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• Created in 1916 along with NYC’s historic first 
Zoning Resolution.

• An independent board that grants relief from 
the Zoning Resolution and other development 
codes.

• Prevents unconstitutional “taking” (US 
Constitution Fifth Amendment) claims against 
the City. 

• Allows reasonable development to occur on 
properties that would otherwise be 
undevelopable.

• Considers and grants certain use and bulk 
waivers from the Zoning Resolution.

BSA Mission



The Board has the authority to:

• Vary the regulations of the New York City Zoning Resolution;

• Grant Special Permits as authorized by the Zoning Resolution;

• Waive or Modify Fire Codes, Flood Regulations and Building Codes;

• Waive General City Law ("GCL") Sections 35 and 36 (mapped streets);

• Modify the New York State Multiple Dwelling Law ("MDL");

• Decide Appeals of other City Agency Interpretations of Zoning Resolution;

• Establish Vested Rights

BSA Authority



The Board consists of five commissioners and must include:

• A Licensed Engineer;

• A Licensed Architect; and

• An Urban Planner.

• No more than two members can live in any one Borough.

Board staff consists of urban planners, architects, lawyers and administrative staff.

BSA Composition

Shampa Chanda
Chair, Commissioner

Salvator Scibetta, Esq.
Vice Chair, Commissioner

Dara Ottley-Brown
Commissioner

Nasr Sheta, P.E.
Commissioner

Chris Yoon, R.A.
Commissioner



Application Process



1. Application Filed At BSA
2. BSA Internal Review
3. Public Hearing Scheduled
4. Initial and Continued Hearings
5. Closed For Decision
6. Decision And Resolution
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Within 3 days of filing to BSA, the 
Applicant must submit copy of application 
to: 

• Community Board

• Borough President

• City Council Member

• Department of City Planning

• Department of Buildings

Application Process
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• BSA project manager (PM) assigned.

• Becomes main point of contact for 
the Applicant team and the public. 

• Applications reviewed for 
completeness.

• Comments issued and applications 
amended as needed.

• CEQR review and commentary 
issued.
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Complete applications are scheduled for 
Public Hearing.

Notice of Public Hearing must be sent 
twenty (20) days in advance to:

• Community Board

• Borough President

• City Council Member

• Department of City Planning

• Department of Buildings

Application Process
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A BSA Hearing is comprised of:

- Executive review session by the Board 
Commissioners 

- Public hearing with applicant testimony 
and public commentary

An application will continue to be heard 
and revised as needed until relevant 
issues have been addressed and the 
public record is complete. 

Application Process
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Once the Chair deems an application ready 
for decision, the Board will vote to close 
the application and prepare for decision.

An application cannot be closed and 
decided upon in the same hearing.

Application Process



1. Application Filed At BSA
2. BSA Internal Review
3. Public Hearing Scheduled
4. Initial and Continued Hearings
5. Closed For Decision
6. Decision And Resolution

The application is scheduled for decision, 
upon which date the Board will vote to 
grant or deny the application.

A BSA Resolution will be issued 
describing the Board’s findings, 
conclusions and decision.

Resolutions are subject to court review 
within 30 days pursuant to Article 78.

Past resolutions can be found at 
www.nyc.gov/bsa.

Application Process



CEQR is New York City's process for reviewing proposed actions that could 
have a significant impact on the urban environment.

Areas of review including but not limited to:

• Hazardous Materials

• Air Quality

• Noise

• Transportation/Parking Impacts

• School Safety

• Waterfront Revitalization Program Consistency

• Historic and Cultural Resources

• Shadows Creation

• Open Space

City Environmental Quality Review (CEQR)



Application Types



Application Types

BSA Calendar Application Type

A Appeals

BZ

Variances

Special Permits

SOC Extension of Term



Application Types

BSA Calendar Application Type

A Appeals • The BSA can hear and decide appeals to DOB (or other agency) 
interpretations of the Zoning Resolution or other development 
codes.

• Also included in the A calendar are:

• Appendix G waivers

• Common Law Vesting

• Multiple Dwelling Law (MDL) Waivers §§ 277 and 311

• Statutory Vested Rights Z.R. § 11-33

• General City Law Waivers (GCL) (§§ 35 and 36)

BZ

Variances

Special Permits

SOC Extension of Term



Application Types

BSA Calendar Application Type

A Appeals

BZ

Variances Applications where practical difficulty and hardship inherent in a 
property necessitate relief under ZR 72-21

Special Permits
Over 50 Special Permits for use and bulk waivers to:

• Permit certain uses in districts where such uses are not 
permitted by the ZR;

• Modify parking regulations, including provisions for existing and 
new affordable and senior housing;

• Increase of height, floor area, and other bulk regulations.
SOC Extension of Term



BZ Variances Single Family Home Example

Side Yard 
waived

Uniqueness study demonstrated this is the only triangular, shallow, vacant interior lot in the study area within an R3A ZD

Side Yard waiver from 8′ required to 0′ proposed
Front Yard waiver from 10′

Side & Front 
Yards waived

BSA Cal. No. 2019-9-BZ 480 Targee Street, Staten Island



Application Types

BSA Calendar Application Type

A Appeals

BZ

Variances

Special Permits

• Applications for extension of prior Board grants or amendment to 
prior grants.

• Majority are sites with automobile repairs and gas stations.
SOC Extension of Term



Variances
12%

Special Permits
26%

Appeals
34%

SOC
28%

Variances Special Permits Appeals SOC

Applications by Type – Citywide
2014 to 2025
Total 3,406 Applications



Variances
12%

Special Permits
19%

Appeals
32%

SOC
37%

Variances Special Permits Appeals SOC

Applications by Type – Queens
2014 to 2025
Total 820 Applications



BSA Hearings



All hearings are conducted in a hybrid format 
(online and in person).

Hearings are generally conducted in two sessions:

• Executive Review session 

• BSA Commissioners discuss applications in the 
order of the day’s agenda.

• No public participation permitted.

• Public Hearing Session

• Applicant teams will respond to Board 
comments.

• Each application will be opened to the public 
for commentary.

BSA Hearings

Spector Hall, 22 Reade St, Manhattan



More information on how to participate, upcoming 
agendas, and hearing schedules can be found on 
the BSA website under the Public Hearings tab.

BSA Hearings

https://www.nyc.gov/site/bsa/public-hearings/upcoming-hearing-info.page

https://www.nyc.gov/site/bsa/public-hearings/upcoming-hearing-info.page


Community Boards 
and BSA



Notifications of applications and hearings are sent to:

• Community Board

• Borough President

• City Council Member

• Department of City Planning

• Department of Buildings

BSA welcomes recommendations and/or comments 
from all affected parties and members of the public in 
written form or at a BSA hearing.

Visit the BSA Public Comments page for more 
information.

Recommendations from Affected Parties

https://www.nyc.gov/site/bsa/public-hearings/public-comments.page

https://www.nyc.gov/site/bsa/public-hearings/public-comments.page
https://www.nyc.gov/site/bsa/public-hearings/public-comments.page


The BSA Community Board Recommendation Form 
was recently updated in May 2025.

Recommendations are most helpful when they speak 
directly to the findings specific to that application.

For Variances and Special Permits:

• Neighborhood character and impacts;

• Unique conditions;

• Other developments in the area.

For Amendments and Extensions:

• Neighborhood character and impacts; and

• Compliance with conditions of previous approval(s).

Recommendations from CBs

https://www.nyc.gov/assets/bsa/downloads/pdf/forms_instructions/cb_recommendation.pdf


How did City of Yes zoning amendments impact the BSA 
process (if at all)?

• Massive overhaul to the Zoning Resolution including updated 
use groups

• Modified, removed, and added BSA Special Permits

• Amended term lengths for certain Special Permits

• Reduced requirements for bulk regulations to reduce number 
of variance applications.

• Did not make changes to the actual BSA process.

Questions for Discussion



Question 2, Part 1: Fast Track Affordable Housing

• Streamlines an existing BSA process specific to affordable housing variances.

• Publicly-financed affordable housing projects, must include an HDFC (Housing 
Development Fund Company).

• Only available in residential zoning districts.

• Impacts to neighborhood character will be evaluated.

• HPD support letter must be provided.

• Process:

• Upon filing, 60-day review by local Community  Board

• BSA Hearing scheduled within 90 days of filing.

Question 2, Part 2: Affordable Housing Fast Track

• Impacts the City Planning Commission process.

How would the upcoming 2025 ballot proposals change the BSA process (if at all)?



Contact the BSA
NYC Board of Standards and Appeals
22 Reade Street
1st Floor
New York, NY 10007
(212) 386-0009
nyc.gov/bsa

https://nyc.gov/bsa
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