modernize rules to facilitate more home-based businesses – Recommend 
disapproval unless the following conditions are met:  

• Square footage of the home occupation should be capped at 500 square feet or 49% of the 
apartment, whichever is smaller 

• The number of visitors to a building should be limited via limitations to the hours and the 
number of clients and deliveries per week that can visit a home business 



 

 

• Include a notification requirement to neighbors that there is a home-based business 

• Establish a mediation system, similar to the Mediating Establishment and Neighborhood 
Disputes (MEND) initiative that resolves disputes regarding nightlife establishments, for 
neighbors and business owners to resolve disputes regarding nuisances 

• Limit the number of employees to 3 and the total number of people in the apartments to 5 
people 

• The home-based business locations should be primarily residences 

• There should be a cap on the number of home-based businesses within a residential 
building 

• Restrict co-op and condo unit combinations for home business expansion 

 

Proposal 12: Update streetscape requirements – Recommend disapproval unless the following 
conditions are met: 

• These provisions should not apply to special zoning districts 

• Permissible sidewalk facing uses should include ground floor apartments, not just 
residential lobbies, as long as they have appropriate window treatments and lighting 

• There should be special requirements for communities that have been historically 
disinvested in and subject to redlining, subject to community board and Public Design 
Commission review 

 

Proposal 13: Update motor vehicle repair uses/categorization – Recommend approval with 
the following conditions: 

• Repair shops should be subject to a CPC special permit instead of a BSA special permit 
and include findings that ensure minimal disruptions on sidewalks 

• Require analysis of current auto-repair uses in the surrounding two-block radius to 
determine and prevent oversaturation 

• Provide minimum distance requirements for uses such as schools, parks, and healthcare 

 

Proposal 14: Allow Micro Distribution Facilities – no action 

 

Proposal 15: Allow residential campuses to include commercial space – Recommend 
approval with the following conditions: 

• Applicants should be required to demonstrate campus residents’ support for the siting of 
their proposed commercial use, including on NYCHA campuses 



 

 

• Require Community Board review and vote on application of non-residential uses on 
residential campuses 

 

Proposal 16: Allowing corner stores in residential areas – no action 

 

Proposal 17: Streamline waiver processes – Recommend disapproval unless the following 
condition is met: 

• Require Department of Buildings standard of appeals review and approval 

 

Proposal 18: Create new manufacturing Districts – Recommend approval 

 

Adopted by the Manhattan Borough board on the 18th day of January, 2024.  

 

 

Mark Levine 

Manhattan Borough President  

Chair of the Manhattan Borough Board 



Brooklyn Community Board No. 4 

1420 Bushwick Avenue, Suite 370 

Brooklyn, New York, 11207-1422 

 
Telephone:  718-628-8400 
Email:  bk04@cb.nyc.gov  

Website: www.nyc.gov/brooklyncb4 

 
Robert Camacho - Chairperson 

Celestina Leon - District Manager 
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Borough President 
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34th Council District 

HON. SANDY NURSE 

37th Council District 
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BOARD OFFICERS 

ROBERT CAMACHO  

Chairperson 

JOSHUA BROWN 

1st Vice Chairperson 

RAUL RUBIO 

2nd Vice Chairperson 

FELIX CEBALLOS 
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ELISEO RUIZ 

Financial Secretary 
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Treasurer 
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Parliamentarian 

February 22, 2024 

 

Daniel Garodnick, Director 

NYC Planning 

120 Broadway, 31st Floor 

New York, NY 10271 

 

RE: City of Yes for Economic Opportunity 

 

Dear Director Garodnick, 

 

At the January 17th Public Hearing and Regular Meeting of Brooklyn Community 

Board 4 the full board voted in favor of the recommendation to not approve with 

stipulations the City of Yes for Economic Opportunity text amendments. 

 

The committee and other board members in attendance emphasized concerns about 

the density of the proposed text amendments, the lack of independent technical 

assistance, and the short time frame for review and to provide feedback. They also 

tasked the board’s Economic Development + Housing and Land Use Committee with 

providing additional information on the amendments that the board foresees will have 

the greatest impact on Bushwick. The full board voted in favor of the following at the 

February 21st Public Hearing and Regular Meeting.  

 

 General Principles/Feedback  

• No conflicting uses in residential or mixed-use buildings.  

• No residential to commercial conversion  

• Preserve M zones* for industrial uses  

• Address/minimize right of way and quality of life impacts.  

• Do NOT take away the community process (e.g. SLA review)  

• Business should NOT benefit at the expense of the community.  

• Agencies should be prepared for their role in ensuring compliance.  

*any proposed changes to M zones should require community board review  

 

Low impact proposals:  

1 – Lift time limits to reactivating vacant storefronts  

2 – Simplify rules for business types allowed on commercial streets  

3 – Expand opportunities for small-scale clean production  

8 – Give life sciences companies more certainty to grow  

12 – Introduce corridor design rules that promote better activated ground floors  

mailto:bk04@cb.nyc.gov
http://www.nyc.gov/brooklyncb4


17 – Rationalize waiver process for adapting spaces for industries like film  

 

Medium impact proposals:  

4 – Modernize loading dock rules so buildings can adapt over time  

6 – Simplify and modernize how businesses are classified in zoning  

15 – Facilitate local commercial space on residential campuses  

 

High impact proposals:  

The board was most concerned about the location of commercial activity, especially 

when it would encroach on neighboring residential areas, as well as the relevant 

agencies’ plans for enforcement in response to any issues. 

 

5 – Enable commercial activity on upper floors 

• No disruptive businesses, such as dog daycares, restaurants, or bars should be 

allowed. 

6 – Simplify and modernize how businesses are classified in zoning  

7 – Clarify rules to permit indoor urban agriculture  

• Concerns about energy, utilities, and the impact on the grid 

9 – Support nightlife with common-sense rules for dancing and live entertainment  

• Concerns about the oversaturation and proliferation of nightlife businesses 

with 200+ capacity. 

10 – Create more opportunities for amusements to locate  

• Concerns about proximity to residential areas 

13 – Reduce conflicts between auto repair shops and pedestrians  

• Concerns about proximity to residential areas and storage of vehicles on the 

street. 

14 – Encourage safe and sustainable deliveries with micro-distribution  

• See NYC Environmental Justice Alliance Last-Mile Coalition Comments.  

16 – Create process for allowing corner stores in residential areas  

• Concerns about the proliferation of illegal cannabis retail in corner stores. 

18 – Create new kinds of zoning districts for future job hubs 

• See NYC Council M Coalition industrial zoning reform feedback. 

• See Evergreen Exchange testimony, which is aligned with principles from the 

Bushwick Community Plan. 

 

Sincerely,  

 
Celestina León 

District Manager 

https://drive.google.com/file/d/13C49AmxrBC10kO1BHakcM5T-MK5UDSO7/view?usp=sharing


COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Unfavorable
# In Favor: 29 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 45

Date of Vote: 2/21/2024 12:00 AM Vote Location: Hope Gardens Multi-Service Senior Center (195 
Linden Street) & Zoom

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/17/2024 6:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Hope Gardens Multi-Service Senior Center (195 Linden Street) 
& Zoom

CONSIDERATION: 

Recommendation submitted by BK CB4 Date: 2/23/2024 6:08 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Unfavorable
# In Favor: 0 # Against: 28 # Abstaining: 2 Total members appointed to 

the board: 30
Date of Vote: 2/12/2024 12:00 AM Vote Location: 127 Pennsylvania Avenue, Bklyn NY 11207

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 2/5/2024 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 127 Pennsylvania Avenue, 3rd Floor - Brooklyn, New York 
11207

CONSIDERATION: See Attached Resolution

Recommendation submitted by BK CB5 Date: 2/15/2024 5:21 PM
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February 13, 2024 

 

 
RESOLUTION:  NYC Department of City Planning City of Yes Text Amendments for: 

• Economic Opportunity (See companion ZR amendment in 2024Y0161) 

• Economic Opportunity in M-Districts (See companion ZR amendment in 2023Y0405) 
 
 
 
Whereas, the NYC Department of City Planning (DCP) is proposing, under the City of Yes 
Economic Opportunity (COY EO), a citywide zoning text amendment to support economic growth 
and resiliency in New York City.  The COY EO text amendment would facilitate the repurposing of 
existing nonresidential space by providing businesses with additional zoning flexibility to locate 
and expand.  The proposed COY EO zoning text amendment would apply to all 59 of the city’s 
Community Districts.  
 
Whereas, the NYC Department of City Planning (DCP) is also proposing, under the City of Yes 
Economic Opportunity in M-Districts (COY EO-M), a citywide zoning text amendment to add new 
Manufacturing (M) district options to the City’s Zoning Resolution. These new zoning tools 
propose to remove impediments to business location and growth within M Districts by providing 
a wider range of available densities than the current M districts allow, updated bulk regulations 
that enabling more loft-like physical typologies, and right-sizing parking/loading regulations.   
 
Whereas, the COY EO and COY EO-M text amendments encompass the following eighteen (18) 
proposals: 

1. Reactivate Storefronts 
2. Simplify district types 
3. Small-scale production 
4. Loading docks 
5. Upper floor commercial  
6. Use terms 
7. Urban agriculture 
8. Life sciences 
9. Nightlife 
10. Amusement 
11. Home occupations 
12. Streetscape 
13. Auto repair 
14. Micro-distribution 
15. Campus commercial 
16. Corner stores 

127 Pennsylvania Avenue • Brooklyn, New York 11207 

Telephone: 718-819-5487 • Email: Mperkins@cb.nyc.gov 

Website: www.brooklyncb5.org 
 

Borough President:  Honorable Antonio Reynoso 

Board Chairwoman:  Alice Lowman 

District Manager:  Melinda Perkins 
 

http://www.brooklyncb5.org/
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17. Better waiver process 
18. New loft-style district 
 

Whereas, the New York City Department of City Planning (DCP) presented the proposed City of 
Yes for Economic Opportunity (COY EO) and Economic Opportunity in M-Districts (COY EO-M) 
Text Amendments to the Brooklyn, Community Board 5 (CB5) Land Use & Housing Committee on 
January 16th, 2024, and subsequently presented at a CB5 Public Hearing on February 5th, 2024.  
Additionally, CB5 held a special meeting called on February 12th, 2024, CB5 held a public meeting 
to vote on the COY EO and COY EO-M text amendments.   
 
Whereas, CB5 voted against the COY EO and COY EO-M Text Amendments with the following 
vote tally and accompanying reasons: 
  
 Vote Tally:  Members Present:  30  In Favor:  0  Against: 28 Abstain: 2 
 
Accompanying Reasons – correlating to proposal summaries of City of Yes for Economic 
Opportunity: 
 

• The proposals to support small businesses and increase business opportunities do not 

provide adequate resident input or overall resident benefit in the neighborhoods that will 

incur the impact of the amendments.  These impacts potentially include increases in the 

following: 
 

o vehicular commercial traffic in residential streets 

o air and noise pollution 

o customer/patron population in residential neighborhoods 
 

• The amendments to support small business and economic growth in New York City’s 59 

Community Districts fail to identify necessary adjustments that would provide the benefit 

of its proposals, in each district.  Therefore, the proposals have the potential to devalue 

and thwart existing efforts towards community improvements in specific neighborhoods, 

in particular Brooklyn, Community Board 5. For example, the existing community efforts 

with fighting against speculation attempts on the district’s housing stock and the need to 

expand the Cease-and-Desist Zone to the entire district and borough of Brooklyn.  Here 

are additional reasons why CB5 is voting against the City of Yes for Economic Opportunity 

in correlation to the summarized proposal details: 

 

o Lifting Unnecessary Restrictions 

▪ Loading Docks - The zoning should be adjusted to clarify which business 

categories require loading docks instead of lifting the rule.  Removing 

regulations without implementing defined guidelines on business type, 

delivery methods, commercial routing, and caps on product types and 
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weight – leaves opportunity for negative impact on residents and 

neighboring businesses. 

 

▪ Stacking – Removing stacking rules to create new ways of separating 

commercial and residential uses is a misuse of funds.  Ground-floor 

commercial spaces in mixed-use developments have yet to be fully realized 

in CB5.  Most are still vacant, although residential units have been 

occupied for years. Instead, allocate funding for existing, ground-floor 

commercial spaces in mixed-use development sites to incentivize 

cooperative (shared) business models.  This addresses current vacancy 

issues, profit loss for ownership, and negative impacts on community 

vitality. 

 

o Boosting Emerging Industries 

▪ Amusements – The Industrial Business Zones in CB5 are ideal for arcades, 

virtual reality games, and other smaller indoor amusement facilities.  

Collectively the two IBZs in CB5 (East New York IBZ and Flatlands IBZ) are 

larger  The IBZs are within proximity to public transportation and very 

accessible for residents of the district.  As identified in an excerpt from the 

“East New York Industrial Business Plan” published by the NYC Economic 

Development Corporation – it states:  “The East New York IBZ’s public transit 

access is one of its greatest assets, providing a multitude of options to residents 

and workers alike. The ENY IBZ is close to both local and through truck routes, 

providing connections to the city’s highway network.”  See full plan here:  

https://edc.nyc/sites/default/files/filemanager/DEV-4242-ENY_Rezoning_Report-

v16-withCover_FOR_WEBSITE_POSTING.pdf  
 

Moreover, implementing new business concepts into the IBZ areas would 

further support the need for capital investment to address poor lighting 

and degraded sidewalks, giving way to innovative commercial 

revitalization in the East New York IBZs.  Conversely, placement within 

residential areas would only work against the quality of life for district  

residents and create a mandate for infrastructure accommodations that 

fight against existing residential needs. Financial focus would be best 

served within the IBZ.  

 

o Life Sciences 

▪ Allowing Life Science businesses to occupy commercial spaces should not 

just be under the requirements of meeting environmental standards.  The 

impact on existing neighboring businesses and residents should be a 

requirement.  Upon meeting environmental standards, there is the long-

https://edc.nyc/sites/default/files/filemanager/DEV-4242-ENY_Rezoning_Report-v16-withCover_FOR_WEBSITE_POSTING.pdf
https://edc.nyc/sites/default/files/filemanager/DEV-4242-ENY_Rezoning_Report-v16-withCover_FOR_WEBSITE_POSTING.pdf
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term impact on the community where the new “life science” business 

would remain.  Specifications on life science businesses and what types of 

business fall in that category are necessary in determining the viability of 

this proposal and its long-term impact. 

 

o Makerspaces 

▪ Makerspace businesses should remain in industrial areas due to obvious 

environmental impacts.  However, if there are businesses, on a smaller 

scale, that can expand into “commercialized” corridors – there is an 

absolute need for public input on those decisions.  The business will live in 

the neighborhood where it is opening, therefore the impact goes well 

beyond the environmental statement reports that will be issued 

beforehand.     

 

o Urban Agriculture 

▪ There is not enough information shared on this point to understand the 

overall benefit.  Will this support the expansion of cannabis micro-

businesses and how will it support urban farming and existing garden 

activities in the district(s)?  

 

o Nightlife 

▪ There is no outlined solution to existing issues with noise complaints in 

local restaurants/bars within the nightlife community.  Additionally, this 

plan does not lay out any connection with the NYS Liquor Authority or 

partners within the Office of Nightlife to explain enforcement with 

uncooperative business owners and other “repeat offenders” who 

continue with bad business practices.   

 

o Corner Stores 

▪ This proposal does not outline the difference between “Corner Stores” and 

what typically exists in communities like CB5 – “Bodegas”.  It also does not 

speak to the needs of the community in which these new “Corner Stores” 

are proposing to exist in.  This proposal should require resident and 

Community Board input for the business type and model.  The NYC 

Department of Health and Mental Hygiene funded the Shop Health 

initiative and conducted studies in 11207 and 11208 in CB5.  From those 

reports, we learned that CB5 has 13 Bodegas to every 1 supermarket.  

Additionally, we have food insecurities based on the existing options in the 

district.  Therefore, we must have input on what comes into our 

community under the guise of convenience/accessibility or local “Corner 
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Stores”.  See Epi Data Brief from Shop Health Report here:  

https://www.nyc.gov/assets/doh/downloads/pdf/epi/databrief80.pdf  

 

o Campus Commercial 

▪ NYCHA communities throughout the city are a main attraction for local 

business, in particular local eateries, small boutiques, and other 

businesses.  Additionally, they are usually within proximity to local 

businesses that offer insurance, stationery, pharmacies, etc. In that regard, 

the use of any space on NYCHA grounds for commercial purposes is only 

to serve the business, not the resident.  Our NYCHA developments, 

particularly in CB5, are historically recognized for poor housing conditions, 

high crime, recurring health problems due to housing conditions and so 

much more.  Therefore, any storage rooms and “underused” office space 

that currently exists should be activated to address the lack of resources 

needed to address those issues before we put financial focus on creating 

commercial space to provide another place to spend money for residents 

living in or under the “Neighborhood Median Incomes” that exist in CB5 

NYCHA developments and others across the city.  Additionally, the existing 

open spaces and the greenery that exists in NYCHA developments is one 

of its last authentic resources.  According to the report published in 2021, 

“New York City Housing Authority’ Urban Forest – A Vital Resource for New 

York City” it identifies the following: 

• NYCHA is also the second-largest owner of open space, over 2,400 acres in 

New York City, behind only the New York City Parks Department. NYCHA’s 

open spaces are an important resource in their own right, both for NYCHA 

residents and New York City as a whole. They contain bucolic green space, 

playgrounds, community gardens, seating areas, barbeque areas, and other 

uses varying by site. NYCHA’s open spaces support about 1,000 acres of tree 

canopy, providing shade, comfort, and beauty in addition to carbon 

sequestration, air pollutant removal, reduced heat island impact, and 

stormwater mitigation benefits. In neighborhoods with clusters of NYCHA 

developments, NYCHA is often the primary source of tree canopy cover 

neighborhood-wide, making NYCHA trees particularly important in 

neighborhoods with less access to large parks and other open spaces. See full 

report:  

https://www.nyc.gov/assets/nycha/downloads/pdf/NYCHA_Urban_Forest.pdf  
 

Therefore, the value in maintaining NYCHA’s existing resources with 

available and incoming capital investment will provide lifelong positive 

impact for its residents. 

 

https://www.nyc.gov/assets/doh/downloads/pdf/epi/databrief80.pdf
https://www.nyc.gov/assets/nycha/downloads/pdf/NYCHA_Urban_Forest.pdf
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• COY EO & EO-M text amendments have the potential of decreasing residential housing 

opportunities with proposed commercial designations in residential areas 

• COY EO & EO-M text amendments have the potential to negatively impact quality of life 

of residents with an increase of consumer traffic and vehicular traffic in predominantly 

residential neighborhoods. 

• COY EO & EO-M text amendments Streetscape proposal impede on pedestrian safety due 

to accommodations for consumer traffic flow vs. residential traffic flow 

• COY EO & COY EO-M text amendments do not identify regulations or vetting procedures 

to protect against hazardous conditions being directly exposed to residents and overall, 

the approval of COY EO & EO-M text amendments encourage an overall decline in public 

input on projects that have direct public impact 

  

 

 



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 33 # Against: 0 # Abstaining: 1 Total members appointed to 

the board: 34
Date of Vote: 1/10/2024 12:00 AM Vote Location: Van Alen Institute - 303 Bond Street

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/25/2024 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Van Alen Institute - 303 Bond Street

CONSIDERATION: Approve with the following conditions:
• Restrict business hours for home occupations to 7 am - 6 pm.
• Permitted uses should not conflict with the quiet enjoyment of residences
in the building or on adjoining properties.
• Life Sciences and Medical Labs in residential areas cannot exceed 10,000
sf unless located within the hospital/medical center.
• Establish minimum floor plate size to trigger the requirement for separate
egress stairs in buildings with commercial and residential uses.
• Mixed-use buildings with commercial and residential uses should require
full mitigation of environmental nuisances (odors, noise, etc.) from
entering the residential portion of the building.
• Home occupations should be limited to three people, including owner(s),
full and part-time employees.
• BSA-approval of automotive repair establishments should prevent all
automotive repairs, use of petroleum products, and charging stations from
taking place on any portion of a public way (including sidewalks).
• For micro-distribution centers, require off-sidewalk parking for delivery
bikes and storage and storefront transparency so activities within are
visible to passersby.

Additionally we support the following conditions in line with Southwest Brooklyn Industrial Development Corporation
Allow for new uses in commercial zones, including but not limited to: small-scale production, micro-distribution (not last 
mile warehouses or dark stores), life sciences, live entertainment, amusements.
Allow uses like amusements & entertainment on commercial corridors.
Update loading requirements to enable adaptive reuse.
Address bulking requirements for film studios and other new uses that can require a rezoning to build what is otherwise 
typical for these industries. We would encourage a straight box envelope of 40 feet without any setback for these uses.
Update Use Group classification system.
Recommendation submitted by BK CB6 Date: 2/15/2024 11:55 AM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: 
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 39 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 45
Date of Vote: 2/1/2024 12:00 AM Vote Location: 4201 4th Avenue

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 11/29/2023 6:30 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 4201 4th Avenue

CONSIDERATION: Please read the attached supporting document.  The vote above only reflects our opinion on 
Component 18.

Recommendation submitted by BK CB7 Date: 2/21/2024 2:07 PM































COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Unfavorable
# In Favor: 29 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 42

Date of Vote: 2/8/2024 12:00 AM Vote Location: Weeksville Heritage Center, 158 Buffalo 
Avenue, Brooklyn, N.Y.

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 2/8/2024 6:30 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Weeksville Heritage Center, 158 Buffalo Avenue, Brooklyn, N.Y.  
11213

CONSIDERATION: Please see attached.

Recommendation submitted by BK CB8 Date: 2/9/2024 1:33 PM















 

BROOKLYN COMMUNITY 
BOARD 9 

CB9 RESOLUTION 
CITY OF YES FOR ECONOMIC OPPORTUNITY TEXT AMENDMENTS 

 
We at Community Board 9 oppose the City of Yes for Economic Opportunity text 
amendments in their entirety.  
 
These are city-wide text amendments which will result in broad-brush changes across New 
York City, a complex city of five boroughs with neighborhoods of varied zoning, mass transit 
access, population size, etc. We continue to be concerned about the fact that these 
recommendations were made without conducting planning studies on the current commercial 
corridor conditions (i.e., vacancies, rents) within each community district prior to deciding if 
zoning changes were needed.  
 
We believe a full environmental impact statement must be conducted on these sweeping 
changes because the current language in these text amendments places us at great risk of 
irreversible, unintended consequences negatively impacting the peace, quiet, security, health, 
and street parking on residential blocks and in residential buildings. City resources are already 
stretched. Who will monitor and enforce adherence to guidelines as the lines between 
residential, commercial and manufacturing zones are further blurred? 
 
In addition to our opposition to the individual proposals which clearly apply to our district, we 
discovered numerous objectionable changes throughout the 664 pages of zoning text which 
were not mentioned in the original public presentations held by the Department of City 
Planning (DCP) in July and September. In particular, a series of new special permits would 
allow nearly all remaining environmental and performance standards to be waived. These 
changes, combined with the questionable negative environmental assessment, raise red flags 
suggesting an unacceptable intent to do away with nearly all zoning distinctions and 
environmental standards while evading public review.  We therefore urge DCP to start again 
by consulting community boards first.  
 
The following is a summary of our feedback and concerns regarding the specific text 
amendment proposals and several other text changes. While we understand these text 
amendments are city-wide, our feedback is based upon how they would affect our district. 
 
Note: CB9 is primarily a residential neighborhood. Most of our residential areas are located within 2-3 
blocks of a retail corridor. Our non-residential spaces are either part of mixed-use residential buildings 
(C1-3 and C2-3 commercial overlay districts) or are Commercial or Manufacturing (C8-2 or M1) 
districts adjacent to residential buildings and zones. Our Economic Development Committee has found 
that several of our commercial zones have had persistent vacancies in recent years due in part to rising 
rents, lack of access to capital, and spaces held vacant for years in anticipation of redevelopment. This 
implies CB9 does not need additional commercial space. Furthermore, CB9 is already a densely built 
community and we would prefer to support the city’s efforts to provide housing by maintaining our 
existing housing stock as much as possible rather than undermining those efforts by allowing 
conversion of residential space to commercial space.  
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BROOKLYN COMMUNITY 
BOARD 9 

Goal 1:  Make It Easier for Businesses to Find Space and Grow. 
Proposal CB9 Feedback/Concerns 

1. Lift time limits to 
reactivating vacant 
storefronts 

• CB9 opposes this proposal because we believe that each 
community board should be able to review each site for 
whether a commercial use remains appropriate, as well as to 
prevent warehousing of commercial space.  

2. Simplify rules for 
business types 
allowed on 
commercial streets 

  

• CB9 opposes eliminating the differences between C1 and 
C2 districts because this would introduce auto intensive 
uses such as body shops. storage and other uses that would 
interfere with continuous retail frontage, pedestrian safety, 
convenient shopping and foot traffic because they would 
generate activity that obstructs sidewalks or curbs, is not 
public facing, or creates objectionable noise, chemical 
emissions, fire hazards, or gatherings. 

3. Expand 
opportunities for 
small-scale clean 
production 

  

• CB9 opposes expanding manufacturing activities into C1, 
C2 and C4 overlays. No clear guardrails to prevent 
businesses with environmentally hazardous manufacturing 
activities from opening. 

• Onus appears to be placed on the community to complain 
and fight for remediation. 

4. Modernize loading 
dock rules so 
buildings can adapt 
over time  

• CB9 believes that a blanket elimination of loading dock 
requirements citywide is inappropriate. We already suffer 
from traffic congestion and narrow sidewalks.   

5. Enable commercial 
activity on upper 
floors 

• CB9 opposes adding Commercial Uses on Upper Floors of 
C1 and C2 Buildings. 

• This would introduce more security, fire hazard and 
nuisance problems for residents without separate entrances, 
exits and elevators for commercial and residential. 

• CB9 opposes allowing hotels by special permit in C1 and 
C2 overlay districts as this would permit the conversion of 
current permanent residential space to transient hotel space, 
undermining newly passed laws restricting commercial 
airbnb.   

6. Simplify and 
modernize the way 
businesses are 
classified in zoning 

• CB9 opposes the reclassification of Use Groups and the 
changes to the legislative intents section of the zoning text. 

• The changes remove the current codes’ fundamental 
emphasis on improving business corridors and protecting 
public health and safety from dangerous and objectionable 
environmental influences and replaces it with a system that 
groups businesses by industry even if their specific 
activities have quite different environmental and economic 
effects on our business corridors.  

• These are not always rational groupings for purposes of 
separating incompatible uses. While some of the current 
Use Groups could be updated, they are still valuable guides 
to the purposes of the zoning districts 

 
  
 
 



 

BROOKLYN COMMUNITY 
BOARD 9 

Goal 2:  Boost Growing Industries 
Proposal CB9 Feedback/Concerns 

7. Support nightlife 
with common-
sense rules for 
dancing and live 
entertainment 

  

• We oppose allowing as of right dancing and live music for 
eating and drinking establishments in C1-C3 commercial 
districts. In addition to capacity, the proposed use of an 
establishment is important. We are opposed to the potential 
noise, traffic, sidewalk congestion (including lines outside), 
security concerns and additional garbage. 

• We are primarily a residential community and are suffering 
from a proliferation of smoke shops. We don't need as-of-
right nightclubs that would encourage more drug and 
alcohol use. Community boards need the ability to assess 
the types of businesses coming into their communities. The 
SLA licensing process alone is not adequate for this type of 
establishment. 

8. Create more 
opportunities for 
amusements to 
locate. 

  

• We oppose allowing large scale indoor entertainment in C1 
and C2 districts. A proliferation of such uses could squeeze 
out retail stores which serve everyday needs and more 
closely align with the purpose of C1 and C2 districts. In our 
community, our C8 and M1 districts would be more 
appropriate for these venues.  

9. Enable 
entrepreneurship 
with modern rules 
for home-based 
businesses 

• We oppose allowing unrestricted home occupations, 
recharacterizing home occupations as “small businesses” 
and increasing the allowable percentage of the home used to 
49% from 25% and the number of non-resident employees 
from 1 to 3. 

• Some occupations are not appropriate in homes, especially 
apartment buildings with shared walls and ventilation 
systems where fumes, noise and odors from commercial 
activity will impact other residents (e.g., beauty salons 
using chemicals, commercial kennels, vets, pharmacists). 

• CB9 wants to preserve existing residential space for 
residential use, and we are concerned that expanding the 
allowable percentage of space to be used for commercial 
activities will squeeze out families who cannot pay as much 
as a commercial business. 

• City resources are already limited. Concerned about how 
“being a good neighbor” would be monitored and enforced. 

 
 
 
 
 
 
 
 
 
 
 



 

BROOKLYN COMMUNITY 
BOARD 9 

Goal 3:  Enable More Business-Friendly Streetscapes 
Proposal CB9 Feedback/Concerns 

10. Introduce corridor 
design rules that 
promote better activate 
ground floors 

  

• CB9 opposes the proposal to impose broad brush 
citywide rules. Instead DCP must work with each 
community to implement appropriate, customized 
corridor design rules.  

11. Reduce conflicts 
between auto repair 
shops and pedestrians 

  

• CB9 opposes allowing light auto service uses in C1-
C7 commercial districts. We believe there is ample 
vacant space within the C8-2 and M1-1 areas in our 
district for such uses, which would also harm the 
walkable retail character of the C1 & C2 areas and 
introduce adverse environmental impacts on nearby 
residences. 

12. Encourage safe and 
sustainable deliveries 
with micro-distribution 

  

• CB9 opposes allowing wholesale and storage 
businesses in C1 and C2 retail districts because of the 
additional traffic and sidewalk congestion. 

• We believe there is ample vacant space within C8-2 
and M1-1 areas in our district for such uses. 

• We are also concerned about the city resources that 
would be available for the monitoring and 
enforcement required to ensure no negative impact to 
retail character and neighboring residences. 

 
Goal 4:  New Opportunities for Business 

Proposal CB9 Feedback/Concerns 
13. Facilitate local 

commercial space 
on residential 
campuses 

  

• CB9 opposes this proposal as we believe that community 
boards and council members should retain the right to 
negotiate  increases in the amount of commercial space 
through the ULURP process.  

14. Create process for 
allowing corner 
stores in residential 
areas 

  

• CB9 believes this is unnecessary in our district as we 
already have ample retail space, including vacant space 
within 2-3 blocks of all our residential areas. 

• The proposed BSA special permit has no specific 
restrictions that would prevent a property owner from 
making a plausible argument for a special permit on any 
corner. 

• If that were the case, citywide our analysis shows that over 
150 million square feet of commercial space could be 
added and ths same amount of ground floor residential 
space subtracted. An impact of this scale clearly demands a 
full scale environmental impact study.  

15. Rationalize waiver 
process for adapting 
spaces for 
industries like film 

  

• CB9 residents adjacent to C8 and M1 districts are already 
negatively affected by taller buildings.  

• We are concerned about impacts on light and air, solar 
panels, backyard gardens, community gardens, Brooklyn 
Botanic Gardens. 

16. Create new kinds of 
zoning districts for 
future job hubs. 

• CB9 opposes the introduction of higher density 
manufacturing districts without use limitations on those 
districts and without full environmental review.   



 

BROOKLYN COMMUNITY 
BOARD 9 

Additional Concerns 
Proposal CB9 Feedback/Concerns 

Special Permit 
74-152 

• CB9 opposes the new CPC special permit 74-152 to allow transient 
hotels in C1 and C2 overlay districts with an underlying residential 
component. 

• Such hotels are incompatible with the use of the corridor for the 
everyday shopping needs of local residents 

• Gives landlords an incentive to convert permanent residential housing 
into short term hotels, or to construct hotels instead of housing with 
ground floor retail.  

Special Permit 
74-161, 74-181 

• CB9 opposes the new CPC special permit 74-161, 74-181 and 74-191 
and 74-211 to allow the modification of all size restrictions, 
environmental standards, enclosure restrictions, geographic limitations 
or other limitations imposed in Section 74-16 on retail and service uses 
and 74-18 on large scale amusements and 74-19 for micro distribution 
facilities. 

• Since we opposed many of the additional uses permitted in Section 74-
16,18,19 on our C1 and C2 retail corridors, we also oppose the existence 
of a special permit to remove even the flimsy and sparse remaining 
protections against adverse environmental impacts on residents and 
other businesses. 

Special Permit 
74-193 

• CB9 opposes Special permit 74-193 to permit new public parking 
garages in C1 districts. 

• C1 districts are designed for walkable retail; open street facing car parks 
and new public garages with curb cuts are not desirable 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Adopted: January 23, 2024 



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 0 # Against: 33 # Abstaining: 0 Total members appointed to 

the board: 33
Date of Vote: 1/23/2024 12:00 AM Vote Location: MS61 - 400 Empire Boulevard, BK, NY 11225

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/8/2024 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: ZOOM

CONSIDERATION: 

Recommendation submitted by BK CB9 Date: 2/2/2024 3:49 PM



BOROUGH PRESIDENT 
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts
Applicant: DCP - Department of City Planning (NYC) Applicant’s Administrator: JOHN ONEILL
Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable
Please attach any further explanation of the recommendation on additional sheets as necessary
CONSIDERATION: See attached recommendation

Recommendation submitted by BX BP Date: 1/8/2024 6:23 PM





BRONX BOROUGH PRESIDENT VANESSA L. GIBSON 
 

BRONX BORUGH PRESIDENT’S RECOMMENDATION 
CITY OF YES FOR ECONOMIC OPPORTUNITY 

APPLICATION NUMBERS: 
N 240010 ZRY 
N 240011 ZRY 

 
 
 
BRONX BOROUGH PRESIDENT’S RECOMMENDATION 
 
The City of New York’s 1961 comprehensive revision to the original 1916 Zoning Resolution 
remains the cornerstone of our current zoning regulations. Over the past 63 years, our city’s 
approach to addressing quality of life challenges has evolved, reshaping how we navigate life in 
one of the world’s most densely populated and industrious cities. This shift is particularly evident 
in how we define commercial and manufacturing services and functions. While zoning's 
fundamental purpose is to separate uses for health and safety, not all uses are equally problematic, 
and some flexibility may be appropriate. 

While I support maintaining the separation of uses where there are potential health concerns, 
overregulation has limited businesses' ability to expand or locate sensibly, often in ways 
unintended by the authors of the Zoning Resolution. Recognizing these disparities, the 'City of Yes 
for Economic Opportunity' now proposes one of the most comprehensive updates to our Zoning 
Resolution since the 1961 revision. 

My overarching observation is that these proposed changes will cut unnecessary red tape, allowing 
commercial, retail, and manufacturing businesses to grow and adapt based on their needs. This 
will help reduce the cost of doing business in New York City and expand location options, 
consequently filling commercial vacancies. As a result, both the local community and larger 
business community stand to benefit, ultimately fostering the city's growth based on needs rather 
than stringent zoning regulations. This conclusion aligns with the four fundamental goals outlined 
in this proposal: 

Goal 1: Make it easier for businesses to find space and grow by giving business owners more 
certainty on where they can locate and what they can do in their space. 

Goal 2: Support growing industries by reducing obstacles for emerging business types. 

Goal 3: Foster vibrant neighborhoods by ensuring businesses contribute to active, safe, and 
walkable streets. 

Goal 4: Create new opportunities for local businesses to open by establishing new zoning tools to 
boost job growth and business expansion. 
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While I agree with these goals, I have some concerns and observations regarding the eighteen 
proposals presented for consideration. To streamline my feedback, I will not give my full thoughts 
on all the proposals that I generally support as proposed. 

 
Goal 1: Make it easter for businesses to find space and grow by giving business owners more    
certainty on where they can locate and what they can do in their space.   
 
Proposal 1: Lift zoning barriers to reactivate vacant storefronts. I have no objection and support 
this proposal. 
 
Proposal 2: Simplify rules for types of businesses allowed on commercial streets. I have no 
objection and support this proposal. 
 
Proposal 3: Expand opportunities for small sale clean production. I have no objection and support 
this proposal. 
 
Proposal 4: Modernize loading dock rules to allow buildings to adapt over time. I have no 
objection and support this proposal. 
 
Proposal 5: Enable commercial activities on upper floors. 
I believe this proposal, as drafted, achieves its stated goal, but I have some concerns. My first 
concern was understanding how residential and commercial activities could co-locate on the same 
floor. Under the proposal, the zoning will still require a separation of uses because any residential 
and non-residential uses located on the same floor would be required to have a physical separation 
between them. In my opinion, this is similar to when a commercial building abuts a residential 
building, but, under the proposal, any non-residential use would have the added requirement of 
ensuring that noise is mitigated. 
 
My second concern was how commercial uses may work when located above a residential use. 
The proposed zoning makes it clear that it will be a very high bar for existing residential buildings 
to comply with these regulations because any buildings that are not built to eliminate noise will 
not be able to meet the noise requirement. Additionally, there are requirements for separate 
elevators which will make it very difficult and expensive for most existing residential buildings to 
conform to the proposed regulations, making these buildings unable to convert. 
 
However, I believe the more likely outcome of this proposal will be commercial buildings having 
the flexibility to add residential uses. This is a very positive outcome for the city, especially while 
we are in the midst of a housing crisis. Based on how commercial buildings are built, it is far more 
likely that an existing commercial building would be able to meet the noise mitigation 
requirements. This proposal has the added benefit of creating more opportunities for locating 
residential uses across the city. In addition to the ground floor, upper floors nearly always 
command a real estate premium, but commercial uses are generally not permitted on upper floors 
when there is residential in the building. This proposal will “unlock” the ability for commercial 
buildings to add residential uses that may not have been permitted in certain situations, for 
example, if there was a top floor restaurant.   
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While my first two concerns were addressed, my final concern is on-going, which is ensuring the 
public understands the requirements for where residential and non-residential uses may locate. 
Allowing commercial above and on the same level as residential does not mean residential 
buildings will be permitted to just add these uses without going to the Department of Buildings to 
get the proper approvals. Requiring that buildings meet these requirements to show compliance 
with noise mitigation and having separate elevators is a high bar for a reason. Building code rules 
would also have to be complied with, including showing that the building could handle any 
increased demand on its electrical systems, that it would meet FDNY capacity requirements, and 
that it obtained a new certificate of occupancy. The only way this proposal will work is if the city 
enforces these requirements. So, while I am in support of this proposal, I do so with the caveat that 
enforcement is paramount. 

Proposal 6: Simplify and modernize use terms that specify where businesses can locate. I have no 
objection and support this proposal.   
 
 
Goal 2: Support growing industries by reducing obstacles for emerging business types. 
 
Proposal 7: Clarify indoor rules to enable urban agriculture. I have no objection and support this 
proposal. 
 
Proposal 8: Give life science companies the certainty to grow. I have no objection and support this 
proposal. 
 
Proposal 9: Support nightlife with common sense dancing and live entertainment rules.   
This proposal is finally addressing the discriminatory cabaret laws that were repealed while I was 
in the City Council but still exist in the zoning resolution. In addition, many of the regulations 
surrounding eating, drinking, music, live entertainment, and dancing are difficult to understand.  
This proposal will create a set of requirements based on capacity limits for the venue rather than 
for each of the different use types. 
 
The ongoing concerns raised around nightlife are typically tied to noise and enforcement.  While 
there are no easy solutions, the city needs to do a better job of enforcing noise complaints related 
to late night entertainment. I recommend that the Mayor’s Office of Nightlife proactively identify 
businesses with noise-related issues and work with them through education, advising on building 
improvements that would reduce noise pollution, and by issuing violations more aggressively if 
those efforts fail. 
 
Proposal 10: Simplify rules so amusements and experiential businesses can flourish. I have no 
objection and support this proposal.  
 
Proposal 11: Enable entrepreneurship for home occupations. 
I believe this proposal will be both well received and criticized depending on how it will impact 
that person.  As technology continues to improve, with remote capabilities being more widespread 
and normalized, there is an ever-increasing range of businesses that make sense to permit as home-
based businesses. Not directly regulating what businesses are permitted or not permitted, but rather 
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regulating how those businesses impact their neighbors addresses this concern effectively. These 
small businesses would have limitations on the amount of the home that can be used and would 
have to have a limited number of employees to avoid foot traffic, but most importantly, they would 
be required to maintain existing noise requirements. 
 
This is the one proposal that gives me pause because I have some concerns about unintended 
consequences. While I believe most businesses will be “good actors”, my concerns are for the 
handful of “bad actors” that will inevitably occur. This proposal also has a low bar for entry 
because it doesn’t require a certificate of occupancy change for a building. Small businesses and 
entrepreneurs are incredibly important for our city, and we need to continue to find ways to support 
them. While I am not fully opposed to this proposal, I am also not in support. I believe there needs 
to be a limit to the number of people that can be in any home-business, so in addition to the 
proposed three-employee maximum, I propose there should be a five-person maximum capacity 
that may be permitted in a home-based business to reduce the amount of regular foot traffic that 
would occur. Home-based businesses should also identify their business type and register their 
home address when getting a business license or certificate as well as send an annual notarized 
letter to the landlord, building management, and tenant association, as applicable, so the building 
is aware that there is a home-based business operating in the building. This will help target noise 
complaints and identify any non-tenants in a building so issues can be addressed, as needed.  
Additionally, to ensure there are no fire safety issues, any business above a certain electrical need 
should be required to have an electrical inspection to ensure the existing wiring can handle the 
demand. 
  
Goal 3: Foster vibrant neighborhoods by ensuring businesses can contribute to active, safe 
and walkable streets. 
 
Proposal 12: Introduce corridor design rules that ensure buildings contribute to surroundings. I 
have no objection and support this proposal.   
 
Proposal 13: Reduce conflict between auto repair and pedestrians on commercial streets. I have 
no objection and support this proposal. 
 
Proposal 14: Encourage more sustainable freight movement by allowing micro-distribution in 
commercial areas. I have no objection and support this proposal. 
 
Goal 4: Create new opportunities for local businesses to open by establishing new zoning 
tools to boost job growth and business expansion. 
 
Proposal 15: Facilitate local commercial space on residential campuses.  
When thinking of this proposal and who it may help, I focus on the residents living in NYCHA 
housing. Nearly 1 in 17 New Yorkers live in NYCHA supported housing, accounting for over 
528,000 residents across 335 conventional public housing and PACT developments. 
 
This proposal would provide a new option for up to 15,000 square feet of commercial use to be 
located in residential districts when located on a residential campus. While this does extend beyond 
NYCHA campuses, the proposal is not as-of-right and would require a level of oversight with a 
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City Planning Commission authorization which would require an environmental review and 
Community Board referral. 
 
While I do not believe it is within scope, I recommend modifying the text to permit grocery stores 
upon the granting of a FRESH zoning approval, with the requirement that it is on a campus with 
affordable housing, regardless of the size of the grocery store. This is a trade-off that makes sense 
and would create an opportunity to provide fresh food to residents that are living in food deserts.  
This scope would be limited to FRESH grocery stores as there are specific requirements that would 
need to be met. 
 
Proposal 16: Create a process for allowing corner stores residential areas.   
This proposal would have a high bar for approval as it would require discretionary approval from 
the City Planning Commission through an authorization, an environmental review, and referral to 
the local Community Board. The commercial use would also be limited to 2,500-square-feet and 
within 100 feet of an intersection. I believe this is important to create a pathway for these corner 
commercial uses, such as local bodegas, as there are no options today besides a rezoning of a larger 
area. I have no objection and support this proposal.   
 
Proposal 17: Rationalize waiver process for business adaption and growth.   
Given the proposed oversight by the Planning Commission or the Board of Standards and Appeals, 
I have no objection and support this proposal.  
 
Proposal 18: Create new kinds of zoning districts for the future.   
This proposal would create new zoning districts that do not exist today for manufacturing uses.  
There has been a disconnect with the bulk regulations that exist in manufacturing districts today, 
and this text will add additional options for what may be needed. While none of the new districts 
will be immediately applicable because these zoning districts do not yet exist anywhere in the city, 
I am encouraged that the city is working to keep good paying manufacturing jobs here in New 
York by creating these new zoning options. In order for any of these zoning regulations to apply, 
they would need to go through a rezoning with a full ULURP. I have no objection and support this 
proposal. 
 
In conclusion, I want to commend the Department of City Planning for their commitment to finding 
ways of streamlining the current zoning regulations while maintaining zoning’s core intent to 
protect public health, safety, and general welfare. Urgently addressing outdated zoning ordinances 
is crucial to support local businesses that are vital to our city and neighborhoods. 

I want to thank Mayor Adams and Department of City Planning Director Dan Garodnick for their 
leadership in supporting and advancing this important proposal and I recommend approving these 
applications, with my observations and modifications included. 





















COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 31 # Against: 0 # Abstaining: 1 Total members appointed to 

the board: 32

Date of Vote: 1/23/2024 12:00 AM Vote Location: Knights of Columbus, 1305 86th Street, 
Brooklyn

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/23/2024 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Knights of Columbus, 1305 86th Street, Brooklyn, NY  11228

CONSIDERATION: CB 10 Brooklyn voted to submit an unfavorable opinion for the City of Yes - Economic Opportunity 
text amendment and to provide comments to DCP on each of the proposals.  See attached.

Recommendation submitted by BK CB10 Date: 1/23/2024 10:38 AM
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Docket Description: 
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BROOKLYN BOROUGH PRESIDENT 
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CHAIRPERSON 
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COUNCILMEMBER, 33rd CD 

JOHANA PULGARIN 
DISTRICT MANAGER 

   HON. JENNIFER GUTIERREZ 
COUNCILMEMBER, 34th CD 
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FIRST VICE-CHAIRMAN 
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SECOND VICE-CHAIRPERSON 

GINA BARROS 

THIRD VICE-CHAIRPERSON 
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FINANCIAL SECRETARY 

SONIA IGLESIAS 

RECORDING SECRETARY 
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January 9, 2024 

COMMITTEE REPORT  

Land Use, ULURP, and Landmarks (Subcommittee) Committee 

TO: Chairperson Dealice Fuller and CB1 Board Members 

FROM: Ms. Del Teague, Committee Chair 
Mr. Stephen Chesler, Committee Co-Chair 
Ms. Bozena Kaminski, Landmarks Subcommittee Co-Chair 

RE:    Land Use Committee Report from January 3, 2024  
______________________________________________________________________________ 
The Committee met on the evening of January 3, 2024, at 6:00 PM at 211 Ainslie Street.  

Present: Teague; Chesler; Kaminski; Kelterborn; Sofer; Vega; Weiser 
Absent:  Drinkwater; Indig; Itzkowitz; Kantin; Meyers; Miceli; Rabbi Niederman; Pferd; 
Berger*; Kawochka*; Stone* (*non-board member) 

Committee Report for the 1/3/24 Land Use/Landmarks committee meeting 
7 members were present for the discussion, but only 5 remained for the final vote. 
______________________________________________________________________________ 
AGENDA 

1. PRESENTATION: CITY OF YES: ECONOMIC OPPORTUNITY TEXT
AMENDMENT -N 240010 ZRY and N240011 ZRY- A proposal by the New York City
Department of City Planning that would modernize our city’s zoning rules so that
businesses can find space, grow, and adapt to a dynamic economy. These changes would support



shops, workers, and vibrant neighborhoods. Q & A Session Presenter: Lucia Marquez Reagan, 
Borough Planner, Department of City Planning.  

1. Recommendation regarding items #1 – 17 for the City of Yes for Economic
Opportunity 
Support items #1 to #17, except for items #5 and #11. Do not support items #5 and #11 for the 
reasons stated in more detail in this report (in summary they present potential threats to the 
quality of life and safety of residents).  
Vote: 4 yes, 1 no, 0 abstentions  

Denial of support for Item #5 (Allow Commercial on Upper Floors) 
Notwithstanding the requirement for separate lobbies and elevators for the interspersed 
businesses, the majority of members felt there was no clear showing of a need to so drastically 
change the character of our current residential situations in buildings where commercial space is 
now allowed on the ground floors. The new rules would allow businesses to be interspersed in 
various areas of buildings (on the same floor, below, or above the residential spaces), where 
currently only residences are allowed. The space taken for the required separate lobbies and 
elevators could otherwise be used for residential units, while we have a glut of unsightly, unused 
ground- floor commercial spaces. The majority felt these changes could result in unacceptable 
quality of life and safety issues for the residential tenants without any provision for overall 
oversight by the city. 
There was also a serious concern about the allowance of as-of-right roof top restaurant/bars, with 
no input from the community board. This community has been plagued by the noise generated by 
roof top entertainment and is strongly opposed to any expansion of these businesses.  

Denial of support for Item #11 (Home Occupations) 
Currently, residential tenants/occupants are allowed to conduct certain proscribed businesses 
using up to 25% of their home with one additional person who does not reside in the home. 

The alleged purpose of Item #11 is to support sole practitioners and freelancers to start and grow 
their businesses. However, the current rules already provide support for sole practitioners and 
freelancers. The increase in the allowable number of people working in the apartments from 1 to 
3; the allowance of an increase of usable area of the home-based business from 25% to 49%; and 
the expansion of the types of uses, is a significant and unnecessary expansion of what is 
currently allowed in residential buildings. This will allow for a substantial increase in foot traffic 
of unidentified people with no provisions mandating supervision or verification of the 
incoming/outgoing clientele. The increase in the number of permitted workers and allowable 
apartment space threatens to become an unjustified invasion of the privacy of residents, and a 
threat to their quality of life and safety. Furthermore, there is no meaningful provision for 
oversight or enforcement powers for city agencies, community boards, or residents. 

2. Recommendation regarding item #18 (New Loft style district) for the City of Yes For
Economic Opportunity 

After meeting with and obtaining input from representatives for Council member Gutierrez and 
Leah Archibald of Evergreen, and hearing feedback from residents and board members, the 



committee unanimously agreed to recommend support of this provision with the following 
conditions, which we felt would provide important protections for our industry. 

In the Core area, restrict commercial use to 10,000 SF; reallocate the remaining commercial FAR 
for industrial/manufacturing use. 

Provide enforcement for incentives in all affected areas (Core, Transition, Growth). 

The city should consider offering financial incentives for anyone. 

who can offer fair market rents to increase the availability of affordable industrial real estate. 

Vote: 5 yes, 0 no, 0 abstentions 

Note: One member felt we should support Items #5 and 11. 

Regarding Item #5, this member felt that the required separation zone, sound attenuation, and 
non-noise uses would effectively separate commercial and residential uses, would allow for a 
dynamic mixture of uses and more vibrant neighborhoods, with economic opportunities near 
where people live, and that the 1961 zoning code, which tried separated commercial and 
residential uses, is outdated. 

Regarding Item #11, this member felt that the increases in the number of people from 1 to 3 and 
the expansion of the allowable area of the business from 25% to 49% of the home is just a 
marginal expansion of what is currently allowed, and would allow more clients convenient 
access to services and would help more startups grow within a living space until they can afford 
a separate commercial lease.   
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City of Yes Economic Opportunity WORKSHEET FEEDBACK Community Board 3 Staten Island

PROPOSAL SUPPORT DO NOT 

SUPPORT
REQUESTED MODIFICATION

#1     

Reactivate 

Storefronts

X We will support providing only for existing grandfathered businesses and 

will conform to current existing use groups, not newly proposed use 

groups.

#2           

Simplify 

District 

Types

X Must exclude C1 and C2, specifically overlays within mixed use.  Do not 

support Entertainment, Places of Assembly, or transient accommodations 

in C1 C2 overlays within a mixed-use or C1 and above with or without 

mixed-use.

#3                 

Small Scale 

Production

X Must exclude C1 and C2 specifically overlays in mixed-use.  This will 

create a loophole for property owners to subdivide a plot to create 

multiple spaces that are 5k sq. ft.

#4           

Loading 

Docks

X

#5                

Upper Floor 

Commercial

X Must exclude C1 and C2 specifically overlays in mixed-use.  15' physical 

separation must be an amenity space that does not generate noise, i.e., 

lobby, waiting area, etc.  Must have regulated sound attenuation.

#6                   

Use Terms

X

#7                

Urban 

Agriculture

X Commercial Districts only and must exclude C1 and C2 specifically 

overlays in mixed-use. Ground floor only, no sidewalk use.

#8                     

Life 

Sciences

X We do not support life science companies in commercial districts for the 

purpose of locating near research centers.  The term research centers is 

ambiguous and undefined. 

Many categories of commercial laboratories belong in an M district due to 

the potentially hazardous environment.  A special permit is a discretionary 

action by the City Planning Commission and only sometimes coincides 

with the community's wants and needs.
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City of Yes Economic Opportunity WORKSHEET FEEDBACK Community Board 3 Staten Island

#9            

Nightlife

X We do not support regulating nightlife based on capacity rather than type 

of entertainment.  DOB, FDNY, and SLA each have enforcement powers. 

However, each considers regulations distinctive to their respective 

agencies.  

We vehemently oppose nightlife in residential districts and C1 and C2 

overlays in mixed-use.

We propose a maximum capacity of 75 people to align with assembly 

permits. Additionally, we propose a buffer to protect any residential 

dwelling from the noise produced by amplified sound systems. The many 

undesirable effects include sleep disturbances, reduced quality of life, 

negative impact on the local economy affecting property values, and 

#10   

Amusement

X Commercial only, and must exclude C1, C2 specifically overlays in mixed-

use, and never in residential districts. There should be a minimum 

allowable square foot requirement to prevent small arcades, gaming 

rooms, etc, from popping up and saturating districts.
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City of Yes Economic Opportunity WORKSHEET FEEDBACK Community Board 3 Staten Island

#11   Home 

Occupations

X We do not support expanding the size allowance to 49% of the home, 

allowing up to 3 employees for a home-based business, for the following 

reasons:                                                                                                               
1.	The pandemic was a short-term situation, and certain businesses no longer 

need to   operate from their home.

2.	Homes are expected to be living spaces in residential districts.

3.	Theoretically, if every home in a residential district contained a business with 

up to 49% of the home and employed three people, the district would become a 

commercial strip within a residential district.

4.	Some buildings are two or multiple homes within one building. Consequently, 

the number of home businesses would escalate to unacceptable proportions.

5.	As a common practice, we all know that home businesses are “cash” 

enterprises.  They do not generate tax or income revenue for the government.

6.	Homes businesses cause parking complications for residents.

7.	Home-based businesses create noise and environmental issues not wanted 

by other homeowners.

8.	Home-based businesses with up to 3 employees and numerous clients 

overburden a home’s occupancy and stress sanitary sewerage systems 

incompatible with commercial use.

9.	Home-based businesses create a challenge for trash disposal. Does DSNY 

service home businesses, or must they use commercial carting?

10.	Home-based businesses spoil neighborhood characters with signs, 

nameplates, etc. 

11.	Home-based businesses do not foster economic growth for small 

businesses.  Like big box stores use impulse buying at checkouts, going to a 

brick-and-mortar store increases the likelihood that consumers will patronize 

other businesses in the area.  

#12   

Streetscape

X
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City of Yes Economic Opportunity WORKSHEET FEEDBACK Community Board 3 Staten Island

#13          

Auto Repair            

X It is our understanding that the NYS DMV does not issue separate light 

and heavy-duty licenses for motor vehicle repair.  How will DCP 

rationalize light and heavy-duty repair? If the DCP concern is that some 

businesses conduct heavy servicing and vehicle storage on neighborhood 

sidewalks and retail streets, that is solely an enforcement matter to be 

taken up with NYPD or NYS DMV.  How will DCP define “light auto 

servicing” in C1 through C7?  Casting the interpretation of “light auto 

servicing” to the BSA for a Special Permit is incomprehensible.  Unless 

grandfathered, no motor vehicle repair facility should be located in 

anything other than C6 or manufacturing.  BSA is not an enforcement 

agency, they can only place stipulations which are commonly ignored 

once the Special Permit is granted.

#14       

Micro-

distribution

X This proposal needs further investigation and regulated restrictions.  

There will be unanticipated collateral negative impacts on local traffic, 

parking obstructions, and congestion.

#15   

Campus

X We do not support community facility campuses that exist or will be built 

in a residential district.  Staten Island has Wagner College and St. John’s 

University, surrounded by residential districts. Any laboratory belongs in M 

districts only due to the potentially hazardous environment.  A special 

permit is a discretionary action by the City Planning Commission and only 

sometimes coincides with the community's wants and needs.

#16    

Corner 

Stores

X We ardently oppose any new small-scale store in a residential zone.  The 

collective negatives this would impose on any residential community will 

be indisputably destructive.  Your proposal states “Community Board 

approval,” but we all know we are an advisory agency unless the project 

is subject to the ULURP process.  Additionally, there is no mention of 

Council Members' approval.  In theory, a small business could be located 

on every corner within a community of residential homes, thereby altering 

the true character of residential neighborhoods.  This proposal is biased 

against homeowners and displays DCP’s partisanship toward commercial 

districts.
Page 4 of 5



City of Yes Economic Opportunity WORKSHEET FEEDBACK Community Board 3 Staten Island

#17   Better 

Waiver 

X Will support only in M districts.

#18   New 

Loft-style 

X

Page 5 of 5



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
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Date of Public Hearing: 1/10/2024 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Community Board 3 - 1243 Woodrow Road 2nd Floor, Staten 
Island NY 10309

CONSIDERATION: CB3 SI is firmly against this text amendment; see the attached worksheet for reasons.
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Brooklyn Borough President Antonio Reynoso 
Brooklyn Borough Hall 

209 Joralemon Street, Brooklyn, NY 11201 
 
 

City Planning Commission 
120 Broadway, 31st Floor, New York, NY 10271 

calendaroffice@planning.nyc.gov 
 

   
Citywide Zoning Text Amendment Application 
CITY OF YES FOR ECONOMIC OPPORTUNITY – M-DISTRICTS – N240011ZRY 
IN THE MATTER OF an application submitted by the NYC Department of City Planning to propose a 
citywide zoning text amendment to add new Manufacturing (M) district options to the City’s Zoning 
Resolution. These new zoning tools remove impediments to business location and growth within M Districts 
by providing a wider range of available densities than the current M districts allow, updated bulk regulations 
that enabling more loft-like physical typologies, and right-sizing parking/loading regs. See companion ZR 
amendment in 2023Y0405. 
 

CITYWIDE TEXT AMENDMENT 
 
 

RECOMMENDATION 
  

 APPROVE        DISAPPROVE     
 APPROVE WITH       DISAPPROVE WITH 

MODIFICATIONS/CONDITIONS        MODIFICATIONS/CONDITIONS 
 
 
 

 
RECOMMENDATION FOR: CITY OF YES FOR ECONOMIC OPPORTUNITY – M-DISTRICTS – N240011ZRY 
The Department of City Planning (DCP) is proposing sweeping changes to the Zoning Resolution (ZR), 
with the intent of supporting small businesses, strengthening commercial corridors, and providing flexibility 
for entrepreneurs to start businesses in the city. The zoning regulations that govern where business can 
locate have remained nearly unchanged since 1961, and this text amendment also intends to update the 
definitions and types of uses that are outlined in the ZR. The M-Districts proposal specifically introduces 
new zoning tools to allow for the development of a variety of new mixed-use, loft-like manufacturing 
buildings. These districts are not proposed to be mapped.  
 
The Borough President held a public hearing on this item on December 18, 2023. Five members of 
the public testified during the hearing, and two additional members of the public submitted written 
testimony. 

 
Community Board Position 

mailto:calendaroffice@planning.nyc.gov
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Community Board actions related to this application are documented in the Borough President’s 
recommendation for City of Yes for Economic Opportunity (2023Y0405).  
 
Approval Rationale 

This recommendation addresses Proposal 18 of City of Yes for Economic Opportunity: Create new 
kinds of zoning districts for future job hubs. Comments and approval actions for the text 
amendment’s first 17 proposals can be found in the Borough President’s recommendation for City 
of Yes for Economic Opportunity (2023Y0405) 

 
Goal 4: Create new opportunities for local businesses to open 
 
18. New loft-style zoning districts (Disapprove with conditions) 

 
The Borough President’s Office is unaware of a precedent wherein DCP proposed new districts on 
this scale with no associated mapping action. This is not common practice because it is essential to 
map districts in order to understand their potential conflicts and impacts. In this instance, each of the 
proposed districts (Core, Transition, Growth) is named in a way that denotes location, implying that 
DCP has already analyzed where each district would be appropriate. Yet the agency has not shared 
this analysis with the public, making all comments on this proposal based entirely on speculation.  
 
As a result, this proposal leaves the future of our city’s industrial zones in question. What happens if 
a developer proposes a growth district in an existing core industrial area, for example? Would DCP 
consider this proposal appropriate for certification, and if so upon what criteria would the agency base 
this decision? Many existing core industrial businesses are dependent upon waterfront and/or rail 
access, which the Borough President wants to encourage in order to address impacts of truck traffic 
on our communities. It is critical that we retain core industrial space for these uses, as well facilities 
that may have environmental or safety impacts or loading requirements that would impact their 
neighbors. (This is the rationale upon which the concept of zoning was developed.)   
 
Further, the Borough President wishes to highlight the connection between incentive programs and 
land use. Other sectors, such as residential development, have enjoyed easier-to-access tax incentive 
and abatement programs at all scales of development, from 420-c to 421-a to exemption programs 
for existing homeowners. Relevant incentive programs for manufacturers in New York City are mostly 
limited to Industrial and Commercial Abatement Program (ICAP) grants and NYC Industrial 
Development Agency (IDA) tax incentives. There are drawbacks and challenges to both of these 
programs, including the need for legal assistance and a dedicated staff member or consultant to assist 
through the application process.  
 
The IDA program is complicated and expensive and is not designed for multi-tenanted buildings. The 
Borough President expresses additional concerns that, because the IDA program is not designed for 
multi-tenanted buildings, very few new buildings developed under these proposed zoning districts will 
be able to take advantage of it since the proposed new districts seek to facilitate these types of loft-
style buildings.  
 
ICAP is similarly difficult during the application stage, and because applications must be submitted 
during construction, there is no guarantee of receiving the benefit. Manufacturers must take on steep 
financial risk to participate in these programs, which is prohibitive for many small firms. The Borough 
President recommends that the Manufacturing and Industrial Innovation Council through the Mayor’s 
Office of Talent and Workforce Development function as a central hub to assist businesses through 
the application process for these programs to lower the burden for smaller businesses.  
 
The Borough President is also concerned about the timing of this proposal in relation to Local Law 
172 of 2023, which requires DCP, along with the Department of Small Business Services and the 
Economic Development Corporation, to develop a citywide industrial development strategic plan by 
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the end of 2025. The research and data required to be analyzed in this plan should inform future land 
use choices, not the other way around.    
 
In lieu of spatial analysis from DCP, the Borough President’s Office has undertaken a mapping 
exercise to roughly estimate impacts on the borough’s Industrial Business Zones (IBZs) and 
neighboring manufacturing areas. Although DCP includes limited spatial guidance within City of Yes 
for Economic Opportunity, DCP’s  2019 North Brooklyn Industry and Innovation Plan included a land 
use framework with areas marked as core, transition, and growth. Given the overlap in goals and 
verbiage, we consider this plan to be a precursor to the new M-Zones proposal. As a result, North 
Brooklyn already has a rough picture of where DCP envisions these new districts could be mapped. 
As a matter of fairness, DCP owes it to the other IBZs to provide a similar level of analysis for these 
new M-Districts citywide. 
 
To better estimate the spatial distribution of the new districts, the Borough President’s Office mapped 
the districts based on the criteria outlined in the North Brooklyn Industry and Innovation Plan: 
 

M3A “Core” 
• Heavier manufacturing zoning (M3, M2) 
• Non-residential land uses (land use categories 5-12) 
• Large lot size (> 10,000 sf) 
• Low rise buildings (< 2 floors) 
• Under-built FAR 
• Further from transit (> ¼ mile) 
• Adjacent to maritime and freight rail rights of way 

 
M2A “Transition” 

• Medium manufacturing zoning (M2, M1) 
• Non-residential land uses (Land Use Categories 5-12) 
• Large lot size (> 10,000 sf) 
• Low rise buildings (< 2 floors) 
• Under-built FAR 
• Further from transit (> ¼ mile) 

 
M1A “Growth” 

• Light manufacturing and mixed-use zoning (M1, MX, M1-D) 
• Mix of land uses (Land Use Categories 1-12) 
• Smaller lot size (< 10,000 sf) 
• Medium and high rise buildings (> 2 floors) 
• Over-built FAR 
• Near transit (< ¼ mile) 

 
While DCP is not pursuing a wholesale re-mapping, this exercise allows an estimation of where future 
re-mapping actions might be pursued or encouraged by DCP. The Borough President’s Office 
welcomes DCP to supplement or correct any of these assumptions by publishing their own spatial 
analysis. Further, while no actual districts are being mapped, these new tools do establish a core-
periphery paradigm that understands manufacturing areas in terms of their spatial relationship to an 
anchoring core industrial area. 
 
Even when not being mapped, this paradigm will inform land use rationale across manufacturing 
areas of the whole city. For example, framing the M2A as “Transition” suggests that higher density, 
medium-performance-standard manufacturing uses are not appropriate in their own right, but only as 
a function of their proximity to neighboring industrial core. As elaborated in IBZ-specific analysis below, 
there are many areas where this core-periphery paradigm does not apply so neatly. 
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This mapping exercise yielded the following area-specific observations and concerns: 
 
Flatlands-Fairfield 
The Flatlands-Fairfield IBZ straddles a three-mile stretch of the Bay Ridge Branch, a rail line currently 
used for freight and the proposed right of way for the MTA’s Interborough Express (IBX). If planned 
responsibly, this dual-purpose freight and passenger rail line will be a unique asset and opportunity 
for the IBZ.  
 
However as currently proposed, these new M-districts give mixed signals about how the Department 
of City Planning envisions the future of this corridor. The new M3A Core district emphasizes freight 
rail, but the M1A Growth district emphasizes proximity to transit. This dichotomy may make sense in 
places like North Brooklyn, where rail lines are exclusively freight or transit and maritime access is, for 
the most part, far away from the subway. This framework is less clear in Flatlands-Fairfield. At the 
time of this recommendation, the MTA is tentatively proposing IBX stations at Utica Avenue, Remsen 
Avenue, and Linden Boulevard. Designating a ¼ mile buffer of M1A Growth around each station would 
substantially disrupt the continuity of the industrial core in this IBZ. While there are other criteria listed 
in the North Brooklyn Industry and Innovation Plan, access to transit is particularly influential. These 
overlapping frameworks create an ambiguity where individual ULURP applications could argue a land 
use rationale for either M3A Core or M1A Growth districts on the very same lot and lead to a poorly 
planned patchwork of industrial and non-industrial uses over time. DCP’s proposal to only provide 
zoning district options without executing any re-mapping is especially insufficient for cases like these. 
 
The unique dual freight/passenger corridor deserves specific study under the citywide industrial 
development strategic plan legally mandated by LL 127 of 2023. It may be that these districts could 
be combined in a compatible fashion, but this area is large and important enough that it deserves 
deliberate attention. In his Comprehensive Plan for Brooklyn, Borough President Reynoso outlined 
frameworks for growth in both housing and manufacturing densities, largely with the Flatlands-Fairfield 
IBZ in mind. Proposing new tools before refining an industrial strategy for this IBZ is putting the cart 
before the horse. 
 
Southwest Brooklyn 
Due to its proximity to the waterfront, large lot sizes, underbuilt FAR, and heavier manufacturing and 
utilities zoning, the waterfront spine of the Southwest Brooklyn IBZ fits DCP’s criteria for the new M3A 
Core district. But areas further inland surrounding the southern portion of Gowanus Canal and inland 
parcels closer to 3rd Avenue and Sunset Park are less clear. This ambiguity further informs the 
Borough President’s concerns that the proposed M1A Growth district is redundant with the existing 
condition. 
 
Much of southern Gowanus fits the criteria for M1A Growth: smaller lot sizes, multi-story buildings, 
higher levels of built out FAR, and proximity to transit at the Smith-9th Street station. The Gowanus 
Neighborhood Plan, approved in 2021, mapped a Special Mixed-Use District with similar goals as the 
proposed M1A Growth district, promoting mixed industrial and non-industrial uses with no requirement 
for manufacturing. It is plausible to imagine either DCP or private applicants citing this precedent to 
argue for mapping a new M1A Growth district further south along the canal. If the name “Transition” 
is to have any meaning, it should apply to areas such as the southern stretch of the Gowanus Canal, 
which sits in between a growth-oriented rezoning to the north and the core waterfront industrial to the 
south and west. The M1A Growth district is redundant in this area – its goals were already achieved 
in the Gowanus Neighborhood Plan in 2021. 
 
Sunset Park presents a similar situation: the waterfront aligns with the new M3A Core district, but the 
M1-2D district already mapped along 3rd Avenue sets a precedent for mixed non-industrial uses. 
Without an adequately developed industrial strategy, future ULURP applications following DCP’s 
criteria and guidance might create a patchwork of M1A Growth districts directly adjacent to M3A Core 
districts, with little M2A Transition.  
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East New York: 
The East New York IBZ presents similar issues as discussed under Flatlands-Fairfield. In this case, 
the co-location of freight and passenger rail is already a reality, as the MTA’s L Train runs parallel to 
the Bay Ridge Branch. As outlined in the Comprehensive Plan for Brooklyn, Borough President 
Reynoso supports the expansion of both freight and transit throughput along this line. Retaining and 
increasing freight rail access will be essential to getting more trucks off the road. The East New York 
IBZ is an even narrower corridor than Flatlands-Fairfield. Striking the balance between increased 
housing and manufacturing density and retaining access to critical infrastructure requires area-specific 
attention. The new proposed manufacturing districts are not sufficient to this task and the M1A Growth 
district opens the door to future ULURP applications eroding the industrial character of the IBZ. 
 
Greenpoint-Williamsburg: 
There are no remaining areas near the Greenpoint-Williamsburg IBZ that lend themselves to the new 
M3A Core district: all the waterfront heavy industrial districts near Bushwick Inlet have been re-
mapped over time. With overbuilt FAR, multi-story buildings, and smaller lots, much of the area today 
fits the criteria for the M1A Growth district, and the neighboring MX-8 districts mapped in 2005 set a 
precedent for replacing industrial uses with commercial, retail, and residential development. With no 
remaining core heavy industrial area, the land use rationale for mapping future M2A Transition districts 
is especially murky. The Borough President is concerned that this new manufacturing district 
framework would encourage the proliferation of M1A Growth districts across the entirety of the IBZ 
and further erosion of the remaining Greenpoint-Williamsburg industrial areas. 
 
Brooklyn Navy Yard: 
Like Southwest Brooklyn, the Brooklyn Navy Yard is anchored by heavy industrial zoning along the 
waterfront, lending itself to the new M3A Core designation. The light industrial neighborhoods of 
DUMBO and Vinegar Hill to the west are outside of the IBZ boundary but host significant 
manufacturing and utility infrastructure. The Consolidated Edison site in Vinegar Hill is set to become 
one of the city’s “clean energy hubs” where offshore wind energy will linked to the electrical grid. Yet 
neighboring areas of DUMBO have been rezoned to a variety MX districts more aligned with the 
proposed M1A Growth district.  
 
Southeast of the Navy Yard, Wallabout is a district of old loft-style manufacturing buildings that this 
proposal looks to encourage. These loft-style buildings are surrounded by a growing residential 
neighborhood and commercial corridors along Flushing and Myrtle Avenues that exert pressure on 
the existing manufacturing businesses. As with the other IBZs, the M1A Growth district seems 
redundant to outcomes already achieved by DCP’s MX rezonings in DUMBO, and many of the areas 
physically in between these Growth-oriented districts and the Core industrial areas align with the land 
use rationale for the Growth district as well. A stronger, more deliberate strategy is needed to assert 
a meaningful Transition area should look like near the Brooklyn Navy Yard. The Borough President 
urges DCP to develop an industrial strategy that protects manufacturing in Vinegar Hill and Wallabout, 
both through the citywide industrial strategy and DCP’s CBDG-DR funded study of Wallabout Bay.  
 
Proposed M-Districts 
 
In considering the proposed M-Districts in this text amendment, the Borough President has centered 
his review on how the City can effectively and equitably transition to a green economy and guarantee 
greatest public benefit. The Borough President believes that we must zone as part of a larger plan, 
not zone to unleash development of any kind. The pandemic further clarified that the ability to 
manufacture goods locally is essential, and the Borough President is concerned that the City has not 
adequately studied the consequences of losing manufacturing space. What does this loss mean in 
the context of our abilities to justly transition to a green economy? What does this loss mean for job 
access for those without advanced degrees or who do not speak English as a first language? How do 
we quantify the potential for jobs that we have lost and continue to lose as manufacturing land is 
rezoned to allow for other uses? Further, it is difficult to analyze mixed-use manufacturing districts 
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absent studies on the IBIA program and existing MX districts. The Borough President requests that 
DCP study the outcomes of all projects mapped through these tools and assess their associated 
manufacturing square footages and job counts. The Borough President also hopes to reframe the 
conversation as not only meeting minimum requirements for job-intensive uses, but maximizing areas 
for these uses.  
 

Core Industrial Districts (M3A): 
 
The Borough President believes that Core Districts should protect industrial against all other 
uses. Manufacturing businesses have few as-of-right options where they can locate, and face 
challenges with nearby non-compatible uses that make their business operations difficult and 
drive up land costs. In order to achieve the goals of introducing as few non-industrial uses in 
this district as possible, the Borough President requests the following changes to the Core 
Districts: 
 
1. Instate a cap of 10,000 square feet per zoning lot of non-industrial use instead of the 

proposed 1 FAR cap on everything not defined as a qualifying use. 
2. Require that a portion of the ground floor be dedicated to industrial space qualifying uses 

with access to freight elevators and loading docks. 
3. The Borough President wishes to expand opportunities for multi-story, multi-tenant 

manufacturing space across the Borough. To that end, he recommends that DCP create 
additional M3A districts that provide higher FAR for qualifying uses—an M3-3A District 
which would allow 4.0 FAR of qualifying uses, and an M3-4A District with 5.0 FAR for 
qualifying uses.  

4. The Borough President recommends that no additional nightlife be introduced in the Core. 
While existing uses may be grandfathered in, sites mapped with Core Districts after the text 
amendment adoption date should not be permitted to include nightlife, entertainment, or 
amusement uses.  

5. Sites that have access to freight and rail must preserve this access for current or future 
manufacturing uses.  

 
Transition Districts (M2A): 
 
Absent requirements for qualifying uses, the Transition Districts could function as other existing 
non-manufacturing districts. DCP describes the Use Regulations in Section 42-36 as a 
proposal which “would allow a wider range of uses in the M1A and M2A districts as compared 
to other Manufacturing Districts. This would include additional forms of retail, amusement and 
community facility uses. Retail and service uses, which typically are restricted or limited to a 
maximum size, would be permitted without restriction in the new districts. In addition, 
entertainment uses and all community facilities without sleeping accommodations would be 
permitted.”  
 
The Borough President recommends that the Transition Districts consider the original 
intentions of IBZ ombudsman areas, which, as cited in a 2021 report from the State, were 
“created as transitional mixed-use zones where industrial uses could coexist with other use 
types.” Transition Districts should be mapped as such and managed by the city’s Industrial 
Business Service Providers, who could provide services to manufacturing businesses in these 
areas and can help monitor new development to ensure minimum industrial requirements are 
met.  
 
The Borough President recommends the following changes to the Transition Districts: 
 
1. That no commercial floor area, including that dedicated to Use Groups 3B, 6, and 8, shall 

be permitted in Transition Districts without a minimum requirement for qualifying uses. The 
Borough President recommends seeking feedback from Industrial Business Service 
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Providers to understand the minimum meaningful square footage requirements for 
manufacturing use to determine this requirement. For example, if businesses require at 
least 5,000 square feet to sufficiently perform their operations, a minimum could be set as 
the lesser of 1 FAR or 5,000 square feet dedicated to qualifying uses.   

2. Additional requirements to the ground floor, including that half of the ground floor be 
dedicated to qualifying uses and that these qualifying uses have access to freight elevators 
and loading docks.  

3. Section 42-361(a)(1) must instate a 10,000 square foot size limitation on all Use Group 6 
uses in M2A Districts.  

4. In Section 43-132, decrease the maximum permitted FAR for other uses of 1.5 and 2.5 to 
1 FAR and 2 FAR.  

 
Growth Districts (M1A): 
 
The Borough President recommends eliminating the proposed Growth Districts. As stated 
previously, the Borough President believes all manufacturing districts should have a minimum 
square footage requirement for qualifying uses. The Borough President believes the proposed 
Transition Districts and existing M Districts provide sufficient flexibility for introducing non-
manufacturing uses in manufacturing districts—manufacturers who want to expand their 
businesses face challenges with insufficient floor area and burdensome parking requirements, 
not with limitations on permitted uses. Additionally, the Borough President hesitates on 
introducing another district with no size limitations on non-manufacturing uses, which feels 
particularly aggressive in the current retail and commercial real estate market.  
 
Given the proliferation of MX districts and non-conforming uses in existing M-zones, the 
Borough President believes this district is unnecessary to achieve DCP’s stated goals. The 
Borough President is currently reviewing a ULURP application for 41 Richards Street, which 
proposes to add additional light manufacturing density in a loft-style building envelope. Both 
the applicant and DCP have stated that this project is in alignment with the goals of the City of 
Yes for Economic Opportunity. The applicant and DCP also stated that if these proposed new 
M-districts were available to be mapped, the M1A-4 “Growth” district would be the most 
appropriate district for their proposal, but with that said, the already-existing M1-5 district being 
sought by the applicant provides more building envelope flexibility than the new proposed 
district. According to the applicant, a significant restraint of the existing M1-1 zoning is the 
excessive parking requirement. Adding a new, un-mapped “Growth” district does not address 
this deficiency of current M1-1 districts. Borough President Reynoso recommends that DCP 
repurpose the capacity and time spent on developing a new, unmapped non-manufacturing 
district on amending deficiencies in the already-mapped zoning districts identified by already-
existing manufacturing businesses in the city. 

 
Recommendation 
Be it resolved that the Brooklyn Borough President, pursuant to Sections 197-c and 201 of the New 
York City Charter, recommends that the City Planning Commission and City Council disapprove this 
application with the above-mentioned conditions and modifications. 

 
 

 
 
                  January 24, 2024       

 
                            

          BROOKLYN BOROUGH PRESIDENT                          DATE 











THE CITYOFNEW YORK
BOROUGH OF THE BRONX
COMMUNITY BOARD 7

HON. VANESSA L. GIBSON, BOROUGH PRESIDENT YAJAIRA ARIAS, CHAIRPERSON KARLA CABRERA CARRERA, DISTRICTMANAGER

December 12, 2023

Daniel Garodnick, Director
NYC Department of City Planning
1775 Grand Concourse, Suite 503
The Bronx, NY 10053

Dear Cesar Delgado, Bronx Borough Office,

At our November 28, 2023 General Board Meeting, the board had a quorum with 27 of its members
present. The board voted in favor of the proposed zoning amendments pertaining to City of Yes for
Economic Opportunity Text Amendments, N2400101 and N240011 ZRY2, with the following comments:

● Proposed Zoning Amendment #5- Upper floor commercial- Must be business specific & in
coordination with related agencies.

● Proposed Zoning Amendment #9 -Nightlife- Must be in a commercial corridor, include
soundproofing, size regulated & in coordination with related agencies.

● Proposed Zoning Amendment #11- Home Occupations – The business needs to be duly licensed
& in coordination with related agencies.

Bronx Community Board 7 supports the zoning amendments, which have not been amended for over 60
years, and intend to help the district thrive and grow economically.

In service,

_______________________________ ___________________________
Karla Cabrera Carrera Yajaira Arias
District Manager Chair

Bronx Community Board 7 Bronx Community Board 7
kcabreracarrera@cb.nyc.gov

929.496.0748

cc: Bronx Borough President Vanessa L. Gibson, Council Member Eric Dinowitz, Council Member Pierina Sanchez,
Council Member Oswald Feliz, Assembly Member John Zaccaro Jr., Assembly member Yudelka Tapia, Assembly Member
Jeffrey Dinowitz, Assembly Member George Alvarez, Senator Gustavo Rivera, Senator Robert Jackson, Congress Member
Adriano Espaillat, Congress Member Ritchie Torres

2 https://bit.ly/3u9kmi4
1 https://bit.ly/466Pnka

229-A EAST 204TH STREET ◊ BRONX, NY 10458 ◊ PHONE: (718) 933-5650
E-MAIL: KCABRERACARRERA@CB.NYC.GOV ◊ WEBSITE: WWW.NYC.GOV/BRONXCB7

mailto:kcabreracarrera@cb.nyc.gov
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 22 # Against: 1 # Abstaining: 4 Total members appointed to 

the board: 39
Date of Vote: 11/28/2023 12:00 AM Vote Location: 2641 Grand Concourse, Bronx, NY 10468

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 11/28/2023 6:30 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 2641 Grand Concourse, Bronx, NY 10468

CONSIDERATION: At our November 28, 2023 General Board Meeting, the board had a quorum with 27 of its members 
present. The board voted in favor of the proposed zoning amendments pertaining to City of Yes for Economic Opportunity 
Text Amendments, N240010 and N240011 ZRY, with the following comments:

Proposed Zoning Amendment #5- Upper floor commercial- Must be business specific & in coordination with related 
agencies.

Proposed Zoning Amendment #9 -Nightlife- Must be in a commercial corridor, include soundproofing, size regulated & in 
coordination with related agencies.

Proposed Zoning Amendment #11- Home Occupations – The business needs to be duly licensed & in coordination with 
related agencies.

Bronx Community Board 7 supports the zoning amendments, which have not been amended for over 60 years, and 
intend to help the district thrive and grow economically.
Recommendation submitted by BX CB7 Date: 12/13/2023 5:40 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 12 # Against: 11 # Abstaining: 5 Total members appointed to 

the board: 28

Date of Vote: 1/9/2024 12:00 AM Vote Location: In Tech Academy 2975 Tibbett Ave. Bronx, NY 
10463

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/9/2024 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: In Tech Academy 2975 Tibbett Ave. Bronx, NY 10463

CONSIDERATION: See attached comments

Recommendation submitted by BX CB8 Date: 1/12/2024 10:43 AM
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January 11, 2024 
 
Daniel Garodnick,  
Director Department of City Planning 
120 Broadway 31st Floor  
New York, NY 10271 
 
                                                                                

                         Re: City of Yes for Economic Opportunity – M-Districts “Non ULURP” 
 
 
Dear Director Dan Garodnick, 
 
At its regular meeting held on January 9, 2024, Bronx Community Board No. 8 passed the 
following resolution for the NYC Department of City Planning proposed citywide zoning text 
amendment to add new Manufacturing (M) district options to the City’s Zoning Resolution by a 
vote of 12 in favor, 11 opposed and 5 abstentions. These new zoning tools remove 
impediments to business location and growth within M Districts by providing a wider range of 
available densities than the current M districts allow, updated bulk regulations that enabling 
more loft-like physical typologies, and right-sizing parking/loading regs. See companion ZR 
amendment in 2023Y0405. 
 
WHEREAS, the NYC Department of City Planning has put forth a proposal for a citywide zoning 
text amendment to introduce new Manufacturing (M) district options in the City's Zoning 
Resolution; and 
 
WHEREAS, the proposed amendment aims to eliminate barriers and enhance opportunities for 
business growth within Manufacturing Districts by offering a broader range of densities, 
updated bulk regulations to accommodate loft-like structures, and appropriately adjusted 
parking and loading requirements; and 
 
WHEREAS, this initiative is an integral part of the City of Yes for Economic Opportunity 
proposal, designed to support economic recovery and resiliency in New York City; and 
 
WHEREAS, the existing Manufacturing Districts (M1, M2, M3) were established before 1961 
and have not evolved adequately to address the changing economic landscape and modern 
business needs; and 
 
WHEREAS, the current M districts, with approximately 70% of buildings built before 1961, face 
limitations such as outdated floor area ratios (FARs), restrictive sky exposure plane 



requirements, high yard requirements, and parking regulations that hinder the development of adaptable and multipurpose 
spaces for businesses; and 
 
WHEREAS, the proposed zoning text amendment acknowledges the need for modern loft-like buildings capable of 
accommodating a diverse range of business types and sizes, reflecting the adaptability of historic loft buildings that have 
thrived for over a century; and 
 
WHEREAS, the global economic landscape has shifted, necessitating the creation of new tools and zoning options to 
revitalize industrial areas and support business growth; and 
 
NOW, THEREFORE, BE IT RESOLVED, that Bronx Community Board 8 endorses the NYC Department of City Planning's 
proposed zoning text amendment with the following conditions: 
Any zoning changes that create new “M” Zones of any kind are prohibited UNLESS the local community board for the district 
where the new zone would exist approves such changes. 
 
BE IT FURTHER RESOLVED, that Bronx Community Board 8 supports the creation of new Manufacturing (M) district options, 
including M3A "Core" districts, M2A "Transition" districts, and M1A "Growth" districts, offering a range of floor area ratios 
and addressing longstanding bulk and physical challenges providing that the local community board approves such 
modifications; 
 
BE IT FURTHER RESOLVED that Bronx Community Board 8 now stipulates that an emphasis shall be placed by the 
appropriate city agencies on the augmentation of building and code enforcement to ensure responsible development and 
strict compliance with all land use, zoning, and performance regulations pertinent to any new M zones; 
 
BE IT FURTHER RESOLVED, that we recognize the importance of these new zoning tools in fostering job-intensive, non-
residential development, encouraging industrial expansion, and ensuring economic resilience for the City in the face of 
future disruptions and changing economic trends. 
 
BE IT FINALLY RESOLVED, that copies of this resolution be transmitted to the NYC Department of City Planning, Department 
of Buildings, relevant city officials, and other stakeholders involved in the decision-making process. 
 
 
Sincerely,  
 
 
 
 
Julie Reyes  
Chairperson 
 
  
CC: Camila Thomas, DCP  
Alina Dowe, NYC Mayor’s CAU 
Juton Horstman, Bronx BP’s Office 
Ciara Gannon, Bronx BP’s Office 
Eric Dinowitz, NYC Council Member  
Carmen De La Rosa, NYC Council Member  
Pierina Ana Sanchez, NYC Council Member  
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February 23, 2024 

  

 

 

Paul A. Philps, Borough Director 

Bronx Borough Office 

NYC Department of City Planning 

 

  

Reference: City of Yes - Zoning for a more equitable and sustainable city. 

  

  

Dear Director Philps, 

  

On Thursday February 15, 2024, we had our General Board Meeting, but unfortunately, we 

did not have quorum to conduct any business for City of Yes. 

  

Therefore, I am writing to inform you that on Monday February 5, 2024, our land and zoning 

committee voted unanimously to approve all proposals for City of Yes, except proposal #5 

(Enable commercial activity on upper floors). Proposal #5 was not approved by the committee 

because there were no criteria on the types of businesses allowed or to allow 

recommendations. 

  

If you have any questions, please feel free to contact our office. 

  
  
Sincerely,   

 

William Rivera 

District Manager  

 

 

 

Cc: Borough President Vanessa L. Gibson, Bronx Borough President’s Office 

      Council Member Amanda Farias, 18th Council District – City of New York 

      Chairman, Bronx Community Board #9 

      Land & Zoning Committee, Bronx Community Board #9 
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 6 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 6
Date of Vote: 2/5/2024 12:00 AM Vote Location: Bronx Community Board 9, 1967 Turnbull Ave, 

2nd Fl
Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 2/5/2024 7:00 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Bronx Community Board 9, 1967 Turnbull Ave, 2nd Floor

CONSIDERATION: The Land & Zoning Committee Approves the City of Yes with the following restrictions noted below 
and denial of Proposal #5.
The Committee Supports:
Proposal #1: Reactivate Storefronts (Modification Requested: There is No mechanism in place to Approve or Deny 
certain business types, therefore, the Community Board wants to assure that all applicants are serving the community’s 
best interest).
Proposal #2 Simplify District Types
#3 Small-scale Production
#4 Loading Docks
#6 Use Terms
#7 Urban Agriculture (Modification Requested: Office of Cannabis Management involvement when relevant)
#8 Life Sciences
#9 Nightlife (Modification Requested: Live/Loud music and Dancing restrictions and enforcement for bad neighbors).
#10 Amusement
#11 Home Occupations (Modification Requested: Restrictions on the types of Businesses allowed to serve the 
community’s best interest).
#12 Streetscape
#13 Auto Repair
#14 Micro-distribution (Modification Requested: City Planning to share community concerns with DOT previous to 
implementation).
#15 Campus Commercial
#16: Corner Stores
#17 Better Waiver Process
#18 New Loft-Style District

The Committee Does Not Support:
#5 Upper Floor Commercial (unable to support because of lack specification on the type of businesses).

Recommendation submitted by BX CB9 Date: 2/26/2024 11:16 AM



BOROUGH PRESIDENT 
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts
Applicant: DCP - Department of City Planning (NYC) Applicant’s Administrator: JOHN ONEILL
Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable
Please attach any further explanation of the recommendation on additional sheets as necessary
CONSIDERATION: 

Recommendation submitted by MN BP Date: 1/30/2024 4:45 PM



 
 

January 30, 2024  

 

Recommendation on Non- ULURP Application No. N 240010 ZRY– City of Yes for 

Economic Opportunity and No. N 240011 ZRY – City of Yes for Economic Opportunity – 

M-Districts  

By NYC Department of City Planning  

 

PROPOSED ACTIONS  

 

The Department of City Planning (DCP) proposes to make a series of amendments to the New 

York City Zoning Resolution (ZR) that would update and streamline zoning regulations that 

further the City’s goals to foster the growth and expansion of businesses in our city. The text 

amendments, City of Yes for Economic Opportunity (COYEO) include 18 new proposals:   

 

1. Remove time limits on reactivating vacant storefronts with grandfathered uses 

Currently, a use that is not allowed by zoning but was an existing use prior to zoning regulation 

is grandfathered. However, if the space is vacant for more than two years, it is no longer 

grandfathered in historic districts and some residential districts. COYEO would allow 

legalization of the re-tenanting of nonconforming vacant storefronts in all residential and historic 

districts.  

 

2. Simplify types of businesses allowed in commercial districts  

Current zoning regulations prohibit local service uses across similar districts, such as C1 and C2 

districts. COYEO would eliminate unnecessary limitations placed on similar commercial streets 

to allow for more local service businesses by allowing the same uses in C1 and C2 districts and 

in C4, C5, and C6 districts. This proposal would also lift restrictions in Special Purpose Districts 

and C4 and C5 districts that require certain uses to be located 50 feet from the street wall. 

 

3. Expand locations for small-scale clean production facilities 

Existing commercial districts restrict production activities that are appropriate or complimentary 

in those districts. COYEO would allow light production uses, which include ice cream shops, 

bakeries, brewpubs, pottery stores, woodworking shops, 3-D printers, and apparel: 

• In C1 and C2 districts: up to 5,000 SF on the ground floor 
• In C4-C7 districts: up to 10,000 SF on the ground floor; unlimited SF on upper floors 

 

Users would still have to comply with emissions standards and if they need exhaust, they would 

have to vent above any adjacent buildings. 
 

4. Lessen loading berth requirements for use changes in commercial buildings  

Current zoning mandates that when a building changes use, requirements to provide additional 

loading berths, based on the new use, may apply. COYEO would allow properties to change 

building uses or tenants without having to provide additional loading berths. The proposal would 

also increase loading berth requirements to accommodate more modern trucks.   
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5. Allow commercial uses on the second story of mixed-use buildings in low-density districts 

Current zoning only allows commercial uses on the second floor in high-density commercial 

districts, the floodplain, and in some special districts. COYEO would allow C1, C2, and C3 

overlays in low-density districts to have commercial uses on the second floor of mixed-use 

buildings, including on the same floor as residential. The proposal would require separate 

entrances for residential and non-residential uses and mitigations for any noise generating uses. 
 

6. Update, simplify, and modernize use group categories for businesses 

Current zoning includes outdated uses and does not include newer ones. COYEO would 

eliminate uses that are not consistent with current land use needs, create modern uses, reorganize 

groups, and update terms for clarity.  

 

7. Allow indoor agriculture and clarify enclosure requirements 

Current zoning is ambiguous about whether plant-related businesses are allowed to have outdoor 

components. Zoning also requires agricultural uses to be only outdoors. COYEO would allow 

indoor agriculture in all commercial districts and allow outdoor components for uses including 

florists and lawn and garden retailers.  

 

8. Clarify and update laboratory uses 

The current definition of Use Group 9A laboratory is outdated and narrow. COYEO would 

update the definition of laboratory to align with modern uses and clarify where laboratories can 

locate and update the scientific research and development facility special permit to apply to all 

commercial districts as well as community facility campuses. 

 

9. Clarify and reorganize drinking and eating establishments  

Current regulations have confusing and arbitrary restrictions for eating and drinking 

establishments that differ based on the types of entertainment they offer and whether they have 

cover charges and showtimes. Dancing is effectively banned in areas that allow other similar 

uses. COYEO would use capacity as the threshold for categories of eating and drinking 

establishments and clarify that eating and drinking establishments with scheduled entertainment 

would form one use group, with capacity limited to 200 people in C1-C3 districts. C5 districts 

would be allowed venues with capacity over 200 people.  

 

10. Expand opportunities for amusement uses  

Current zoning categorizes amusement uses according to indoor/outdoor location and other 

arbitrary factors like number of bowling lanes. The list of amusement uses is outdated and lacks 

clarity about newer types of uses. COYEO would update terms for amusement and recreation 

uses and allow these uses in more zoning districts throughout the city:  

• Amusement recreation facility would replace other outdated uses and be allowed in C1 

and C2 districts up to 10,000 SF, and in C1-C6 would be required to be indoors unless a 

Board of Standards and Appeals (BSA) special permit is granted  

• Outdoor amusement parks would be established as a new use and would be limited to 

10,000 square feet in C7, C8, and all M districts  
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11. Modernize rules to facilitate more home-based businesses 

Current zoning allows home offices but restricts them to 500 square feet or 25% of the floor area 

(whichever is less), one employee, and arbitrarily restricts the kinds of businesses that are 

allowed. COYEO would allow home businesses to occupy up to 49% of an apartment’s floor 

area, include up to three employees, and would eliminate the list of non-permitted businesses. 

The proposal would keep existing regulations that limit impact to neighbors such as noise, dust, 

particulate matter, and odors. 
 

12. Update streetscape requirements  

Current streetscape regulations are decentralized, existing in both use group regulations as well 

as special zoning districts. This has resulted in a patchwork aesthetic in some areas. COYEO 

would create a tiered streetscape regulation system for commercial districts, as well as consistent 

ground floor requirements: 

• Tier A – outside of the Transit Zone: would require parking lots to be in the rear or side 

of a buildings, no drive-throughs, screening for in-building parking 

• Tier B - in Transit Zone: same rules as Tier A, plus requirements for transparency at 

grade, 50-foot limit for lobbies, enclosed parking, and limits on curb cuts 

• Tier C – Special purpose districts and C4 through C6 districts with R9, R10 equivalents: 

Tier A and B rules would apply, with additional regulations for lobby areas  

This proposal would keep the unique rules in special districts such as ones limiting ground floor 

uses and size. Additionally, a BSA special permit would allow modifications to these 

regulations.  

 

13. Update motor vehicle repair uses/categorization  

Current zoning classifies some motor vehicle repair establishments as Use Group 16B, which is 

restricted to C8 and M districts, while classifying other repair uses to Use Group 7, which are 

allowed in more commercial districts but nonetheless present similar issues regarding pedestrian 

conflicts. COYEO would redefine auto servicing uses into two categories:  

• Light motor vehicle repair: not required to register with DMV, can be located in most 

commercial districts with a BSA special permit  

• Heavy motor vehicle repair: required to register with DMV, can be located in C8 and M 

districts only  
 

14. Allow micro distribution facilities 

The Zoning Resolution does not currently have a use group for micro distribution facilities. 

COYEO would establish a micro distribution facility use and allow it: 

• In C1 and C2 districts – up to 2,500 SF  

• In C4-C7 districts: up to 5,000 SF on the ground floor and 10,000 SF above the ground 

floor 

A BSA special permit would allow these spaces to increase by twofold, while a CPC special 

permit would allow any increase beyond that. Streetscape transparency rules would apply to 

micro distribution facilities.  
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15. Allow residential campuses to include commercial space 

Today, residential campuses would have to go through a rezoning to build any new commercial 

facilities or repurpose existing spaces for commercial use. COYEO would allow CPC to approve 

larger-scale commercial uses (up to 15,000 SF) on some residential campuses. Applications 

would be subject to environmental review and community board review.  
 

16. Allow corner stores in residential areas  

Outside of areas of the city that are on the coastline, the City does not have a process for 

permitting local service establishments in residential areas. COYEO would allow CPC to 

authorize retail, service, or office uses on the ground floor – with a size limit of up to 2,500 

square feet as long as the new use is within 100 feet of an intersection.  
 

17. Streamline waiver processes  

Current waivers for businesses that want to expand or grow are decentralized, relying in some 

cases on the zoning district (which may limit the size of uses) and in others allowing changes via 

BSA special permits, each of which range in term lengths (3, 5, and 10-year renewals). COYEO 

would create new BSA special permits and CPC approvals to facilitate business growth for 

retail/service, amusement, and production uses. Waivers would establish clearer processes for 

modifications to size, bulk, enclosures, and other requirements. 
 

18. Create new manufacturing districts 

This proposal would create new manufacturing districts and one new commercial district, which 

would have to be mapped via future rezoning actions. These districts would be in four categories: 

• M3A Core districts: FARs between 2 and 3, which would restrict non-industrial uses; 

• M2A Transition districts: FARs between 2 and 5 (higher for industrial uses); expected to 

encourage redevelopment; 

• M1A Growth districts: FARs between 2 and 15, would reflect the current landscape of 

our M1 districts and allow businesses to expand; and  

• C7 districts: FARs between 2 and 15, would permit all commercial uses except Use 

Group 16, and permit community facility uses without sleeping accommodation 

 

This proposal would also introduce new discretionary approvals allowing greater space for 

production uses, eating and drinking establishments, and recreation/entertainment uses. 

 

COMMUNITY BOARD RESOLUTIONS  

 

Ten of Manhattan’s 12 community boards held full board votes on this application. Most of those 

boards voted on each of the 18 proposals and the votes were overall favorable on many of the 

proposals, with many conditioned on proposed modifications. While the remaining community 

boards have not held full board votes, they have all discussed the proposal in their respective 

committees.  

 

BOROUGH BOARD RESOLUTION  

 

On January 18, 2024, the Manhattan Borough Board voted to recommend: 
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Approval of the following proposal:  

- Proposal 2: Simplify types of businesses allowed in commercial districts 

 

Approval of the following proposals, with conditions:  

- Proposal 1: Remove time limits on reactivating vacant storefronts with grandfathered uses 

- Proposal 6: Update, simplify, and modernize use group categories for businesses 

- Proposal 10: Expand opportunities for amusement uses 

- Proposal 13: Update motor vehicle repair uses/categorization 

- Proposal 15: Allow residential campuses to include commercial space 

- Proposal 18: Create new manufacturing districts 

 

Disapproval of the following proposals, unless certain conditions were met:  

- Proposal 4: Lessen loading berth requirements for use changes in commercial buildings   

- Proposal 7: Allow indoor agriculture and clarify enclosure requirements 

- Proposal 9: Clarify and reorganize drinking and eating establishments   

- Proposal 11: Modernize rules to facilitate more home-based businesses 

- Proposal 12: Update streetscape requirements   

- Proposal 17: Streamline waiver processes   

 

The Borough Board did not take any action on the following proposals:  

- Proposal 3:  Expand locations for small-scale clean production facilities 

- Proposal 5: Allow commercial uses on the second story of mixed-use buildings in low-

density districts 

- Proposal 8: Clarify and update laboratory uses 

- Proposal 14: Allow micro distribution facilities 

- Proposal 16: Allow corner stores in residential areas   

 

BOROUGH PRESIDENT COMMENTS 

 

At its core, the City of Yes for Economic Opportunity proposal is about giving our zoning 

regulations a much-needed update and ensuring that we eliminate any provisions that stifle the 

growth and innovation of our small businesses. While I generally support this application, I 

believe some modifications are needed to strengthen these proposals. A common thread runs 

through many of my recommendations, as well as those from community boards: enforcement. 

Along with granting flexibility for businesses, the City must ensure that any conflicts or issues 

that arise be addressed in a swift and efficient manner. Ensuring that we have the infrastructure 

to do that not only promotes safety and enjoyment of our neighborhoods, but also helps make 

this initiative an all-around success.  

 

Proposal 1: Remove time limits on reactivating vacant storefronts with grandfathered uses  

Manhattan has roughly 82 historic districts, and most of the borough is zoned for residential use. 

Within these districts are a range of businesses that serve their local communities but are also 

considered non-conforming, such as corner stores and bodegas. The current regulations, which 

prohibit the re-tenanting of non-conforming uses within these districts if the use has been closed 

for more than two years, are too inflexible. The past few years have dealt significant blows to the 

brick-and-mortar retail sector, leading to vacancies that affect quality of life for residents, 
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especially in Manhattan, which has had the highest storefront vacancy rate in recent years. This 

proposal is an important step toward making our retail corridors safe, thriving parts of our 

communities.  

 

Proposal 2: Simplify types of businesses allowed in commercial districts 

Today's Zoning Resolution restricts businesses from occupying commercial space across similar 

zoning districts. Adding a broader range of commercial uses would provide businesses with 

flexibility and create more opportunities for them to locate in more parts of the city.  

 

Proposal 3: Expand locations for small-scale clean production facilities  

Clean, small-scale production businesses such as micro-breweries and coffee roasters and maker-

businesses like 3D print shops can currently operate in Special Mixed Use districts, which 

include Hudson Square and West Harlem. This proposal would expand opportunities for these 

businesses while requiring them to meet stringent environmental requirements so that they do not 

cause nuisances to neighboring businesses and residents and include size limitations, providing a 

more diverse commercial experience for residents and visitors. In low-density commercial 

districts, this proposal should include a requirement for an accessory retail component in order to 

ensure that these small-scale production businesses serve their local communities and are 

accessible attractions to the public. 

 

Proposal 4: Lessen loading berth requirements for use changes in commercial buildings  

Our zoning regulations should be flexible and applicable to different business needs as 

technology and industries evolve. By removing the requirement for unnecessary loading berths, 

this proposal would provide more diverse business throughout Manhattan. Additionally, by 

updating loading berth size requirements to accommodate more modern trucks this proposal 

would reduce congestion on our streets and sidewalks.  

 

Proposal 5: Allow commercial uses on the second story of mixed-use buildings in low-

density districts  

Some of our city’s most vibrant neighborhoods are “24/7 neighborhoods” with a mix of 

commercial and residential uses. This proposal would make it easier to foster that vibrancy by 

allowing more businesses to locate close to where New Yorkers live. While owners of existing 

buildings are unlikely to seek this provision, I believe DCP should make a modification that 

limits this proposal to new construction to protect our current housing stock.  

 

Proposal 6: Update, simplify, and modernize use group categories for businesses  

Advancements in business and technology have resulted in a range of commercial uses that could 

not have been envisioned by the authors of the 1961 Zoning Resolution but are important 

contributors to our economy today. I support updating regulations to reflect these changes and 

clarify requirements for new industries.  
 

Proposal 7: Allow indoor agriculture and clarify enclosure requirements 

This proposal would create flexibility for businesses that have agricultural components to their 

operations and formally allow agriculture uses in commercial and residential districts. While it 

would bring much-needed adjustments in the regulations, Manhattan residents have raised the 
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possibility that this provision could open the door for cannabis growth operations. For this 

reason, I believe the proposal should exclude the cultivation of controlled substances.  

 

Proposal 8: Clarify and update laboratory uses  

The New York City Metro region is the nation’s leader in life sciences jobs and funding. In order 

to maintain this position and continue to foster innovation, we need to expand opportunities in 

the life sciences industry by clarifying and expanding the number of spaces in which these 

businesses can locate. However, it is important to ensure strong biosafety levels and standards so 

that these businesses can operate safely. 

 

Proposal 9: Clarify and reorganize drinking and eating establishments  

While the City has taken strides toward correcting unnecessary and discriminatory regulations on 

dancing, including the elimination of the Cabaret Law, this proposal does more to advance a 

more inclusive future that provides greater opportunities for self-expression.  

 

Proposal 10: Expand opportunities for amusement uses  

Allowing a wider range of indoor amusements (and outdoor only via special permit) in more 

neighborhoods would allow New Yorkers to have social and recreational spaces closer to where 

they live and work. This proposal would reflect today’s amusement uses, eliminate outdated 

ones, and differentiate between indoor and outdoor amusements. I believe the proposed CPC 

special permit for some indoor facilities in C4-C8 and M1 districts would ensure proper siting.  

 

Proposal 11: Modernize rules to facilitate more home-based businesses  

Our City should play a vital role in making it easier for small business owners and entrepreneurs 

to operate.  The proposed changes would streamline current regulations and introduce new 

flexibilities on the size and functions of home-based businesses. However, the success of this 

proposal would depend on appropriate enforcement, and I urge the City to ensure there is a 

structure in place to deal with any issues that arise from home businesses. I also believe stricter 

limits on square footage allotments would balance this flexibility with housing protection needs. 

 

Proposal 12: Update streetscape requirements  

Today’s commercial streetscapes are regulated in a piecemeal fashion, including blank walls and 

uninviting facades. This proposal draws from existing special district regulations to ensure that 

new buildings contribute to active commercial streets. While ground-floor residential uses are 

not allowed in the street-facing facades, residential lobbies are allowed, as are residential uses in 

the rest of the ground-floor areas and on floors above, encouraging mixed-use communities with 

active and inviting streetscapes. 

 

Proposal 13: Update motor vehicle repair uses/categorization  

The streets and sidewalks of the city should be prioritized for pedestrians, not cars. This proposal 

would decrease conflicts between auto servicing and pedestrians, ensuring walkable streets and 

streamlining requirements for the auto service industry. The distinction between light and heavy 

uses and the special permit process would ensure that these uses are properly sited.  

 

Proposal 14: Allow micro distribution facilities  
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The presence of delivery vehicles on our streets has become a new normal in our city. Right 

now, zoning does not have a way to accommodate the new kinds of delivery facilities that are 

needed to address this issue. Micro distribution is a way to encourage alternative options for 

local deliveries that are more environmentally conscious. These facilities would be subject to 

streetscape requirements, ensuring transparency and active streets. It will be important for the 

Department of Transportation and other involved agencies to create comprehensive plans so that 

the facilities themselves do not place a strain in certain areas. Additionally, loading operations 

need to mitigate traffic, congestion, and disruption on local streets.  

 

Proposal 15: Allow residential campuses to include commercial space  

Residential campuses are a critical part of the landscape across the city. The lack of commercial 

uses on these campuses means that residents have a harder time accessing goods and services, as 

well as maker spaces that could give them the opportunity to work and create. Environmental 

review, community board review, CPC authorization, and review from residents would help 

ensure that proposed commercial uses are appropriate for the space.  

 

Proposal 16: Allowing corner stores in residential areas  

In Manhattan, most residential districts have nearby commercial areas or overlays. However, 

there are some areas in Manhattan where there are stretches of residential areas where a small 

business would need a full rezoning to open, meaning residents lose out on the opportunity to 

have goods and services closer to their homes. This proposal allows businesses that serve 

residents, like corner stores to locate and operate in these areas. The provision would require 

community board and CPC review and applies to sites that are at or near intersections, preserving 

residential neighborhoods while allowing more neighborhood businesses. 

 

Proposal 17: Streamline waiver processes  

Businesses that want to expand their current use face barriers to doing so. This proposal would 

provide clearer, more streamlined processes through BSA and CPC special permits, allowing for 

review processes but also helping businesses grow and thrive more easily. 
 

Proposal 18: Create new manufacturing districts  

Manufacturing is a key component of our city’s economy, and the jobs in that sector strengthen 

our workforce. Having new options for manufacturing districts that can be mapped in the future, 

through rezonings and a full ULURP process, are important to meet modern manufacturing 

needs. It is important that while new manufacturing districts encourage mixed-use development, 

they also provide ways to both preserve and bolster the industrial sector and reduce conflicts 

with other businesses, pedestrians, and vehicles. 

 

BOROUGH PRESIDENTS RECOMMENDATION  

 

I therefore recommend the following on each of the 18 proposals:  

 

Proposal 1: Remove time limits on reactivating vacant storefronts with grandfathered uses 

– Recommend approval  
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Proposal 2: Simplify types of businesses allowed in commercial districts – Recommend 

approval  

 

Proposal 3: Expand locations for small-scale clean production facilities – Recommend 

approval with the following modification: 

• Include a requirement for an accessory retail component in low-density districts  

 

Proposal 4: Lessen loading berth requirements for use changes in commercial buildings – 

Recommend approval  

 

Proposal 5: Allow commercial uses on the second story of mixed-use buildings in low-

density districts – Recommend approval with the following modification: 

• Apply this provision only to new developments 

 

Proposal 6: Update, simplify, and modernize use group categories for businesses – 

Recommend approval  

 

Proposal 7: Allow indoor agriculture and clarify enclosure requirements – Recommend 

approval with the following modification: 

• Exclude the growth of agricultural products that are controlled substances 

 

Proposal 8: Clarify and update laboratory uses – Recommend approval with the following 

modification: 

• Require biosafety safeguards for all establishments 

 

Proposal 9: Clarify and reorganize drinking and eating establishments – Recommend 

approval 

 

Proposal 10: Expand opportunities for amusement uses – Recommend approval  

 

Proposal 11: Modernize rules to facilitate more home-based businesses – Recommend 

approval with the following modifications:   

• The City should establish a system similar to the Mediating Establishment and 

Neighborhood Disputes (MEND) initiative to resolve issues between neighbors 

• The square footage of the home occupation should be capped at 500 square feet or 49% 

of the apartment, whichever is smaller 

 

Proposal 12: Update streetscape requirements – Recommend approval  

 

Proposal 13: Update motor vehicle repair uses/categorization – Recommend approval 

 

Proposal 14: Allow micro distribution facilities – Recommend approval with the following 

modification:  

• Facilities should be required to allocate a portion of their square footage for loading 

operations to prevent congestion on streets and sidewalks. 
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Proposal 15: Allow residential campuses to include commercial space – Recommend 

approval with the following modification: 

• In addition to community board and CPC review, campus commercial proposals on New 

York City Housing Authority (NYCHA) campuses should be reviewed by residents  

 

Proposal 16: Allowing corner stores in residential areas – Recommend approval  
 

Proposal 17: Streamline waiver processes – Recommend approval 

 

Proposal 18: Create new manufacturing districts – Recommend approval with the following 

modification:  

• Buildings should be required to set aside ground-floor area for manufacturing uses to 

ensure access to loading docks for manufacturing tenants 

 

 

 
Mark Levine  

Manhattan Borough President  
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COMMUNITY BOARD 1 – MANHATTAN
RESOLUTION

DATE: JANUARY 23, 2024

COMMITTEE OF ORIGIN: LAND USE, ZONING, & ECONOMIC DEVELOPMENT
 

COMMITTEE VOTE: 9 In Favor 0 Opposed 0 Abstained 0 Recused
PUBLIC VOTE: 1 In Favor 0 Opposed 0 Abstained 0 Recused
BOARD VOTE: 30 In Favor 0 Opposed 0 Abstained 0 Recused

RE: “City of Yes” – Zoning for Economic Opportunity (ZEO) Zoning Text
Amendment

WHEREAS: As part of New York City Mayor Eric Adams’s “City of Yes” initiative, the New
York City Department of City Planning (DCP) is proposing a series of changes to
the Zoning Resolution (ZR) three broad zoning categories: (1) carbon neutrality,
(2) economic opportunity, and (3) housing opportunity; and

WHEREAS: DCP previously proposed a citywide zoning text amendment aimed at zoning for
carbon neutrality by implementing numerous changes to the ZR “to remove
impediments to, and expand opportunities for, decarbonization projects”
throughout New York City. As part of the review by all 59 of the City’s
Community Districts under the Uniform Land Use Review Procedure (ULURP),
on June 27, 2023, Manhattan Community Board 1 (CB1) passed a resolution
approving, with certain specified conditions, the Carbon Neutrality Zoning Text
Amendment; and.1

WHEREAS: As the lead City agency and applicant, DCP now proposes a citywide zoning text
amendment, described as a “comprehensive overhaul of zoning regulations” to
“primarily update use definitions and use allowances within existing Commercial
and Manufacturing zoning districts” to meet four broad goals of spurring
economic opportunities, including to: “(1) make it easier for businesses to find
space and grow by lifting barriers to enable businesses to locate closer to their
customers; (2) support growing industries by reducing impediments for emerging
business types; (3) foster vibrant neighborhoods by ensuring businesses contribute
to active, safe, and walkable corridors; and (4) create new opportunities for local
businesses to open by establishing new zoning tools to boost job growth and
business expansion; and”

WHEREAS: As of the application’s certification to community boards, the entire (redlined)
text of the ZEO amendments spans 1,127 pages. The entire application and

1 On December 6, 2023, the New York City Council passed the Carbon Neutrality Zoning
Text Amendment.



zoning text language are available on the DCP’s Zoning Application Portal at
https://zap.planning.nyc.gov/projects/2023Y0405; and

WHEREAS: The application contains 18 specific proposals, organized among the four broad
goals described above, specifically:

A. Make it Easier for Businesses to Find Space and Grow

1. Lift Lifetime Limits to Reactivating Storefronts: This proposal “allow
nonconforming vacant storefronts in residence and historic districts to legally
re-tenant their space in locations where it is not already allowed.” Under current
ZR Section 52-61, existing commercial storefronts—many of which have existed
long before changes in zoning which made their use more restrictive—are
allowed to remain forever and even be re-occupied with nonconforming uses, so
long as there is not a gap of two years of longer between uses. But this proposed
amendment, “would ease regulations on the reactivation of vacant retail spaces by
expanding the applicability of Section 52-61 to all Residence Districts as well as
Historic Districts,” thereby “support[ing] the economic stability of
neighborhoods, while promoting walkability and access to local goods and
services.”

2. Simplify Rules for Business Types Allowed on Commercial Streets: This
proposal “would simplify zoning regulations to permit the same range of
commercial businesses on similar commercial street types …” According to the
application’s Project Description, current zoning rules restrict uses that are
allowed in certain commercial districts but not others (e.g., allowed in C1 but not
C2), “effectively bar[ring] these uses, which are allowed in [a] district, from
ground floor tenancy” and “exacerbat[ing] vacancy while also unnecessarily
restricting small businesses from locating in spaces that could be suitable but for
the zoning restriction.”

3. Expand Opportunities for Small-Scale Clean Production: This proposal “would
provide additional location options for small-scale, clean production space and
other light industrial activities.” Specifically targeting small-scale production and
light industrial uses currently permitted in special mixed use districts,
“include[ing] but [] not limited to ice cream shops, bakeries, brewpubs, pottery
stores, woodworking shops, 3-D printers, and apparel makers,” the applications
Project Description states that this amendment would “allow these small-scale
production uses up to 5,000 square feet” in C1 and C2 districts, and “[i]n C4, C5,
C6, and C7 districts, clean production activities would be allowed up to 10,000 SF
on the ground floor—with no size restrictions above the ground floor.” All uses
nevertheless still must comply with all environmental, clean-air, and venting /
stacking requirements.
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4. Modernize Loading Dock Rules so Businesses Can Adapt Over Time: This
proposal would “remove the possible requirement of providing additional loading
berths for a change of use in an existing building” and “update the dimensions of
required loading berths to bring them in line with recent changes in special
purpose districts and the Manhattan Core.” According to the application’s Project
Description, this change “would allow buildings to more easily evolve over time
by not requiring additional loading berths for a change of use in an existing
building. While new buildings will continue to be required to provide loading
berths according to the uses intended to occupy the space, this proposal will allow
existing buildings to evolve their tenant mix over time without adjusting the
number of loading berths.”

5. Enable Commercial Activity on Upper Floors: This proposal would “update the
location of use rules in mixed buildings (buildings with residences).” More
specifically:

● In C1, C2, and C3 districts, the proposal would allow commercial uses on
the second story of all mixed buildings.

● In low-density Commercial Overlay Districts, it would allow commercial
uses on the second story of all mixed buildings.

● In C4, C5, and C6 districts, the Proposal would allow commercial uses
occupy separate parts of the same story or to locate above residences

Production uses (described above in Proposal 3) and “commercial uses that have a
rated capacity (e.g. Eating or Drinking Establishments, Theaters, etc.),” where
they are permitted on the same story as a residential use, must (1) erect a “15-foot
vertical or horizontal buffer” including at least one partition wall; and (2) provide
“floor, ceiling, or partition wall attenuation certified by a licensed architect or
engineer to the Department of Buildings such that no activity shall create a sound
level in excess of ambient sound levels when measured inside a receiving
residential unit.”

6. Simplify and Modernize the Way Businesses are Classified in Zoning: This
proposal would re-organize Use Groups and update use terms to better reflect
modern commercial and industrial activities” by “reorganiz[ing] the current uses
in the 18 “Use Groups “ into 10 categories that better reflect the land use activities
that occur in the city (e.g., housing, retail/service, storage, production, etc.).”
According to the application’s Project Description, “this change would not, on its
own, change any zoning regulations, it would make it easier to understand what
rules apply.”

B. Support Growing Industries

7. Clarify Rules to Permit Indoor Agriculture: This proposal would “clarify
enclosure rules for Commercial Districts on what activities can occur outdoors
and indoors.” Put simply, this proposal would allow indoor agricultural uses in
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commercial districts. According to the application’s Project Description,
“Agriculture is a permitted use in any zoning district, but in Residence and
Commercial districts Use Group 4B agriculture is subject to an open use
requirement that precludes completely enclosed (i.e., indoor) operations. The rise
of vertical farming and hydroponic and aquaponic agriculture create the potential
for more localized food production in neighborhood contexts.”

8. Give Life Sciences Companies More Certainty to Grow: This proposal would
“simplify the use definition for a laboratory and expand geographic applicability
of the current Scientific Research and Development Facility Special Permit.”
According to the application’s Project Description, the amendment “would update
the terminology for laboratories in Commercial Districts, clarifying the
extraneous terminology in the current ‘medical or dental laboratory’ definition to
make the ZR up to date with the City’s interpretation that laboratories of all types
are permissible in Commercial Districts subject to environmental conditions.”
New laboratories would be required to comply with rules ensuring they do not
pose danger or fire, explosion, noise vibration, etc., as well as follow any other
City, State or federal regulations governing labs. The scientific research and
development facility special permit is currently allowed only in C6 and C2-7
districts, but this proposed amendment would expand it to be an allowed use in all
commercial districts and community campus facilities.

9. Support Nightlife With Common-Sense Rules for Dancing and Live
Entertainment: This proposal would “clarify the distinction between ‘eating or
drinking establishments,’ and ‘eating or drinking establishments with
entertainment that has cover charges or specified showtimes,’ while removing
zoning’s role in regulating the act of dancing,” by “consolidat[ing] and
clarify[ing] the distinctions between categories of eating or drinking
establishments based primarily on capacity rather than use.” More specifically,
according to the application’s Project Description, the proposed amendment
would make the following changes / updates:

● Eating and drinking establishments without cover charges or specified
showtimes would continue to operate without occupancy limitation as they
do today, and this existing use would be made as-of-right in C3 districts.

● Eating or drinking establishments with forms of scheduled entertainment
such as music, comedy, or dancing, that have cover charges or specified
showtimes, would be consolidated from the existing UG 6C, 10A, and
12A categories into one use. In C1-C3 districts, these businesses would be
limited to the pre-existing UG 6C capacity limitation of 200 persons or
fewer.

● Venues over 200 people would be newly allowed in C5 districts, including
throughout Lower Manhattan.

The application’s Project Description claims these changes “would allow modern
regulations governing live scheduled entertainment to better reflect the ways in
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which these uses interact with surrounding businesses and residences, allowing
these activities in appropriate zoning districts while ensuring quality of life.”

10. Create More Opportunities for Amusements to Locate: This proposal would
“consolidate existing amusements uses into categories based on whether the
business operates in a building or outside” by consolidating the various
potentially applicable uses into two new use terms, dubbed “amusement or
recreation facilities” and “amusement parks.” According to the application’s
Project Description, the two new uses would be categorized as follows:

● An “amusement of recreation facility” would be limited to 10,000 SF in
C1 and C2 districts and must be indoors in C1-C6 districts. Open versions
of the use would require a BSA permit in those districts.

● An “outdoor amusement park” would be a new term meant to reflect a
broad range of current outdoor amusement uses found in the ZR. It would
be restricted from C1-C6 districts and would be limited to 10,000 SF in
C7, C8, and M districts.

11. Enable Entrepreneurship With Modern Rules for Home-Based Businesses:
This proposal would “modernize regulations for home-based businesses” by
“eliminating the list of non-permitted uses and allow[ing] home businesses to
expand in size to 49% of floor area and 3 employees.” According to the
application’s Project Description, “home businesses would continue to be subject
to rules that ensure they are good neighbors.”

C. Enable More Business-Friendly Streetscapes

12. Introduce Corridor Design Rules That Ensure Buildings Contribute to
Surroundings: According to the application, this proposal “would activate the
city’s commercial corridors by establishing clear and consistent streetscape
regulations.” The application states, “To ensure the success of commercial
corridors and ease the regulatory process for small businesses to comply with
streetscape rules, the proposal would also create consistent groundfloor design
requirements to ensure that retail and commercial streets remain active and
attractive. [It] would establish a tiered approach to streetscape regulations, with
rules that are responsive to pedestrian street character, increasing in regulatory
strength in areas with stronger existing active commercial context.” For new
buildings, this proposal “would create a tiered approach to streetscape regulations,
with rules that intend to respond to local street character,” with more details on
the “tiers” described in greater detail in the application’s Project Description.

13. Reduce Conflicts Between Auto Repair Shops and Pedestrians: Noting that
“auto installation, service, and repair uses are mostly restricted to C8, M1, M2,
and M3 districts (current UG16B),” this proposal would expand the possible
location and use of auto repair shops by “consolidate[ing] the range of auto
servicing uses into two zoning-defined categories: ‘light’ or ‘heavy’ motor vehicle
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repair and maintenance shops.” According to the application’s Project
Description, “Those repair uses that are not required to register with the DMV
would be considered ‘light’ motor vehicle repair and maintenance and would be
able to locate in most Commercial Districts with a BSA special permit to ensure
new businesses can open, but with an increased ability to ensure oversight of land
use conflicts caused by auto operations in pedestrian areas.”

14. Encourage Safe and Sustainable Deliveries With Micro-Distribution:
Consistent with the City’s “established policies of encouraging alternative freight
deliveries including having the “last mile” of delivery performed by pedestrian or
bicycle,” this proposal would include a new use called a “Micro-Distribution
Facility,” restricted to 2,500 square feet in C1 and C2 districts and allowed up to
5,000 square feet on ground floor (and up to 10,000 square feet above the ground
floor) in C4-C7 districts. A larger proposed “micro-distribution facility” in these
districts would require a discretionary action.

D. Create New Opportunities for Businesses to Open

15. Facilitate Local Commercial Space on Residential Campuses: According to the
proposal, “[n]o zoning tools exist to allow commercial uses on residential
campuses other than a full area-wide rezoning, which may be too costly,
time-consuming, or not appropriate for many locations. The application’s Project
Description states this proposal “would allow the City Planning Commission to
approve larger-scale commercial spaces in Residence Districts on campus sites.
The use would be subject to size restrictions (15,000 SF) and locational
restrictions. The authorization would be subject to both environmental review and
Community Board approval, with conditions that stipulate approval only if
development would not create traffic congestion or environmental concerns.”

16. Create Process for Allowing Corner Stores in Residential Areas: This proposal
“would create a pathway for a new neighborhood-serving business to locate in a
Residence District.” It would create a new CPC Authorization to allow for up to
2,500 SF of retail, service, or office uses to locate in a Residence District,
provided that the commercial storefront is located within at least 100 feet from an
intersection.

17. Rationalize Waiver Process for Business Adaptation and Growth: This proposal
“would rationalize and supplement existing discretionary zoning tools to address
gaps that prevent businesses a path to expand or adapt.” More specifically, it
would create a new permit for retail / service, amusement, and production uses
that would allow the BSA to modify the size, enclosure, and other requirements
for permitted uses. The proposal includes numerous limitations around BSA
permitting and processes, described more fully in the application’s Project
Description.
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18. Create New Kinds of Zoning Districts for Future Job Hubs: This proposal
would create new zoning districts that are for use in future mapping actions. The
proposal would create a range of new job-intensive, non-residential zoning
options to enable job growth. These new districts will range from 2-15 FAR,
address longstanding bulk and physical challenges, and come in several use-mix
options, described in more detail in the application’s Project Description.

WHEREAS: The application was certified by the NYC City Planning Commission (CPC) on
November 8, 2023 and referred to all 59 community boards for a 60-day review
period. In response to a united request from a majority of the City’s community
boards in all five boroughs, DCP Director (and CPC Chairperson) Daniel
Garodnick agreed, in a letter dated November 15, 2023, to provide community
boards until the beginning of February 2024 to evaluate and vote on the
application and to ensure that each community board’s vote receives “thorough
consideration by the Commission”; and

WHEREAS: The Land Use, Zoning and Economic Development (LZE) Committee of
Manhattan Community Board 1 (CB1) began formal review of the ZEO
application at the LZE Committee’s November 13, 2023 meeting. Officials with
DCP attended the meeting and provided an extensive presentation of the
application’s 18 proposals, including maps of proposals’ applicability throughout
Community District 1 (CD1); and

WHEREAS: The LZE Committee continued review of the application at its December 11, 2023
meeting, where members posed numerous significant questions around expanding
agriculture in the context of marijuana growers, the impact of expanding
home-based businesses in residential buildings, the wisdom of increasing
potential large-venue nightlife uses in Lower Manhattan, and more. Officials with
DCP attended the December meeting and provided a further extensive
presentation, specifically tailored to the application’s potential impacts throughout
CD1; and

WHEREAS: CB1 held a public hearing on the ZEO application on January 8, 2023,
immediately preceding the LZE Committee’s final meeting on the topic of the
application; and

WHEREAS: Officials with DCP appeared again for the final review at the Committee’s
January 8, 2024 meeting and provided answers to LZE Committee members’
prior questions, as well as another presentation tuned specifically to the
Committee’s questions and concerns about potential impacts of the ZEO
application throughout Governors Island; and

WHEREAS: CB1 specifically notes its concerns with the potential unintended consequence of
any of the ZEO application’s 18 proposals to make further changes within the
currently-existing zoning and uses allowed at Governors Island or the South
Street Seaport Historic District, which CB1 strongly opposes and which CB1
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understands from DCP representatives is not the intention of the ZEO application;
and

WHEREAS: Upon further discussion and debate at its January 8, 2024 meeting, the LZE
Committee considered and voted separately on each of the ZEO application’s 18
proposals, including discussions and votes on requesting various modifications.
Though LZE Committee members voted to “approve,” “disapprove,” or “approve
/ disapprove with conditions or modifications” as to each proposal—and thus the
Committee’s vote count varied on each proposal—the LZE Committee came to a
consensus on a single resolution expressing the recommendations as to each
separate proposal as set forth below2; now

THEREFORE
BE IT
RESOLVED
THAT: CB1 makes the following recommendations as to the ZEO Zoning Text

Amendment application:

No. Proposal Approve / Disapprove Requested Modifications

1
Lift Lifetime Limits to
Reactivating
Storefronts

Approve

2

Simplify Rules for
Business Types
Allowed on
Commercial Streets

Approve

3
Expand Opportunities
for Small-Scale Clean
Production

Approve

2 Throughout its review of this application, George Janes of George M. Janes &
Associates, a land use consultant retained by CB1 to help in its review of the application,
provided invaluable research and technical expertise to CB1’s LZE Committee. Mr. Janes
authored memoranda that synthesized this vast application for Committee members and attended
the Committee’s meetings on the application, where he explained critical impacts of the
application throughout CD1 and helped Committee members through their varied questions.
CB1 publicly thanks Mr. Janes for his help to CB1 in reviewing this application.
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No. Proposal Approve / Disapprove Requested Modifications

4

Modernize Loading
Dock Rules so
Businesses Can Adapt
Over Time

Disapprove (With
Modifications)

● This proposal should be modified so
that it would not apply in mixed
buildings.

● This proposal further should be
modified to require a special permit
that includes findings that consider
local traffic as well as any
residential uses that might exist in
the building.

● This proposal further should be
modified to require community
board review and vote on
applications for loading berth
reductions for existing buildings.

● This proposal further should be
modified to require on site storage
on sites that receive loading berth
reductions.
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No. Proposal Approve / Disapprove Requested Modifications

5
Enable Commercial
Activity on Upper
Floors

Disapprove (With
Modifications)

● This proposal should be modified so
that it would not allow for
residential to commercial
conversions, which could create
further competition between
commercial and residential uses in
buildings in commercial districts.

● This proposal further should be
modified to require strict separation,
vertically and horizontally, between
residential persons’ circulation and
commercial persons’ circulation, so
that they do not mix.

● This proposal further should be
modified to apply the proposed
separation, attenuation and air
quality rules to establishments of all
sizes and uses, including but not
limited to personal establishments or
those with an occupancy of less than
75, not just “production uses” or
“commercial uses that have a rated
capacity.”

● This proposal further should be
modified to require that there be
study and permitting for additional
traffic flow of the commercial
activity within any building with a
residential component, specifically
taking into account (but not limited
to) residents’ quality of life.

● This proposal should further be
modified to exclude rooftops.

6

Simplify and
Modernize the Way
Businesses are
Classified in Zoning

Approve

● This proposal should be modified to
exclude Governor’s Island from
modifications to Use Groups to
preserve the intentions of the special
district.

7
Clarify Rules to
Permit Indoor
Agriculture

Disapprove
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No. Proposal Approve / Disapprove Requested Modifications

8
Give Life Sciences
Companies More
Certainty to Grow

Approve (With
Modifications)

● This proposal should be modified to
require that, because of the risks
such laboratories pose to their
neighbors, life science uses that are
obligated to register with the NYC
Department of Health and Mental
Hygiene should not be developed
as-of-right and should need a special
permit to locate anywhere in NYC.

● This proposal should further be
modified to provide that life
sciences companies cannot be
located in a building with any
residential component.

9

Support Nightlife
With Common-Sense
Rules for Dancing and
Live Entertainment

Disapprove

10

Create More
Opportunities for
Amusements to
Locate

Disapprove (With
Modifications)

● This proposal should be modified to
allow for consideration of
smaller-scale amusement uses (i.e.,
10,000 square feet or less,
particularly by an amusement user
serving the local community) by
CPC special permit.

● This proposal should further be
modified so that indoor amusement
facilities should conform to existing
height and bulk regulations.

● This proposal should further be
modified to exclude Governor’s
Island from modifications to Use
Groups to preserve the intentions of
the special district.
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11

Enable
Entrepreneurship With
Modern Rules for
Home-Based
Businesses

Disapprove (With
Modifications)

● This proposal should be modified to
include a square-footage limitation
of the home occupation usage to a
cap of 1,000 square feet or 49% of
the size of the entire unit, whichever
is less.

● This proposal further should be
modified to include trip generation
limitations, so as to regulate the
frequency of a home-based
business’s clients, deliveries, etc. on
an hourly or daily basis.

● This proposal further should be
modified so that the number of
visitors to a building should be
limited via limitations to the hours
and the number of clients and
deliveries per week that can visit a
home business.

● This proposal further should be
modified to include a notification
requirement to neighbors that there
is a home-based business.

● This proposal further should be
modified to establish a mediation
system, similar to the Mediating
Establishment and Neighborhood
Disputes (MEND) initiative that
resolves disputes regarding nightlife
establishments, for neighbors and
business owners to resolve disputes
regarding nuisances

● This proposal further should be
modified to limit the number of
outside employees to three and the
overall total number of persons
(including owners, partners,
employees, etc.) to five.

● This proposal further should be
modified so that the home-based
business locations should be
primarily residences.

● This proposal further should be
modified to include a cap on the
number of home-based businesses
within a residential building.
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No. Proposal Approve / Disapprove Requested Modifications

12

Introduce Corridor
Design Rules That
Ensure Buildings
Contribute to
Surroundings

Approve (With
Request for

Clarification)

● CB1 notes that this proposal does
not explain how, if at all, it might
apply in the special district of
Battery Park City. CB1 has
requested clarification on this point
from DCP and reserves the right to
amend its position on this proposal
upon review of this clarification.

13
Reduce Conflicts
Between Auto Repair
Shops and Pedestrians

Approve

14

Encourage Safe and
Sustainable Deliveries
With
Micro-Distribution

Approve

15
Facilitate Local
Commercial Space on
Residential Campuses

Approve (With
Modifications)

● This proposal should be modified to
require Community Board review
and vote on application of
non-residential uses on residential
campuses.

16

Create Process for
Allowing Corner
Stores in Residential
Areas

Approve

17

Rationalize Waiver
Process for Business
Adaptation and
Growth

Disapprove

18
Create New Kinds of
Zoning Districts for
Future Job Hubs

Approve
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RECOMMENDATION 
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Application # N240011ZRY Borough: Citywide
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Docket Description: 

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Unfavorable
Please attach any further explanation of the recommendation on additional sheets as necessary
CONSIDERATION: 

Recommendation submitted by SI BP Date: 1/31/2024 4:27 PM









COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 6 # Against: 12 # Abstaining: 0 Total members appointed to 

the board: 17
Date of Vote: 2/5/2024 12:00 AM Vote Location: Email

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/4/2024 6:30 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: zoom

CONSIDERATION: 18 Proposals - 6 support - 12 do not support - Support 1, 2, 3, 4, 12, 17 - Do not Support 5, 6, 7, 8, 9, 
10, 11, 13, 14, 15, 16, 18.

Recommendation submitted by SI CB1 Date: 2/5/2024 1:10 PM



 

January 11, 2024 

Bronx Community Board 6’s opinions on the City of Yes for Economic Development are as follows. Each 

numbered item indicates our stance based on the January 10th Board meeting vote – 23 in favor and 1 

opposed. 

1. Support 

2. Support 

3. Support 

4. Support 

5. Oppose 

CB6 is concerned that this proposal will increase residential displacement if units are converted from 

residential to commercial. We do not believe the city has the capacity to prevent conversions from 

resulting in a loss of residential units. We expect that items 1 and 2 in this package can increase the 

supply of commercial space. We expect that this proposal would cause quality of life issues for residents 

in mixed use buildings. 

6. Support 

7. Oppose 

CB6 requests that this proposal excludes cannabis cultivation, due to the historical fire risks of cannabis 

cultivation and quality of life concerns (smell). 

8. Oppose 

CB6 believes that life sciences facilities should be contained to their current zoning and siting rules. The 

Board is concerned about hazardous materials in laboratories endangering local residents. 

9. Support 

10. Support 

11. Oppose 

CB6 believes this issue needs to be addressed on a case-by-case basis, with each landlord creating rules 

for home businesses in leases. We are not aware of any current issues with apartments that are used as 

home offices being cited by DOB. Home salons and barbershops will create quality of life concerns that 

NYPD does not have the capacity to mitigate. 



12. Support 

13. Oppose 

CB6 requests BSA permits be required for all auto shops, including those in M zones. Auto repair shops, 

even with "light" uses, are flagrantly violating traffic laws (parking in residential spots and sidewalks) and 

need to prove they have the capacity to provide their own parking citywide. 

14. Oppose 

CB6 requests that this proposal, if enacted, include mandatory traffic studies for distribution hubs, 

considering whether e-bike or moped traffic will conflict with traffic and pedestrian safety. NYPD needs 

to be consulted in traffic enforcement considerations. 

15. Support  

CB6 would like this modification to only include new construction campuses only, excluding current 

campuses. We believe this proposal could cause the same negative consequences as proposal #5. 

16. Oppose 

CB6 is concerned that this proposal will increase residential displacement if units are converted from 

residential to commercial. We do not believe the city has the capacity to prevent conversions from 

resulting in a loss of residential units.  We expect that this proposal would cause quality of life issues for 

residents in residential areas, potentially lowering property values. 

17. Support 

18. Support 
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the board: 24
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Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/20/2023 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 1932 Arthur Avenue 403A

CONSIDERATION: 1. Support
2. Support
3. Support
4. Support
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6. Support
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9. Support
10. Support
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12. Support
13. Oppose
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16. Oppose
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Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: 
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Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Waiver of Recommendation
# In Favor: 0 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 47

Date of Vote: 12/19/2023 12:00 AM Vote Location: 120-55 Queens Boulevard, Kew Gardens NY 
11424

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: Community Board did not vote on this application because we do not have any M Districts

Recommendation submitted by QN CB9 Date: 1/3/2024 12:09 PM
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Application # N240011ZRY Borough: Citywide
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Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 0 # Against: 32 # Abstaining: 0 Total members appointed to 

the board: 48
Date of Vote: 12/13/2023 12:00 AM Vote Location: 183-02 Union Turnpike Fresh Meadows, NY

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/13/2023 7:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 183-02 Union Turnpike Fresh Meadows, NY

CONSIDERATION: 
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      Queens Borough President Recommendation 
 
 
APPLICATION:              City of Yes: Zoning for Economic Opportunity (M-Districts)                                                       
COMMUNITY BOARD:  Citywide 
 
DOCKET DESCRIPTION 
 
ULURP #N240011 ZRY– IN THE MATTER OF an application submitted by The NYC Department of City 
Planning for a citywide zoning text amendment to add new Manufacturing (M) district options to the City’s Zoning 
Resolution. These new zoning tools remove impediments to business location and growth within M Districts by 
providing a wider range of available densities than the current M districts allow, updated bulk regulations that 
enabling more loft-like physical typologies, and right-sizing parking/loading regulations. 
 
 
 

PUBLIC HEARING 
 
A Public Hearing was held by the Queens Borough President both in the Borough President’s Conference Room 
at 120-55 Queens Boulevard, Kew Gardens NY 11424 and via Zoom webinar and livestreamed on 
www.queensbp.org on Thursday, January 11, 2024 at 9:30 A.M. pursuant to Section 82(5) of the New York City 
Charter and was duly advertised in the manner specified in Section 197-c (i) of the New York City Charter.  The 
applicant made a presentation.  There was one speaker.  The hearing was closed.  
                              
 

CONSIDERATION 
 
Subsequent to a review of the application and consideration of testimony received at the public hearing, the 
following issues and impacts have been identified: 

 

• The Department of City Planning (DCP) is proposing a zoning text amendment to change use 
regulations, loading requirements, and urban design, as well as the introduction of new actions and 
zoning districts for future mapping in manufacturing districts. The text amendment introduces new zoning 
sub-districts, such as M3A "Core" districts for industrial expansion, M2A "Transition" districts for 
redevelopment and M1A "Growth" districts; 
 

• There is a concurrent zoning text amendment certified at the same time as Zoning for Economic 
Opportunity (M-Districts) called “Zoning for Economic Opportunity” (ULURP #N240010 ZRY), which 
aims to make it easier for businesses to find space and grow, reduce barriers, enhance neighborhoods, 
and create new opportunities for local businesses; 
 

• The proposed amendment emphasizes updates for definitions and allowances in Manufacturing 
zoning districts through roughly fifteen (15) sections in the Zoning Resolution. Actions proposed 
include outlining the intent of Manufacturing Districts and modifying the description of the M2 
Manufacturing District to align with permitted uses in the new M2A district (ZR 41-00); indicating that 
M2A districts now allow community facility uses (ZR 41-12); enhancing non-industrial uses in M 
districts, including retail, amusement, and community facilities. M3A and M2A districts would then 
restrict non-industrial uses based on FAR instead of size (ZR 42-36); outlining bulk regulations for 
Manufacturing Districts that would feature an expanded FAR spectrum, and adopt a loft-like building 
similar to those in the Gowanus neighborhood of Brooklyn (ZR 43-00); allowing specific uses in M2A 
and M3A districts to have a higher maximum FAR than other permitted uses (ZR 43-131); 
encompassing various M1A districts with FARs ranging from 2.0 to 15.0, and suggesting a range of 
FARs from 2.0 to 5.0 for a combination of M2A and M3A districts (ZR 43-132); permitting the use of 
the public plaza floor area bonus in M1A Districts (ZR 43-14); permitting taller floors in rear yards for 
M1A, M2A, and M3A districts, similar to the Gowanus District (ZR 43-23); permitting M1A, M2A, and 
M3A districts to have shallower rear yards (ZR 43-26); exempting lots in M1A, M2A, and M3A districts 
from rear yard requirements (ZR 43-28); permitting buildings in M1A, M2A, and M3A districts to be 
closer to the side lot line when adjacent to Residence Districts (ZR 43-303); introducing height and 
setback rules for M1A, M2A, and M3A Districts (ZR 43-46); and outlining parking and loading 
regulations for Manufacturing Districts (ZR 44-00, 44-21, and 44-52);  
 

• The Department of City Planning made presentations to Queens Community Boards on various dates 
from November 2023 to January 2024. Each presentation largely centered on the main “Zoning for 
Economic Opportunity” text amendment. Community Board 1 voted against ULURP #240010 ZRY but 
voted in favor of ULURP #240011 ZRY; Community Boards 2, 3, 4, 5, and 14 all voted against ULURP 
#240010 ZRY, but did not upload Recommendations to the Zoning Applications Portal (ZAP) by the time 
the Borough President’s Recommendation was written; Community Board 6 voted conditional approval 
for both ULURP #240010 and #240011 ZRY; Community Board 7, 8, 11 and 12 voted against both 
ULURP #240010 and #240011 ZRY; Community Board 9 voted against ULURP #240010 and waived 
their recommendation for ULURP #240011 ZRY; Community Board 10 voted to conditionally approve 
ULURP #240010 ZRY and approve #240011 ZRY; and Community Board 13 voted against ULURP 
#240010 and did not upload a Recommendation for #240011 ZRY. Reasons for opposing the text 
amendments included the limitation of Community Board and elected officials voices over future 
projects; and decreased quality of life with new and numerous commercial activity that may be allowed 

http://www.queensbp.org/


in residential areas. Community Boards that approved or conditionally approved the text amendments 
felt the proposals were overall consistent and appropriate; 

 

• At the Borough President’s Land Use Public Hearing, the applicant made a presentation on the proposed 
text amendment. The Borough President asked the Applicant about the newly proposed manufacturing 
districts, and how these districts may or may not permit housing. The Applicant replied that these new 
“core” districts are meant to encourage both manufacturing and residential spaces (where appropriate) 
as buffer zones around more core-industrial areas that would preclude housing but preserve jobs. One 
speaker, the Community Board 5 Land Use Committee Chair, testified against the zoning text 
amendments, and the hearing was closed; 

 

• The Borough President’s Office has received fifteen (15) letters of written testimony about Zoning for 
Economic Opportunity, fourteen (14) of which testified against and one (1) testified in favor of the zoning 
text amendments. 

 
 
 

  
RECOMMENDATION 
 

Based on the above consideration, I hereby recommend approval with the following conditions: 
 

• Throughout the remaining ULURP process, DCP should periodically send all compiled 
resources on this zoning text amendment to all Queens Community Boards; and 

 

• For future citywide zoning text amendments, DCP should consider creating an interactive tool 
that the general public can use to “test” out various land use scenarios. Because these zoning 
text amendments can be dense, even with static resources, it is important that all members of 
the public (including Community Board members) may work through scenarios that impact their 
daily lives. 

 
 

 
 
 
 
 
 
             ________________________________________               _______________________ 

              PRESIDENT, BOROUGH OF QUEENS                                         DATE 
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January 31st, 2024  

 

 

Hon. Dan Garodnick  

Chair/Director  

Dept. of City Planning  

120 Broadway, 31st Fl.   

New York, NY 10271  

 

 

Dear Chair/Director Garodnick, 

 

Reso RE: ‘City of Yes’ Zoning for Economic Opportunity Text Amendments 

 

At its regularly scheduled General Board Meeting held in hybrid, on Thursday, January 18th, 

2024. Manhattan Community Board No. 9 passed the following Reso RE: ‘City of Yes’ Zoning 

for Economic Opportunity Text Amendments by a vote of 28 in favor, 2 opposed, and 2 

abstentions with 32 members present. 

 

WHEREAS Manhattan Community Board 9 (MCB9) consists of primarily residential districts 

with and without C1 & C2 overlays (“commercial overlays on residential districts”); and  

 

WHEREAS MCB9 has minimal C4, C6 and M districts and no C5 districts; and 

     

WHEREAS MCB9 is already one of the most densely-developed Community Districts in the 

City; and 

 

WHEREAS MCB9 already has a shortage of residential real estate and affordable housing and 

has long believed that there is a severe lack of affordable housing in the City; and 

 

WHEREAS MCB9 believes that the creation of upper floor retail, expanded storefronts and 

corner bodegas will create an increased strain on existing real estate in the form of greater 

demand for limited square footage, raising rents; and 

 

WHEREAS while MCB9 supports a vibrant nightlife and entertainment employment, it remains 

concerned about the potential for the negative side-effects of nightlife in the form of noise 

pollution and the potential for violence and narcotics activity causing negative impacts on 

residential units that may be located above such establishments in Commercial districts that are 

overlaid on Residential districts; and 

 

WHEREAS MCB9 similarly believes that given the associated strain from new development, 

increases in Floor Area Ratio (FAR) above those normally permitted should be granted sparingly 

and only in proportion to the public good that additional FAR subsidizes; and 
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WHEREAS, MCB9 recognizes that noise pollution is a significant issue in the district, 

consistently ranking as one of the top complaints reported to 311 by residents; and 

 

WHEREAS, excessive noise pollution has been scientifically linked to various negative health 

outcomes including stress, sleep disturbance, and cardiovascular issues, thereby impacting the 

overall quality of life and well-being of residents; and 

 

WHEREAS, the proliferation of commercial establishments, especially those involved in small-

scale productions, nightlife, and other potentially noisy activities, poses a risk of increasing noise 

pollution levels in residential areas; and 

 

WHEREAS, many residential buildings within MCB9 share walls with commercial 

establishments, making these residences particularly vulnerable to noise intrusion and its adverse 

effects; and 

 

WHEREAS the Department of City Planning (DCP) has proposed a Citywide Text Amendment, 

(the “Proposed Action”) to the New York City Zoning Resolution (ZR) to support economic 

growth and resiliency in New York City. The Proposed Action, known as City of Yes for 

Economic Opportunity (COYEO), is a comprehensive overhaul of zoning regulations that would: 

(1) make it easier for businesses to find space and grow by lifting barriers to enable businesses to 

locate closer to their customers; (2) support growing industries by reducing impediments for 

emerging business types; (3) foster vibrant neighborhoods by ensuring businesses contribute to 

active, safe, and walkable corridors; and (4) create new opportunities for local businesses to open 

by establishing new zoning tools to boost job growth and business expansion. COYEO would 

support economic growth and resiliency by allowing existing non-residential space to be 

repurposed for alternative non-residential uses and by providing businesses with additional 

flexibility to grow and thrive in New York City (NYC); and 

 

WHEREAS ZEO’s stated purposes would primarily be to update use definitions and use 

allowances within existing Commercial and Manufacturing zoning districts. These changes 

would clarify what commercial and industrial uses are allowed and define the circumstances 

under which they are allowed by amending zoning use definitions. The proposed zoning text 

amendment would also add or modify discretionary actions that could be pursued in the future, 

including Special Permits of the Board of Standards and Appeals (BSA) and Authorizations and 

Special Permits of the City Planning Commission (CPC). Lastly, the proposed zoning text would 

add new Commercial and Manufacturing zoning districts to the Zoning Resolution that could be 

applied to specific geographies in the future via a separate rezoning action. No new districts 

would be mapped by the proposed zoning text amendment. Any proposal that seeks discretionary 

actions created by this proposed zoning text amendment would require environmental review at 

the time of application. The proposed zoning text amendment would apply to all 59 of the City’s 

Community Districts; and 
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WHEREAS while MCB9 supports clarifying language for florists and similar uses, MCB9 

believes that indoor agriculture should not be permitted in Commercial districts and should 

instead be appropriately located in the already-available Manufacturing districts, outdoors, in 

greenhouses, or in special districts where such is already permitted; and 

 

WHEREAS MCB9 remains unconvinced that “microdistribution centers” are a good use of 

commercial retail space, given that trucks will still need to unload packages at such sites, that so-

called “dark stores” are already a problem in MCB9, and that smaller vehicles for delivery like 

electric bikes already are adding to pedestrian danger on our sidewalks; and 

 

WHEREAS MCB9 believes that existing “microdistribution” solutions, such as the ability of 

residents to pick up packages at retail establishments that also serve helpful neighborhood retail 

purposes like Duane Reade or Whole Foods, are sufficient to meet this need and do not need the 

competition for commercial space from single-purpose mini-warehouses; and 

 

WHEREAS MCB9 has concerns that certain portions of proposal 12’s corridor design rules may 

mandate uniform fonts that reduce the visual diversity of store signage and may not adequately 

accommodate languages with non-Roman characters like Arabic, Korean, Chinese, etc.; and 

 

NOTING WITH CONCERN our fear that these proposals will put additional strain on other 

agencies with already tight budgets and limited staff to regulate these new as-of-right 

opportunities has the potential to cause significant negative impacts on the quality of life in the 

district; and 

 

NOTING WITH CONCERN that many of the agencies responsible for enforcing provisions 

around environmental and other issues like noise, fumes, and sales of narcotics are already 

unable to adequately enforce existing regulations, as evidenced by the noise issues in MCD9 and 

the proliferation of illegal cannabis retail stores across the city; and 

 

NOTING WITH CONCERN that, while MCB9 understands DCP’s desire to align zoning text 

use groups with the standard NAICs codes, Use Group 6 includes both neighborhood-serving 

retail that is appropriate for commercial overlays in residential areas (eg. grocery and 

convenience retailers, picture framing shops, record stores, specialty food retailers, book 

retailers, florists, etc.) and uses that may be noxious or hazardous to residents living above the 

use group (eg. crematoria, electric vehicle and battery swapping, boat fuel distributors, 

automotive rental and leasing, car washes, etc.), which could better serve the public by being 

grouped into subcategories (eg. “Use Group 6A (Neighborhood Retail)” and “Use Group 6B 

(Commercial Retail)”); and 

 

OBJECTING IN FULL to the threat these proposals may bring to residential units lost due to 

expanding businesses that are given preference by landlords; 
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THEREFORE, BE IT RESOLVED that Manhattan Community Board 9 states its approval 

with no conditions to the following proposals in the text amendment of Zoning for Economic 

Opportunity: 

 

(4) Loading Docks 

(10) Amusement 

(15) Campus Commercial; and 

 

THEREFORE, BE IT FURTHER RESOLVED that Manhattan Community Board 9 states its 

approval with conditions to the following proposals in the text amendment of Zoning for 

Economic Opportunity: 

 

(1) Reactivate Storefronts  

● Conditional on the requirement the proposal be amended to require LPC approval 

in Historic Districts. 

(2) Simplify District Types 

● Conditional on the requirement that transient accommodations and entertainment 

uses not be permitted in C1 & C2 overlays in a residential district. 

(3) Small-scale productions 

● Conditional on the requirement that the language establish guardrails for 

environmental impacts including noise, vibration, mold, vermin, drainage issues 

and other negative impacts on the surroundings in C1 & C2 overlays in a 

residential district. 

(6) Use Terms 

● Re-evaluate size and scope of Use Group 6 to include sub-categories (eg. “Use 

Group 6A (Neighborhood Retail)” and “Use Group 6B (Commercial Retail)”) to 

better distinguish between uses in the new Use Group 6 that serve primarily 

residential neighborhoods and do not create meaningfully increased risk of noise, 

pollution, or other hazards or noxious effects for residential neighbors, including 

and especially residences located in the same structure as the commercial use 

group. 

      (7) Urban Agriculture 

● Agriculture should not be permitted in C districts, and MCB9 supports this 

proposal only on the condition that it be amended to only include the language 

clarifying florist type and food based businesses. 

(9) Nightlife 

● Conditional on the establishment of an uncapped permitting system (with no 

quota or limits) for live entertainment similar to outdoor dining, through which 

agencies that enforce issues relating to noise complaints and the use of violence or 

narcotics can suspend or revoke licenses and establish stipulations on the behavior 

of establishments with such licenses. 
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(11) Home Occupation 

● Conditional on the requirement that residences used must be a primary residence 

& that the business space be limited to 500 sqft maximum of existing residential 

footage regardless of size of the residential unit, and that the amendment must not 

allow multiple residential units in a single building to be used by the same home-

based business. 

(12) Streetscape 

● Conditional on the requirements describing opacity of windows and doors and 

additional flexibility be added around requirements on fonts for store signage and 

characters and letters in non-Roman writing systems. 

(13) Auto Repair 

● Conditional on language being amended to specify that such uses are not 

permitted in C1 & C2 overlays in a residential district. 

(18) New loft-style district 

● Conditional on the requirement that these new provisions not to apply in M 

districts in Manhattanville without additional ULURP actions; and 

 

THEREFORE, BE IT FURTHER RESOLVED that Manhattan Community Board 9 states its 

opposition to the following proposals in the text amendment of Zoning for Economic 

Opportunity: 

 

(5) Upper Floor Commercial 

● MCB9 raises concerns of lost residential units due to preference of commercial 

space by landlords. This proposal contradicts the City’s goal of creating housing. 

Without access to studies of potential displacement MCB9 cannot support this 

goal. MCB9 also expects that this proposal would increase quality of life and 

health complaints which are already not adequately addressed.  

(8) Life Sciences 

● MCB9 is concerned with hazardous materials and outbreaks endangering local 

residents, especially in high density areas. The board suggests a restriction to only 

on-site campus labs, not in surrounding buildings and not areas in C1 & C2 

districts. There are also concerns, again, regarding increased quality of life and 

health complaints being addressed adequately within current budget allocations. 

Additionally, MCB9 has ample existing vacant manufacturing space for life 

sciences purposes, including laboratories. These existing spaces do not need other 

commercial spaces competing with them for laboratory businesses or 

organizations. 

(14) Micro-distribution 

● MCB9 expresses great concerns that these locations will not alleviate increased 

vehicle traffic in the district and may increase danger to pedestrians if e-bike use 

increases. If approved, CB9 requests mandatory studies for the specific site by 

DOT with consultation with NYPD for traffic enforcement considerations. 
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(16) Corner Stores 

● MCB9 is concerned that the wide breadth of uses in the new Use Group 6 would 

allow uses in residential districts that not applicable to intention of this proposal. 

We suggest that this proposal, if passed, only apply to residential districts that are 

a set distance away from the nearest Commercial district or commercial overlay 

on a residential district. 

(17) Better waiver process 

● The Board of Standards and Appeals (BSA) and the City Planning Commission 

(CPC) already have powerful waiver powers under the zoning text. The proposed 

amendments would enhance these powers and essentially give the CPC unlimited 

power to change certain rules. Any changes to the waivers processes should be 

much more narrowly-scoped to address a specific set of well-defined problems. 

 

THEREFORE, BE IT FURTHER RESOLVED, that MCB9 calls for stringent noise 

mitigation measures to be implemented in any new or existing commercial developments, 

particularly those in close proximity to residential areas, to safeguard residents from the harmful 

impacts of noise pollution; and 

 

BE IT FURTHER RESOLVED, that MCB9 advocates for the enforcement of strict 

soundproofing standards in both new and existing commercial establishments that share walls 

with residential buildings, ensuring that noise levels remain within the permissible limits set by 

city ordinances; and 

 

BE IT FURTHER RESOLVED, that MCB9 recommends the establishment of a mandatory 

assessment of potential noise impacts for any new commercial project or significant 

modifications to existing businesses, with a focus on evaluating and addressing the concerns of 

adjacent residential properties; and 

 

BE IT FURTHER RESOLVED, that MCB9 encourages ongoing community engagement and 

dialogue between residents, business owners, and city agencies to proactively address noise 

complaints and develop collaborative solutions that respect the needs of all parties; and 

 

BE IT FURTHER RESOLVED, that Manhattan Community Board 9 is committed to working 

with city officials, local businesses, and community members to create a harmonious living 

environment where economic development does not come at the cost of residents’ health and 

quality of life; and 

 

BE IT FURTHER RESOLVED that Manhattan Community Board 9 hereby stipulates that an 

emphasis shall be placed on the augmentation of building and code enforcement to ensure 

responsible development and strict compliance with all land use, zoning, and performance 

regulations; and 
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BE IT FINALLY RESOLVED that the Manhattan Community Board 9 directs the City to 

undertake necessary actions to implement the objectives and strategies outlined in the "City of 

Yes for Economic Opportunity" initiative, contingent upon the aforementioned exceptions and 

modifications, and to collaborate with local community boards, businesses, community 

organizations, and other relevant stakeholders.  

 

 

If you have any questions and/or further information is needed, please do not hesitate contacting 

me or District Manager, Eutha Prince, at the board office (212) 864-6200.  Sincerely,    

   

Victor Edwards    

Chair    

   
 

cc:  Hon. Eric Adams, Mayor   

       Hon. Brad Lander, New York City Comptroller   

       Hon. Mark Levine, Manhattan Borough President   

       Hon. Cordell Cleare, New York State Senate  

       Hon. Robert Jackson, New York State Senator   

       Hon. Daniel J. O’Donnell, Assembly Member   

       Hon. Inez Dickens, Assembly Member   

       Hon. Al Taylor, Assembly Member   

       Hon. Shaun Abreu, City Council Member   

       Hon. Yusef Salaam, City Council Member  

       Hon. Rafael Salamanca, Jr., City Council Member, Chair of Committee on Land Use 

       Mr. Zead Ramadan, Executive Director, West Harlem Development Corporation 
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RESOLUTION RE: CITY ECONOMIC DEVELOPMENT 

 Mayor Adams and the City Planning Commission have proposed numerous amendments 

to the NYC Zoning Resolution (“ZR”), intended to encourage a cleaner environment, boost 

economic opportunity and increase housing availability. 

 By resolution dated June 6 2023, CB7 approved the proposed amendments addressed to 

environmental protection. Currently under consideration is the second group of proposed 

amendments relating to economic opportunity (A third group relating to housing will be submitted 

in early 2024).  

 The proposed amendments are as follows: 

 1. Non-conforming uses: The proposed amendment would remove a two-year 

vacancy limitation  on grandfathering of non-conforming uses in historical districts. 

 2. Elimination of restrictions on ground floor use of commercial space: The proposed 

amendment would eliminate restrictions on certain proposed commercial uses, such as  dance 

studios, clothing rental and instructional activity. 

 3.  Small scale clean production, i.e., manufacturing of items such as apparel, 

ceramics, brewed beverages, baked goods and jewelry. The proposed amendment would allow 

such uses to a maximum of  5,000 square feet in C1 and C2 districts and 10,000 square feet in C4-

7 districts. 

 4. Loading dock rules: The proposed amendment would remove the ZR requirement 

that new tenants in existing buildings  provide additional loading dock space depending upon their 

proposed usage. 
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The City of New York 
Community Board 8 Manhattan 

 
January 31, 2024 
 
Daniel R. Garodnick, Chair     
City Planning Commission     
120 Broadway, 31st Floor     
New York, NY 10271      
 
Re: City of Yes for Economic Opportunity Text Amendment (N240010ZRY) 
 
Dear Chair Garodnick, 
 
At the Full Board meeting of Community Board 8 Manhattan held on Wednesday, January 24, 2024, the board 
approved the following resolution by a vote of 38 in favor, 3 opposed, 1 abstention, and 0 not voting for cause: 
 

WHEREAS, Community Board 8 Manhattan (CB8M) has conducted a comprehensive review and 
engaged in discussions with relevant city agencies regarding the City of Yes for Economic 
Opportunity (“COYEO”) zoning text amendment and engaged a land use and zoning expert to assist 
us in our review of COYEO; 

WHEREAS, COYEO comprises 18 proposals of varying objectives, impact levels, and clarity, 
necessitating careful consideration and potential modifications; 

WHEREAS, Community Board 8 Manhattan believes that in light of the sheer volume of COYEO 
changes and their complexity, the review period for COYEO should have been longer; 

WHEREAS, COYEO proposes a myriad of changes to special zoning districts, in general but is not 
structured to accept comments to address the uniqueness of certain special districts which deeply 
concerns Community Board 8; we wish to make sure that these proposals do not have the effect of 
changing the unique character of our special districts, particularly the Special Madison Avenue 
Preservation District, and we request that the Department of City Planning engage in additional 
discussions with Community Board 8, our neighborhood groups, and our district’s City 
Councilmembers to address our concerns and related possible modifications to the COYEO 
proposals; 

WHEREAS, with respect to COYEO proposal number 8 regarding Life Sciences, Community Board 
8 Manhattan would request that if it is enacted despite our “no” that the text amendment specifically 
acknowledge and respect the existing restrictive declaration with respect to the New York Blood 
Center re-zoning; 

WHEREAS, with respect to COYEO proposal number 16, while Community Board 8 Manhattan 
does not believe this proposal is right for our district, and disapprove its application in Community 
District 8, we recognize that it might be more appropriate for other parts of the city.  DCP has 
explained that it was developed with other areas in mind, and do not object to it being proposed or 
implemented specifically for those areas rather than city-wide; 
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THEREFORE, BE IT RESOLVED that Community Board 8 Manhattan expresses its unqualified 
favorable “yes” opinion for the following proposals of COYEO zoning text amendment: 

 (2)  Simplify District Types 
 (6)  Use Terms; additionally, we recommend that the term “Uses” be amended to 
specifically add shelters and safe havens and identified to the appropriate use group. 
 (13)  Auto repair 
 (18)      New Loft-style district; 

BE IT FURTHER RESOLVED that Community Board 8 Manhattan expresses its conditional 
favorable “yes” opinion of the following proposals of COYEO zoning text amendment, contingent 
on the incorporation of the following modifications: 

(3) Small-scale Production: Conditional upon such use to the extent sited on the ground 
floor store front of a commercial district, it must also contain a retail component; 
 
(7)        Urban Agriculture: Conditional upon (a) establishing (i) regulations to ensure 
minimum negative environmental impacts, including odors, rodents, and other negative 
impacts such as guardrails for water use and (ii) creation and maintenance of a specific and 
adequate enforcement team and meaningful enforcement of such regulations, and (b) such 
use only being permitted in commercial or manufacturing zones, and not in residential zones 
or mixed buildings in any zone.   
 
(9) Nightlife: Conditional upon (a) exclusion of special districts (including the Special 
Madison Avenue Preservation District) from the changes and (b) establishing adequate 
regulations to ensure mitigation of environmental impacts for surrounding neighbors, 
including, hours of operation, noise levels, and traffic (both vehicular and pedestrian), with 
an adequately staffed enforcement team and meaningful fines and penalties for non-
compliance; 
 
(10) Amusement: Conditional upon the removal of the BSA special permit (ZR 73-181) 
and the CPC special permit (ZR 74-181) that would permit waivers of the proposed 
underlying size and supplementary use regulations with respect to indoor amusements; and 
“no” to outdoor amusements being permitted to be sited anywhere other than where they are 
in accordance with the current zoning resolution;  
 
(14) Micro-distribution: Conditional upon (a) such locations only being sited on avenues 
other than Fifth, Madison, and Park Avenues and not side streets, (b) not being permitted in 
special districts, and (c) the establishment of regulations to address sidewalk capacity 
(prohibitions on pallets and vehicles on the sidewalk) and vehicular traffic directly in front of 
the micro-distribution location, noise levels during quiet hours, the appearance of the 
storefront and other logistical impacts within residential neighborhoods, together with the 
establishment of an adequately staffed enforcement team and meaningful fines and penalties;  

 
BE IT FURTHER RESOLVED that Community Board 8 Manhattan expresses its “no” 
unfavorable opinion of the following proposals of COYEO zoning text amendment as follows: 

(1) Reactivate Storefronts (in addition, we would like the City to conduct a survey in 
the districts where there is currently no time limit on reactivation as to the effects, if 
any, on vacancies) 

(4) Loading Docks 
      (5) Upper Floor Commercial 
      (8) Life Sciences 
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     (11) Home Occupations 
     (12)  Streetscape; Community Board 8 Manhattan further requests that if this proposal is 

implemented, that it exclude special districts (including the Special Madison Avenue 
Preservation District) from the changes and (b) permit street abutting ground floor 
apartments, provided that there is appropriate provision for windows and ambient 
lighting of the streetscape (of the same type that is required by commercial 
businesses); 

     (15) Campus Commercial 
     (16) Corner Stores 
     (17) Better Waiver Process  

Please advise our office of any action taken on this matter.  
 
Sincerely,  
 

Valerie S. Mason 
Valerie S. Mason 
Chair       
 
cc: Honorable Kathy Hochul, Governor of New York 

Honorable Eric Adams, Mayor of the City of New York 
Honorable Mark Levine, Manhattan Borough President  
Honorable Jerry Nadler, 12th Congressional District Representative 
Honorable Liz Krueger, NYS Senator, 28th Senatorial District 
Honorable José M. Serrano, NYS Senator, 29th Senatorial District 
Honorable Edward Gibbs, NYS Assembly Member 68th Assembly District 
Honorable Alex Bores, NYS Assembly Member, 73rd Assembly District 
Honorable Rebecca Seawright, NYS Assembly Member 76th Assembly District 
Honorable Keith Powers, NYC Council Member, 4th Council District 
Honorable Julie Menin, NYC Council Member, 5th Council District 
Honorable Diana Ayala, NYC Council Member, 8th Council District 
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A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:
Memorial Sloan Kettering’s Rockefeller Research Laboratories 
430 East 67th Street and Zoom 
https://www.cb8m.com/event/28907/

CONSIDERATION: See attached resolution.

Recommendation submitted by MN CB8 Date: 2/12/2024 1:07 PM
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SANDY MCKEE  JESÚS PÉREZ 
CHAIR   DISTRICT MANAGER 
 
JOHN KELLER, FIRST VICE CHAIR  GABRIEL TURZO, TREASURER 
MARK THOMPSON, SECOND VICE CHAIR  BEATRICE DISMAN, ASST. TREASURER 
  LIVIA SHREDNICK, SECRETARY 
  RUPAL KAKKAD, ASST. SECRETARY 
 
 
 
 

 

THE  CI T Y  O F  N E W  YO R K  
MA N HAT TA N CO M MU NI TY  BOA RD  S I X  
211  EA S T  43 RD  ST R EET, SU I T E  1404 

NE W YO RK , NY 10017  

VIA E-MAIL 
 
January 16, 2024 
 
Dan Garodnick 
Director 
Department of City Planning 
120 Broadway, 31st Floor 
New York, NY 10271 
 
Regarding the proposed City of Yes for Economic Opportunity Zoning Text 
Amendment 
 
At the January 10, 2024 Full Board meeting of Manhattan Community Board Six, the Board 
adopted the following resolution: 
 
WHEREAS, Manhattan Community Board Six has conducted a comprehensive review and 
engaged in discussions with relevant city agencies regarding the City of Yes for Economic 
Opportunity zoning text amendment;  
 
WHEREAS, the Board expressed its support for the principles of the City of Yes Zoning for 
Carbon Neutrality in a resolution on November 8th, 2023, and eagerly anticipated collaborating 
with the Department of City Planning on additional components of the City of Yes initiative;  
 
WHEREAS, the Board noted that certain inquiries about different components of the proposal 
remain unanswered or unresolved, causing hesitation in providing full endorsement at this 
time;  
 
WHEREAS, the City of Yes for Economic Opportunity comprises 18 components of varying 
objectives, impact levels, and clarity, necessitating careful consideration and potential 
modifications; 
 
THEREFORE, BE IT RESOLVED that Manhattan Community Board Six expresses its 
favorable opinion for the following components of the City of Yes for Economic Opportunity 
zoning text amendment: 
(1) Reactivate Storefronts 
(2) Simplify District Types 
(3) Small-scale Production 
(4) Loading Docks 
(6) Use Terms 
(9) Nightlife 



(10) Amusement 
(12) Streetscape 
(13) Auto repair 
(16) Corner Stores 
(17) Better Waiver Process 
(18) New Loft-style district; 
 
BE IT FURTHER RESOLVED that Manhattan Community Board Six expresses its 
conditional favorable opinion of the following components, contingent on the incorporation 
of the following modifications: 
(7) Urban Agriculture: Conditional upon establishing guardrails for environmental impacts, 
including odors, rodents, and other negative impacts on the surroundings 
(11) Home Occupations: Conditional upon keeping the 500 SF limit; 
 
BE IT FURTHER RESOLVED that the Board expresses its conditional unfavorable 
opinion of the following components unless requested modifications are reflected in the final 
version of the zoning text amendment as follows: 
(5) Upper Floor Commercial: Conditional upon limiting to C4-C6 and areas of higher density, 
and not in C1-C2 and areas of lower density 
(8) Life Sciences: Conditional upon the addition of measures to ensure the safety and security of 
the neighboring areas by detailing the type of lab activities and levels of risk in case of accidents 
(14) Micro-distribution: Conditional upon the addition of measures to limit the negative impact 
on competition to small businesses, sidewalk capacity, noise levels during quiet hours, and other 
logistical impacts within residential neighborhoods 
(15) Campus Commercial: Conditional upon the addition of a requirement to obtain community 
approval. 
 
VOTE:   41 In Favor    0 Opposed     0 Abstention   0 Not Entitled 
 
Best regards, 
 

 
 
Jesús Pérez 
District Manager 
 
Cc:  Hon. Mark Levine, Manhattan Borough President 
        Carlina Rivera, Council Member 
        Keith Powers, Council Member 
        Julie Menin, Council Member 
        Majed Abdulsamad, Chair, CB6 Land Use & Waterfront Committee 
 



������������������������

���������������

���������
	��

��
��

���������������������������������������������������
�����������
�
���
�����	�����
����
����������������
����������������������������
����������������������������������������
����������������������
�����
����
	�����������������������������������
��������������

�������������������������
�����������������

��

��� �������
��

���

��
�����	
��	���������

�������
��������
������	����������
��

���������������
�������
��	������

�������	����
������	����



�����

��������
����������������

�������������

� ������
��������������

�­�������
�����������������

�������������

�����
���������

���������
����
������

��

��� �������
��

���

��
�����	
��	���������

Conditional upon establishing 
guardrails for environmental 
impacts, including odors, rodents, 
and other negative impacts on the 
surroundings

Conditional upon limiting 
to C4-C6 and areas of 
higher density, and not in 
C1-C2 and areas of lower 
density

Conditional upon the addition of 
measures to ensure the safety and 
security of the neighboring areas 
by detailing the type of lab 
activities and levels of risk in case 
of accidents
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Conditional upon the addition of 
measures to limit the negative 
impact on competition to small 
businesses, sidewalk capacity, noise 
levels during quiet hours, and other 
logistical impacts within residential 
neighborhoods

Conditional upon the addition of a 
requirement to obtain community 
approval
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https://www.nyc.gov/site/planning/plans/city-of-yes/city-of-yes-economic-opportunity.page
https://zap.planning.nyc.gov/projects
J_Tepale
Underline

J_Tepale
Underline



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Favorable
# In Favor: 41 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 41
Date of Vote: 1/10/2024 12:00 AM Vote Location: 25 Waterside Plaza

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 11/27/2023 7:00 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 211 East 43rd Street, Suite 1404 and on Zoom

CONSIDERATION: Favorable for new loft-style district.

Recommendation submitted by MN CB6 Date: 2/8/2024 4:01 PM



Diinovaii Richards

liDronnh Presuk'iii, Queens
Kahicd Bragu
Director, Coiwniinily ISinirtls

City of New York
Community Board #1, Queens

The l^istilli Grand Manor

45-02 Diiniars Boulevard, LL Suile 1025
Astoria, N.Y, 1 1 105

Tel: 718-626-1021. Fax: 718-626-1072

E-mail: qn01@cb.nyc.gov

Chairperson
I'lorcnco Koiilmiiis

District Mimiiper

m
●I its-

i:XHCUTIVBIjOARI) BOARDMI-MBI-:R.S(coiii.i

Cliairpersoti .laiuiary 29, 2024 Gciirgc Alcxitni
l.Duisc Bordlcy
Joan Marie D'Allcva
Tonzin Dedicii
Mackenzi Tarciucr
Dean 0. Fcrali'vic
Adam Fishcr-Cox
l-raiik I’rcdcricks
.Shahenaz I lamcic
l-lvic ! iamzopinilos
Clirisloplicr l lamvay
Brian Hum
Vanc.ssa Jones-1 lall
Richard Kluizami
Crisiina i.asires
I'llian Loweiis
Ihiue Ma
Adianasio.s Magoulas
Jd'lrey Martin
Brian Marline/
Amin Melicdi
Andreas Migias
Doreen Moltainmed
.Stella N'ieolaoii
Juliet Fiiviibytil)
Margot Riphagen
Mariselii Santos
I'homas Wright
Rosemarv Yeluin

first I'ice Chairperson
Amy I Ian
Seconil Vice Chairperson
Thomas Ryan
Thin! Vice Chairperson
Corinne Wood-i laynes
Kxecalive Secretary
Daniel .●\liberii
Serpeant-al-Arim
I'vrone Gardner

Mr. Dan Garodnick, Chair
City Planning Commission
120 Broadway, 3 1st Floor
New York. NY 10271

RE: N24001 IZRY City ofYcs Cilywidc Text Amendments for
Economic Opporlunily - Manufacturing Districts

Dear Chair Garodnick:COMMI'|-n-i;S &
CIIAIRFFRSOMS

On December 19. 2023. at a duly advertised public hearing held by
Community Board 1 Queens (CB IQ), the Department of City
Planning (DCP), presented the referenced application, part of the City
of Yes Economic Opportunity te.xt anicndmenls. There were no
questions or comments from Board members and no speakers from the
general public lestilled.

Airptirt
RiiscMaric Foveromo
iiiisiness Economic
Development

Consumer .-1/fairs
Dim) Faiiaudulias
Educaiioii/LibraryA'onth
Services
Ditina l.imongi
Environmental/Sanitation
.Aiiloticlla Di Saverio
Health Si Human Sendees
Jtidy Trilivas
Housing
Katie lillman
Land Use S Xoniii"
Gerald Cnlicndo
l-lizabeth ilrion
Lepal, Lepislative,
Parliinneniar}'
Rod Towitsend
0/ftce-Staff/Budget/PR
Marie Tiimiali
Parks/Recreation/
Cultural
Kalhlccji Wantock
Piihlic Safely
Aitit Bruno
Antonio Meloni
Transportation
Dominic .Stiller

After hearing the Land Use and Zoning Committee report at the
Board's regular meeting on Januaiy 16. 2024. CB 1Q voted to approve
application N240010ZRY. ic.ki amendments for manufacturing
districts, by a vote of 35 in favor. 1 opposed. 0 abstention and 0 not
eligible to vote.

During the Land U.se and Zoning Committee's review of the
application, committee members found it to be .straightforward, raising
no issues that wouldn't be noted during ULURP review. No new
M(A) districts would be mapped by this text amendment action and
any new MIA, M2A and M3 A di.slrict would require  a complete
ULURP application and EAS review.

The proposed text amendments update the manufacturing district
regulations by establishing three new districts that allow increases in
building heights and FAR. giving more llexibilily to Ihe built form of
new industrial buildings. The amendments also include changes to
parking and loading requirements in manufacturing districts. The
intent of these changes is to encourage and aceommodate new trends
in industrial uses as well as to establish a higher density of industries,
businesses and mixed-use buildings around transit

.Sincerely/,
■if

/’ / I

\nL
Gerald CaliendoAmyTUaick

Acjing oiiairperson Co-Cluiirs, Land Use and Zoning Committee /

ec: Honorable Donovan Richai'ds. BPQ
Honorable Michael Gianaiis
Honorable Tiffany Caban
Honorable Julie Won
Honorable Nydia Velasquc/.
Honorable Toby Ann Stavi.sky
Honorable Jessica Ramos
Honorable Steven Raga
Honorable Jessica Gon/.alcz-Rojas
Vicky Garvey. Land Use. QBP
Alexis Wheeler. Dii'cctoi- Queens Office DCP
Colin Ryan, DCP

Boiiti(liiriL-s: Norili; Ba.si River. Bowery Bay  - Fast; S2 St.. Brooklyii-Qiieeiis F.xpressway - Soiiili: (/iieen.s Flaza No.. Norihem Blvil.. l.IRlt 'I'rack.s - We.si: i-iwi River



Donovan Richards
Borough President, Queens
Kahleel Bragg
Director, Community Boards

City of New York
Community Board #1, Queens

The Pistilli Grand Manor

45-02 Ditmars Boulevard, LL Suite 1025
Astoria, N.Y. 11105

Tel: 718-626-1021, Fax: 718-626-1072

E-mail: qn01@cb.nyc.gov

Chairperson
Florence Koulouris
District Manager

BOARD MEMBERS fcont.)EXECUTIVE BOARD

George Alexiou
Louise Bordley
Jean Marie D’Alleva
Tenzin Dechen
Mackenzi Farquer
Dean O. Fcratovic
Adam Fisher-Cox
Frank Fredericks
Shahenaz Hamde
Evie Hantzopoulos
Christopher Hanway
Brian Hunt
Vanessa Jones-Hall
Richard Khuzami
Cristina Lastres
Ethan Lowens
Huge Ma
Athanasios Magoutas
Jeflrey Martin
Brian Martinez
Amin Mehedi
Andreas Migias
Doreen Mohammed
Stella Nicolaou
Juliet Payabyab
Margot Riphagen
Marisela Santos
Thomas Wright
Rosemary Yelton

Chairperson January 29,2024

First Vice Chcdrperson
Amy Hau
Second Vice Chairperson
Thomas Ryan
Third Vice Chairperson
Corinne Wood-Haynes
Executive Secretary
Daniel Aliberti
Sergeant-at-A rms
Tyrone Gardner

Mr. Dan Garodnick, Chair

City Planning Commission
120 Broadway
New York, New York

N240010ZRY City of Yes Cilywide Text Amendments for
Economic Opportunity - Commercial Districts

RE:

COMMITTEES &
CHAIRPERSONS Dear Chair Garodnick:

Airport
RoseMarie Poveromo
Business Economic
Development

Community Board 1 Queens (CBIQ) held a duly advertised public hearing on
December 19,2023, during which the proposed City of Yes Economic
Opportunity Text Amendments for commercial districts were presented by
the Department of City Planning (DCP), followed by a Q & A for board
members. There were no speakers from the general public on the text
amendments. At its January 16,2024 regular meeting, the Board's Land Use
and Zoning Committee gave its report that included committee consensus on
each of the 18 proposed text changes that was based on extensive review and
discussion. Following the report and discussion with Board members, CBIQ
conditionally disapproved DCP's application N240010ZRY for text
amendments to commercial districts by a vote of 32 in favor, 4 opposed, 0

abstention and 0 not eligible to vote. The Board's conditions follow.

Consumer Affairs
Dino Panagoulias
Education/Ubrary/Youth
Services
Diana Limongi
Environmental/Sanitation
Antoneila Di Saverio
Health & Human Services
Judy Trilivas
Housing
Katie Ellman
Land Use & Zoning
Gerald Caliendo
Elizabeth Erion
Legal, Legislative,
Parliamentary
Rod Townsend
Offlce-Staff/Budget/PR
Marie Tomiali
Parks/Recreation/
Cultural
Kathleen Wamock

Public Safety
Ann Bruno
Antonio Meloni
Transportation
Dominic Stiller

CONDITIONS

#/ Ailow non-conforming uses to reoccupy storefronts that have been

vacant for 2 or more years.

1. Require a BSA special permit to continue occupancy by non-conforming
uses.

2. Consider a text amendment setting a time limit for occupancy by non-

conforming uses.

#2 Simplify the Use categories, update the Use list and permit similar uses
to locate in Cl, C2 and C4 to C7 districts.

The board supports updating uses but limiting ground floor occupancy to
10,000 SF in Cl, C2 districts unless reviewed by the CB.

#J Allow small-scale, clean-production uses not categorized as
manufacturing up to 5,000 SF in Cl and C2 and 10,000 SF in C4 to C7.
1. In Cl, C2 and C4 districts any small-scale, clean-production use should be
accessory to and associated with a retail use. The production use should
occupy less than 50% of the storefront space, up to a max. of 5000 SF.
2. An accessory clean-production use should have the same or similar hours
of operation to those of its associated primary retail use.

#5 Enable commercial activity on upperfloors of residential buildings.
1. Require a CPC or BSA Special Permit with community board review for
any commercial uses located on rooftops (e.g. restaurants, bars).
2. Limit upper floor commercial spaces to 10,000 SF.
3. No conversion of existing residential uses to commercial use should be
permitted.

#7 Reduce obstacles for emerging business types and permit Indoor Urban
Agriculture in all C districts.
More clarity is needed on how NYC zoning regulations and NYS rules for
commercial cannabis production as a home occupation relate with respect to
size, location (by zoning district when both commercial and residential uses
are permitted), on-site sale and product distribution.

H8 Redefine Life Sciences businesses as a community facility as well as
rules for location and expansion in all C districts if environmental safety
standards met.

Boundaries: North: East River, Bowery Bay-East: 82 St, Brooklyn-Queens Expressway-South: Queens Plaza No., Northern Blvd., LIRR Tracks-West: East River



January 29,2024
Mr. Dan Garodnick, Chairperson

Page 2

#9 Nightlife Rules for dancing and live entertainment: Regulations to be based on capacity rather than type of
live entertainment! permit allforms of entertainment, music, ticketed events in spaces with up to 200^person
occupancy in Cl to C3; No limitation on size, activities and capacity in C4 to C8, Ml to M3; allow dancing where
a building lobby Is provided.
Specify in the regulation that occupancy should be limited by the FDNY occupancy standard that apply to the
premises.

#// Establish rules for home-based businesses. Delete existing list of prohibited home businesses. Increase
allowable space for business usefrom 25% with a limit of500 SF up to 49% of residentialfloor area. Allow up to
3 employees. Remove list of uses allowed as home occupations from Zoning Resolution.
1. The size of the business-related area should remain at 25% of the residential floor area.

2. Number of on-site employees should be limited to the legal tenant+1 employee.
3. Limit permitted home occupation uses to offices, hand-made products, crafls.

U14 Enable siting of micro-distribution centers near homes.
1. All micro-centers in commercial districts should be allowed only by CPC special permit that specifies a short,
specific term limit, to allow DCP time to evaluate the operations of the center and collaborate with relevant agencies
to determine if further limitations are warranted or findings for the permit need refinement.

#75 Commercial space on residential campuses permitted by CPC Authorization, to allow up to 15,000 SF of
maker-space or clean-production uses Cl or C2 districts.
Support a CPC Authorization after consultation directly with tenant representatives of the affected NYCHA campus.
(See comment section below for responses from CDIQ NYCHA tenant board members.)

SUPPORT AS PROPOSED

U4 Modernize rules to determine number of loading docks and remove the regulation that new tenants provide
additional berths in a building based on a change in use within C districts.
The proposed rule change that applies to new uses is reasonable. Consider using building floor area to determine
number of required off-street loading docks, but that can result in more traffic congestion by on-street truck
deliveries.

#6 Simplify and modernize how businesses are classified.
Updating the uses is necessary but the benefit from reorganizing them into new categories is unclear.

mo Amusementfacilities in more accessible locations
No issue raised in committee's or board's discussions.

#12 Corridor Design Rules set groundfloor storefront design to mandate 50% store window transparency,
minimum lobby width and screened groundfloor parking areas.
No issue raised in committee's or during committee and board discussions.
#13 Conflicts between auto repair and pedestrians
The Issue is the illegal use of sidewalks for vehicle servicing and parking. A BSA special permit is supported that
will require on-site spaces. The special permit helps enforcement and gives the community and BSA a basis on
which to deny future use of the property if any restrictions are not adhered to.

#16 Corner Stores in residential areas under a new CPC Authorization allowing up to 2,500 SF commercial use
within 100' of intersection.
No issue raised in committee's or during committee and board discussions. Due to cost and time for approval, the
committee didn't think there will be applications.

#17 Adapting Spaces for Industry by rationalizing the waiver process.
No issue raised in committee's or during committee and board discussions.

#18 New Loft Style Zoning Districts Update and upgrade M district regs to encourage multistory, job-growth
buildings near transit zones.
No new M(A) districts would be mapped by this action and any new MIA, M2A and M3A district would require a
complete ULURP application and HAS review. A separate vote to approve application the manufacturing text
amendments (N240010ZRY) was taken by CBIQ on January 16,2024 by a vote of 35 in favor, 1 opposed, 0
abstention and 0 not eligible to vote.

ISSUES RAISED THROUGHOUT THE REVIEW PROCESS BY BOARD MEMBERS AND LAND USE
COMMITTEE

The scope of these text amendments was just too vast to consider in a single, time-sensitive ULURP
application.

Compliance by building owners and their commercial tenants will be difficult to enforce, if not completely
ignored, and will diminish further the quality of life for residents in and around Cl and C2 overlay districts.
Enforcement is minimal at best or not at all by those City agencies responsible for assuring compliance
with current noise and crowd regulations for eating and drinking establishments. This is due to reduced
staffing, budget issues and a favorable government predisposition toward business. Although it is not
within the purview of CPC, or regulated by zoning, enforcement personnel must be increased, especially in
Cl and C2 districts with changes to nightlife and commercial uses.

Boundaries: North: Easl River, Bowery Bay - Easi: 82 St., Brooklyn-Queens Expressway - South: Queens Plaza No., Northern Blvd., LIRR Tracks - West; East River
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These lexl changes will significantly increase the incidence of quality of life and safety issues
Home occupation uses need to be well-defined in the text, including their possible impacts, especially in C1
and C2 districts. Within most of the housing stock in Cl and C2 districts in CD IQ and throughout Oneens.
home occupation clients, customers and employees cannot be physically separated from residential areas
and tenants

There was no outreach in CD IQ to residents living within Cl and C2 districts. They were not included in
the pre-ULURP discussions but are directl>’ and negatively impacted by these changes.

The proposed zoning changes are written for the benefit of building owners - not for small businesses who
rent or residential tenants.

Vacancies along shopping strips are the result of owner-speculation and exorbitantly high rents not
affordable for small businesses.

After a specified number of years, prc-1961 non-complying and non-conforming uses should have to
comply with zoning, Areas where such uses predominate should be appropriately rezoned.
Regarding Proposal to allow commercial and small-scale production uses in residential campus settings;
I. NYCHA tenants should determine the need for repurposing NYCHA-controllcd commercial or
community spaces within the development as well as determine which uses should re-occupy on-site
vacancies.

2. Reusing NYCI lA spaces should require a full community review under ULURP or a CPC
Authorization/Special Permit. NYCHA is trying to privatize public land. Spaces intended for clean-
production uses or retail but can be used for library or community spaces for and by campus residents.

3. CNY or NYCHA did not reach to tenant organizations at Astoria Houses or Queensbridge Houses prior
to the CB presentation. Astoria Houses has a privately-developed  building on campus that still has not yet
replaced tenant parking removed for the development.

Sincerely yours.

/
//

Cliza^tmi. t

ibr Ge Caliendo\
Co-C/iairs, Land Use and Zoning CommitteeActing Chairperson

cc: Honorable Donovan Richards. BPQ
Honorable Michael Gianaris

Honorable Tiffany Caban
Honorable Julie Won

Honorable Nydia Velasquez
Honorable Toby Ann Stavisky
Honorable Jessica Ramos

Honorable Steven Raga
Honorable Jessica Gonzalez-Rojas
Vicky Garvey. Land Use, QBP
Alexis Wheeler, Director Queens Office DCP
Colin Ryan, DCP

lUimidsirtes: North: HiLst River. lUnvery liny - l-a.si; S2 .St.. Hrooklyn-(,)iiccn.s Li.xprcssway - South: Queens Pltiza No.. Northern Blvil., l.IRR I'nicks- West: l-iasi River



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: 
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 35 # Against: 1 # Abstaining: 0 Total members appointed to 

the board: 50
Date of Vote: 1/16/2024 12:00 AM Vote Location: Astoria World Manor 25-22 Astoria Blvd.

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/19/2023 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Astoria World Manor 25-22 Astoria Blvd. Astoria NY

CONSIDERATION: Please see the attached document for Manufacturing Districts.

Recommendation submitted by QN CB1 Date: 2/8/2024 1:34 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Favorable
# In Favor: 25 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 48
Date of Vote: 1/4/2024 12:00 AM Vote Location: Old Mill Yacht Club

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/7/2023 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Old Mill Yacht Club 163-15 Cross Bay Blvd., Howard Beach NY 
11414

CONSIDERATION: None

Recommendation submitted by QN CB10 Date: 1/11/2024 4:40 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: 
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 4 # Against: 25 # Abstaining: 2 Total members appointed to 

the board: 31
Date of Vote: 12/5/2023 12:00 AM Vote Location: KCS, 203-05 32 Avenue, Baysie

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: 

Recommendation submitted by QN CB11 Date: 12/8/2023 11:01 AM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 36 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 37
Date of Vote: 1/18/2024 12:00 AM Vote Location: 172-17 Linden Blvd.

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: Recommendation is to deny application

Recommendation submitted by QN CB12 Date: 1/18/2024 10:42 AM



Additional comments/recommendations from 2 Bronx CB12 Board Members

Luke Szabados (Bronx CB 12 Board Member)
#2 Simplifying District Types:
We appreciate efforts to organize and simplify district types because this makes it
easier for Bronx CB12 entrepreneurs to interpret and understand the zoning rules.
Zoning regulations should be easily understood and reflect real world conditions and
industries.

#4 Loading Docks:
Modernizing our loading dock rules to reduce the likelihood of trucks parking on the
sidewalk is a huge benefit to Bronx CB12. Our district is overrun with tractor trailers
and other large vehicles, which often park on the sidewalk to unload their goods,
endangering pedestrians.

#12 Streetscapes:
Bronx CB12 recognizes several deficiencies of the current streetscape rules in our
community district. Blank walls in our commercial zoning districts are undesirable, as
they enable nuisance activity (eg/ graffitti, illegal vending) and detract from the vitality
of our thoroughfares. Minimizing blank walls and making enhancements to the
pedestrian experience will help make our commercial districts more vibrant.

#15 Campus Commercial:
Bronx CB12 supports enabling large campus sites, like NYCHA sites in our district, to
be able to take advantage of commercial opportunities like local retail, services, and
maker-spaces on-site. This has a great potential of activating campuses and our
community in a positive way.

#16 Corner Stores:
There are several corridors in our district, such as Bronxwood Avenue, where
grandfathered corner stores fill a much needed and appreciated commercial role in
residential districts where they would otherwise be prohibited. This proposal creates
a pathway for approval of corner stores in residential districts. Corner stores provide
opportunities for small businesses in the neighborhood to get their start, provide
building owners an opportunity for extra income, and allow residents to reduce their
travel time if they live far away from a commercial district.



Additional comments/recommendations from 2 Bronx CB12 Board Members

Arielle Peters (Bronx CB12 Board Member)
#1 - Support

CB 12 district has 160 unoccupied Storefronts

#3 - Do Not Support
We should strongly encourage the "City of Yes" to change their terms in describing

what should be acceptable odors. The usage of language such as "offensive and
persistent noise and odors," which can be culturally bias with using an example of
comparing coffee to Sriracha. We are a diverse community of different races and
ethnicities. What is deem as "pleasant" can be seen as culturally insensitive regardless
of intent.

In the city's proposal, "local designers and manufacturers to develop standardized,
modular components for outdoor dining setups, including barriers, ramps, and
platforms, that will follow the forthcoming permanent design guidelines currently in
development." - This should be permitted in selected areas. There is a current traffic
and parking crisis in certain busy areas, where outdoor dining would only add to a
complicated issue for both the restaurants and residents. Also, any outdoor dining has
to meet a requirement in regards to upholding the character of the neighborhood and
be approved by the community board. (Please note, I am unsure if outdoor dining fits
within this proposal)

#7 - Support

#8 - Do Not Support
Clarify definitions of life sciences and prohibit locations in densely populated

residential areas.

#9 - Support
The NYC cabaret law was repealed in 2017. This should be further pushed to

zoning resolution for mixed commercial residential areas which is a blockade. Nightlife
is necessary to accomplish the objectives of the overall proposal. Nightlife should not
be diluted to traffic and noise. It is not just entertainment, but extends to event spaces
where community residents gather which in turn creates businesses. This should be a
true effort to move forward from old discriminatory practices involving Nightlife.



Additional comments/recommendations from 2 Bronx CB12 Board Members

#10 - Support

#11 - Support
Clarify terms. Further understanding about the capacity of the law needs to be

able to protect both tenant and landlord. An example would be tenants being advised
to have documentation of clients to assist with landlords and/or property management
with high levels of traffic. Landlords and/or property management should not
discriminate against business types and/or request information that does not deal with
a viable complaint against the tenant's lease or property within law.



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 0 # Against: 28 # Abstaining: 1 Total members appointed to 

the board: 44
Date of Vote: 12/14/2023 12:00 AM Vote Location: 4101 White Plains Road, Bronx, NY 10466

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/11/2023 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

Community Board 12, 4101 White Plains Road, Bronx, NY10475 
and virtually at:  
https://nyccb.webex.com/nyccb/j.php?MTID=me759e2a6c772a3
828c583246b0b6aaeb

CONSIDERATION: 

Recommendation submitted by BX CB12 Date: 12/21/2023 11:48 AM



For Economic Opportunity 

Optional Worksheet: Proposal Feedback 

Instructions: If you choose to complete this optional worksheet, 
please review each part of the proposal. Check the box to express 
whether you support or do not support that specific component. 
You can leave comments in the requested modification section. 

Do Not Support
Support 

Requested
Modification 

#1: Reactivate 
Storefronts 

#2: Simplify 
district types 

#3: Small-scale 
production 

#4: Loading 
docks 

x

x

x

x

CB 12 urges the City to take a  more 
incremental approach, particularly with 
respect to new warehouses, nightclubs, 
“light” manufacturing uses, auto repairs, 
etc., which would help limit foreseeable 
quality-of-life complaints and are not 
needed to achieve the underlying goals.

The broad expansion of permitted 
commercial manufacturing may 
result in offensive and persistent 
noise and odors. The City's materials 
focus on pleasant  odors (e.g., 
coffee) but complaints are likely 
(e.g., sriracha, loud carpentry). 



Support Do Not 
Support 

Requested 
Modification 

#5: Upper floor 
commercial 

#6: Use terms 

#?: Urban 
agriculture 

#8: Life 
sciences 

#9: Nightlife 

#10: 
Amusement 

#11: Home 
occupations 

x

x

x

x

x

x

x

Additional nightclubs contribute to traffic, 
parking, law enforcement, and quality of life 
complaints. Specifically, CB12 strongly 
objects to allowing "dancing" in bars and 
restaurants with less than 200 people. The 
cabaret policy can be addressed on its own 
merits, it is not necessary to accomplish the 
objectives of the overall proposal. 

The new guidance is overly expansive 
(“incidental or secondary"). While nuissance 
language is included, realistically, proving a 
nuisance claim is expensive and time 
consuming. Plus, a residential nuisance 
can be CURED at any time unlike 
commercial (See, RPAPL 753(4))

CB 12 strongly objects to 10,000 square foot 
banquet or reception halls without the 
approval of a special permit, as such 
businesses will lead to quality of life 
complaints.

Several CB 12 members expressed concern 
at the potential expansion of lab testing in 
C1 and C2 districts. Perhaps a designation of 
what is expressly not permitted (e.g, certain 
chemicals) would be helpful in addition to 
the vague: “any danger of fire or explosion 
nor offensive noise, vibration, smoke… or 
other objectionable effects. 

CB 12 members broadly stated that home 
commercial uses do not serve the objectives 
of the Plan and invite quality of life 
complaints. Plus, a residential nuisance can 
be CURED at any time (and then resumed 
again) unlike commercial (See, RPAPL 
753(4))

Our support for the expansion of upper floor 
commercial uses necessarily hinges on the 
adoption of our other comments.



Support Do Not 
Support 

Requested 
Modification 

#12: 
Streetscape 

#13: Auto 
repair 

#14: Micro- 
distribution 

#15: Campus 
commercial 

#16: Corner 
stores 

#1?: Better 
waiver 
process 

#18: New 
loft-style 
district 

x

x

x

x

x

x

x

The text amendment to allow warehousing 
usage broadly permits storage and 
warehousing goods, with limited exceptions. 
The conversion of retail space to warehouses 
potentially transforms the character of 
neighborhood business districts and runs 
counter to the stated objectives of City of 
Yes to "revitalize" business districts.

CB 12 strongly objects to additional auto repair 
shops, even after consultation with BSA, 
particularly the broad  “batteries or tires, 
replacing fan belts, air filters or oil filters, 
installing windshield wiper blades or light bulbs, 
polishing and washing, repairing, installing or 
replacing seat safety belts, upholstery," etc. This 
is not necessary to achieve the program goals.



nyc.gov/YesEconomicOpportunity 

How to Submit: 

If you choose to submit the optional 
worksheet, please upload it as a pdf to 
the land use portal as an attachment with 
your board's final resolution for Economic 
Opportunity. For any questions, please 
reach out to us at 
EconomicOpportunity@planning.nyc.gov 

https://www.nyc.gov/site/planning/plans/city-of-yes/city-of-yes-economic-opportunity.page
https://zap.planning.nyc.gov/projects
mailto:EconomicOpportunity@planning.nyc.gov


COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 24 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 24
Date of Vote: 12/20/2023 12:00 AM Vote Location: 710 Tiffany Street Bronx NY 10474

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/20/2023 6:00 PM

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 710 Tiffany Street Bronx NY 10474

CONSIDERATION: Proposal #9 - Support Nightlife with Common Sense Dancing and Live Entertainment Rules, was the 
only Proposal not supported by the Community Board.

Recommendation submitted by BX CB2 Date: 1/8/2024 11:18 AM





COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 32 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 44
Date of Vote: 1/23/2024 12:00 AM Vote Location: 1040 Grand Concourse

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: Bronx Community Board 4 voted in favor of the text amendment with conditions pertaining to 3 of 18 
items; Home Occupations, Microdistribution, Campus Commercial.
Note: 44 Board Members Total - 32 members were present for this vote

Recommendation submitted by BX CB4 Date: 1/31/2024 12:44 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Favorable
# In Favor: 25 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 25
Date of Vote: 1/24/2024 12:00 AM Vote Location: Davidson Community Center

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/24/2024 5:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: Davidson Community Center

CONSIDERATION: Bronx Community Board 5 has voted to affirm City of Yes for Economic Opportunity.

Recommendation submitted by BX CB5 Date: 1/25/2024 11:37 AM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 27 # Against: 3 # Abstaining: 0 Total members appointed to 

the board: 46
Date of Vote: 2/1/2024 12:00 AM Vote Location: 43-31 39th Street, Sunnyside

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: Please see attached letter.

Recommendation submitted by QN CB2 Date: 2/22/2024 12:56 PM

















































COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 29 # Against: 2 # Abstaining: 2 Total members appointed to 

the board: 33
Date of Vote: 1/9/2024 12:00 AM Vote Location: Virtual

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 

Was a quorum present? No 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location:

CONSIDERATION: The Board voted to deny the City of Yes zoning text amendment based on the following reasons in 
the attached letter and chart.

Recommendation submitted by QN CB4 Date: 2/2/2024 11:16 AM



  

 

 

 

At the January 10, 2024 meeting of Queens Community Board 6, the Board voted 

unanimously to Approve proposal 18 of City of Yes - Economic Opportunity with the 

following conditions:  
 

Proposal  Initiative Recommendation 

18 New Loft-Style 

District 

Provide proper enforcement of all applicable City and State regulations. 

 

 



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 33 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 40
Date of Vote: 1/10/2024 12:00 AM Vote Location: 120-55 Queens Boulevard - Room 213

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 12/6/2023 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 120-55 Queens Boulevard - Room 213

CONSIDERATION: CB6 recommends approval with conditions for proposal 18 of City of Yes - Economic Opportunity.

Recommendation submitted by QN CB6 Date: 1/17/2024 12:19 PM



“City of Chaos” AKA “City of Yes” 

 
Proposal 1:  Lift time limits to reactivating vacant storefronts 
 
This would allow existing non-conforming storefronts in R Zones and Landmark Districts to be re-
occupied after a two year vacancy. This should remain reviewable on a case-by-case basis. 
 

 We disapprove this proposal. 
 
 
Proposal 2:  Simplify rules for business types allowed on commercial streets 
 
This Zoning crossover should be clarified and consolidated in the USE GROUP definitions. 
This cross-over zoning allows up-zoning without an EIS. 
 

 We disapprove this proposal. 
 
 
Proposal 3:  Expand opportunities for small-scale clean production 
 
The definition of “small-scale clean production” is very broad and confusing.  This sounds like weed & 
hemp growers and massage parlors will be considered as “small-scale clean production”. 
 

 We disapprove this proposal. 
 
 
Proposal 4:  Modernize loading dock rules so buildings can adapt over time 
 
Many Landlords will indiscriminately convert their loading berths into storefronts. This will create illegal 
truck parking and unloading on the streets, because these new tenants will require loading. Duh! 
 

 We disapprove this proposal. 
 
 
Proposal 5:  Enable commercial activity on upper floors 
 
This proposal will allow weed & hemp growers and massage parlors to exist adjacent to residential 
apartments on the same upper floor. There will be continuous foot traffic on these multi-use floors and 
noise from floors above will eliminate quiet enjoyment for residents. This proposal would be a nightmare. 
 

 We disapprove this proposal. 
 
 

 









COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: City of Yes for Economic Opportunity - M-Districts

Applicant: DCP - Department of City Planning 
(NYC) Applicant’s Primary Contact: JOHN ONEILL

Application # N240011ZRY Borough: Citywide
CEQR Number: 24DCP004Y Validated Community Districts: 

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 34 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 34
Date of Vote: 11/20/2023 12:00 AM Vote Location: St. Luke's RC Church, Whitestone

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 11/20/2023 7:00 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: St. Luke's RC Church

CONSIDERATION: The Board unanimously voted AGAINST The City of Yes ZEO Citywide Zoning Proposed Text 
Amendment. Attached please find Committee Report and Proposal Feedback.

Recommendation submitted by QN CB7 Date: 11/21/2023 11:38 AM
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