
CO E N 
CITY PLANNING COMMISSION 

IN THE MATTER OF an application submitted by the Department of City 
Planning, pursuant to Section 200 of the New York City Charter, for 
amendments of the Zoning Resolution of the City of New York, 
relating to Sections 23-012 and 113-00 concerning the Special Ocean 
Parkway District, Borough of Brooklyn, Community Districts 7, 12, 

13, 14, and 15. 

The application for amendments of the Zoning Resolution was filed 

by the Department of City Planning on November 6, 1992, to make the 

Quality Housing Program applicable in the Special Ocean Parkway 

District (SOPD) and to create a sub-district within the SOPD to 

facilitate the enlargement and/or development of detached and semi- 

detached one and two-family homes. 

RELATED ACTIONS 

In addition to the amendments of the Zoning Resolution which are 

the subject of this report, implementation of the proposed text 

changes also requires action by the City Planning Commission on the 

following application which is currently with this application: 

1. C 930183 ZMK: Application for amendments to the Zoning Map 

within the SOPD to expand Opportunities for new housing 

development and to reduce the depth of the C1-3 and C2-3 

commercial overlays to prevent commercial development on 

residential lots. 
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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."



BACKGROUND 

A full background discussion and description of this project 

appears in the report on the related application for an amendment 

to the Zoning Map (C 930183 ZMK). 

ENVIRONMENTAL REVIEW 

This application (N 930182 ZRK), in conjunction with the 

application for the related action (C 930183 ZMK), 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 designated CEQR number is 

93DCP-013K. The lead agency is the Department of City Planning. 

After a study of the potential environmental impact of the proposed 

action, a Negative Declaration Was issued on January 25, 1993. 

PUBLIC REVIEW 

This application was referred by the Department of City Planning on 

January 25, 1993 to Brooklyn Community Boards 7, 12, 13, 14 and 

15, the Brooklyn Borough President and the Brooklyn Borough Board 

for information and review and in conjunction with the application 

for the related action (C 930183 ZMK). 
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Community Board Review 

Brooklyn Community Board 7 held a public hearing on this 

application on March 10, 1993, and on March 17, 1993, by a vote of 

26 to 0 with no abstentions, adopted a resolution recommending 

approval of the application. 

Community Board 12 held a public hearing on this application on 

March 10, 1993, and on March 23, 1993, by a vote of 31 to 0 with no 

abstentions, adopted a resolution recommending approval of the 

application with the following conditions: 

"The new plan calls for two floors to be restricted to 21 

- feet. The Board feels that the liveability with higher 

ceilings should be increased and therefore recommends that the 

perimeter wall be increased from 21 feet to 25 feet thus 

providing more liveability space." 

Community Board 14 held a public hearing on this application on 

March 8, 1993, and on that date, by a vote of 30 to 1 with 3 

abstentions, adopted a resolution recommending approval of the 

application. 

Community Board 15 held a public hearing on this application on 

March 18, 1993, and on March 30, 1993, by a vote of 37 to 0 with 1 
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abstentions, adopted a resolution recommending approval of the 

application. 

Brooklyn Borough Board 

The Brooklyn Borough Board held a public hearing on this 

application on April 20, 1993, and on that date, by a vote of 8 to 

0 with 7 abstentions, adopted a resolution recommending approval of 

the application with the following conditions: 

"1) That the existing R6 zoning designation be maintained for 

the block bounded by Caton Avenue, East 8th Street, East 

7th Street and Kermit Place in Community Board No. 7, and 

2) That the initial perimeter wall height of homes be 

increased from 21 to 25 feet within the Community Board 

12 portion of the Ocean Parkway subdistrict." 

Borough President Recommendation 

This application was considered by the Brooklyn Borough President, 

who issued a recommendation approving the action on May 5, 1993, 

with the following conditions: 

"1) That the existing R6 zoning designation be maintained for 

the block bounded by Caton Avenue, East 8th Street, East 

7th Street and Kermit Place in Community Board No. 7, and 
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2) That the initial perimeter wall height of homes be 

increased from 21 to 25 feet within the Community Board 

12 portion of the Ocean Parkway subdistrict." 

City Planning Commission Public Hearing 

On April 28, 1993 (Calendar No. 9), the City Planning Commission 

scheduled May 12, 1993, for a public hearing on this application 

(N 930182 ZRK). The hearing was duly held on May 12, 1993 

(Calendar No. 16), in conjunction with the application for the 

related action (C 930183 ZMK). There were no appearances and the 

hearing was closed. 

Waterfront Revitalization Program Consistency Review 

This application, in conjunction with the application for the: 

related action, was reviewed by the Department of City Planning for. 

consistency with the policies of the New York City Waterfront 

Revitalization Program (WRP), adopted by the Board of Estimate on 

September 30, 1982 (Calendar No. 17), pursuant to the New York 

State Waterfront Revitalization and Coastal Resources Act of 1981 

(New York State Executive Law, Section 910 et seq.). The 

designated WRP number is 131-92. 

This action was determined to be consistent with the policies of 

the New York City Waterfront Revitalization Program. 
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CONSIDERATION 

The Commission believes that this amendment of the Zoning 

Resolution is appropriate. 

The proposed text changes include amendments to ZR23-012 to make 

the Quality Housing Program applicable in the SOPD and amendments 

to ZR 113-00 to create a subdistrict within the SOPD to facilitate 

the enlargement and/or development of detached and semi-detached 

one and two-family homes. In keeping with the zoning map amendment 

application, the Commission believes that the proposed text changes 

are also appropriate. 

The Quality Housing Program currently does not apply in the SOPD. 

The proposed text amendment to ZR23-012 would permit the Quality 

Housing Program to be used in the SOPD and to allow the 

implementation of the proposed rezonings to Quality Housing zones 

as described in the related report (C 930183 ZMK). 

The proposed text amendments to various sections of ZR 113-00 

create a new subdistrict within the SOPD to respond to the need 

expressed by community representatives for regulations which 

facilitate enlargement of houses while preserving the suburban 

character of the area. The proposed subdistrict would be limited to 

one and two-family detached and semi-detached homes and is 

reflective of the character of the area today. 
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In response to the Borough Board and the Borough President, the 

Commission notes its opposition to modifying the perimeter wall 

height of homes in the Community District 12 portion of the 

proposed subdistrict from 21 feet to 25 feet. Allowing a perimeter 

wall of 25 feet would encourage an illegal third unit which would 

be prohibited in the proposed subdistrict which mandates one and 

two-family homes. Furthermore, this change would impact negatively 

on the suburban character of the proposed subdistrict. 

RESOLUTION 

RESOLVED, that 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 by the 

modification of Sections 23-012 and 113-00 concerning the Special 

Ocean Parkway District as follows: 
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Matter in Underline is new, to be added; 

Matter in strikeout is old, to be deleted; 

Matter within #  # is defined in Section 12-10; 

*** indicates where unchanged text appears in the Zoning 

Resolution 

 

 

23-012 

 

Quality Housing Program 

 

       *  *  * 

The Quality Housing Program shall not apply in the Special 

Purpose Districts except in the #Special Limited Commercial 

District#, #Special Grand Concourse Preservation District#, 

#Special Ocean Parkway District#, and the #Special Transit Land 

Use District# or to Article VII, Chapter 8 (Large-Scale 

Residential Developments). 

 

In R6 or R7 Districts within the study areas set forth below, the 

#floor area ratios# and the #lot area per dwelling unit# 

requirements applicable to Quality Housing #developments# shall 

not apply to any #zoning lot# occupied as of August 14, 1987 by a 

#single#-, two- or three-#family detached# or semi-#detached 

residence# where 70 percent or more of the aggregate length of 
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the block fronts in #residential use# on both sides of the 

#street# facing each other are occupied by such #residences#.  

For any #development# on such #zoning lot# the #floor area ratio# 

and #lot area per dwelling unit# requirement of the underlying 

district shall apply.  On a #narrow street# that intersects with 

a #wide street#, the 70 percent #residential use# requirement on 

a #narrow street# shall be measured from a distance of 100 feet 

from its intersection with a #wide street#. 

 

 

The study areas are: 

       *  *  * 

 

In the Borough of Brooklyn: 

Ocean Parkway Area 

The area bounded by Ocean Avenue, Foster Avenue, Coney Island 

Avenue, Avenue I, East 5th Street, Elmwood Avenue, East 3rd 

Street, Foster Avenue, Seton Place, 18th Avenue, East 5th Street, 

Caton Avenue, East 4th Street, Fort Hamilton Parkway, Ocean 

Parkway, East 8th Street, Caton Avenue, Coney Island Avenue, 

Church Avenue, Stratford Road, and Beverley Road, southerly 

street line of Church Avenue, westerly street line of Stratford 

Road, southerly street line of Beverley Road, westerly street 

line of Ocean Avenue, northerly street line of Foster Avenue, and 

westerly street line of Coney Island Avenue. 
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Midwood Area 

The area bounded by Avenue M, East 21st Street, Quentin Road, 

westerly prolongation of center line of Quentin Road, Quentin 

Road, East 5th Street, northerly prolongation of center line of 

East 5th Street, and East 5th Street, southerly street line of 

Avenue M, westerly street line of Ocean Avenue, northerly street 

line of Quentin Road, and a line midway between East 10th Street 

and Coney Island Avenue. 
 
       *  *  *  
 
Article XI, Chapter 3 Special Ocean Parkway District 

 

 *  *  * 

 

113-01 

Definitions 

 

 *  *  * 

 

The Sub-district of the #Special Ocean Parkway District# is 

identified on Map 1 in this Chapter.  In addition to the 

requirements of Sections 113-10 through 113-40, the special 

regulations set forth in Sections 113-50 through 113-57, 

inclusive, shall apply to the sub-district.  
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 *  *  * 

 

113-11 

Special Bulk Regulations for Community Facilities 

 

All community facility #developments# and #enlargements# shall be 

subject to the applicable underlying district #bulk# regulations 

of Article II, Chapter 3 (Bulk Regulations for Residential 

Buildings in Residence Districts) except as provided below:  

Community facility #bulk# regulations of Article II, Chapter 4 

(Bulk Regulations for Community Facility Buildings in Residence 

Districts) may be made applicable by certification of the City 

Planning Commission pursuant to Section 113-40 (CERTIFICATION 

FACILITY USES ON CERTAIN CORNER LOTS).  In the portion of the 

Special District located within an R2X District, the #bulk# 

regulations of an R3-1 District shall apply to #community 

facility buildings#.   

a.in R2X Districts the #residential bulk# regulations of an R3-1 

District shall apply to #community facility buildings#; 

b.in R6 or R7 Districts with a letter suffix the applicable 

#bulk# regulations set forth in Article II, Chapter 4 (Bulk 

Regulations for Community Facility Buildings in Residence 

Districts) shall apply; 

c.in the Sub-district the "bulk" regulations set forth in Section 

113-503 (Special bulk regulations) shall apply; 
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d.in R6 or R7 Districts without a letter suffix, community 

facility #bulk# regulations of Article II, Chapter 4, may be 

made applicable by certification of the City Planning 

Commission pursuant to Section 113-40 (CERTIFICATION FOR 

COMMUNITY FACILITY USES ON CERTAIN CORNER LOTS).  

                              *  *  *  

 

113-50 THE SUB-DISTRICT  

113-501 

General Purpose 

 

In order to preserve and enhance the character of the 

neighborhood, the Sub-district within the Special Ocean Parkway 

District is established which encourages large single- or two-

family detached and semi-detached residences. 

 

113-502 

Special Use Regulations 

 

Within the sub-district #single-# and #two-family detached# and 

#semi-detached residences# and #uses# listed in Use Groups 3 or 4 

are the only permitted #uses#.  #Non-conforming single-# or #two-

family residences# may be #enlarged# or #extended# pursuant to 

the provisions of the sub-district provided that a 30 foot #rear 

yard# is maintained.  All other #non-conforming uses# shall be 
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subject to the provisions of Article V, Chapter 2 (Non-Conforming 

Uses). 

 

113-503 

Special bulk regulations 

 

For #single-# and #two-family detached# and #semi-detached 

residences# certain underlying district #bulk# regulations set 

forth in Article II, Chapter 3 (Bulk Regulations for Residential 

Buildings in Residence Districts) are superseded by those set 

forth in Sections 113-51 through 113-55.  The regulations 

applicable to a #predominantly built-up area# shall not apply in 

the sub-district. 

 

For #community facility buildings# certain underlying district 

#bulk# regulations set forth in Article II, Chapter 4 (Bulk 

Regulations for Community Facility Buildings in Residence 

Districts), are superseded by those set forth in Sections 113-51 

(Maximum Permitted Floor Area Ratio), 113-52 (Density 

Regulations), 113-542 (Minimum required front yards), 113-543 

(Minimum required side yards), 113-544 (Minimum required rear 

yards), and 113-55 (Height and Setback Regulations).  The 

provisions of Sections 24-01 (Applicability of this Chapter) and 

24-04 (Modification of Bulk Regulations in Certain Districts) 

pertaining to R4-1 Districts shall not apply in the sub-district. 
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113-51 

Maximum Permitted Floor Area Ratio  

The maximum permitted #floor area ratio# shall be 1.50. 

 

113-52 

Density Regulations 

The regulations set forth in Section 23-222 (In R3, R4 or R5 

Districts) pertaining to R4-1 Districts shall apply. 

 

113-53 

Lot Area and Lot Width Regulations 

The regulations set forth in Section 23-32 (Minimum Lot Area or 

Lot Width for Residences) pertaining to R4-1 Districts shall 

apply to #residential uses#.  The regulations set forth in 

Section 24-21 (Required Lot Area) pertaining to R4 Districts 

shall apply to #buildings# used partly for #residence# and partly 

for #community facility use#. 

 

113-54 

Yard Regulations 

 

113-541 

Permitted obstructions in required yards or rear yard 

equivalents. 
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For permitted #residential uses# the provisions of Section 23-44 

(Permitted Obstructions in Required Yards or Rear Yard 

Equivalents) shall apply with the following modifications: 

a.open #accessory# off-street parking spaces shall not be located 

within a #front yard# unless such spaces are located in a 

permitted #side lot ribbon#; 

b.the provisions pertaining to projections into a required 18 

foot #front yard# in R4 or R5 Districts shall be 

inapplicable; 

c.balconies shall not be a permitted obstruction in #rear yards# 

or #rear yard equivalents#. 

 

113-542 

Minimum required front yards 

 

The regulations set forth in Section 23-45 (Minimum Required 

Front Yards) pertaining to R4-1 Districts shall apply. 

 

113-543 

Minimum required side yards 

 

The regulations set forth in Section 23-461 (Side yards for 

single- or two- family residences) pertaining to R4A Districts 

shall apply to #detached residences# and #community facility 
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buildings#.  The regulations in that Section pertaining to R4-1 

Districts shall apply to #semi-detached residences#. 

 

 

For an existing #single-# or #two-family residence# with a #non-

complying side yard#, an #enlargement# involving a straight line 

extension of the existing #building# walls facing such #non-

complying side yard# is permitted provided that: 

a.the portion of the #building# which is #enlarged# complies with 

the height and setback regulations set forth in Section 113-

55; 

b.the minimum distance between such #building# wall and the 

nearest #building# wall or prolongation thereof on an 

adjoining #zoning lot# across the common #side lot line# is 

eight feet; 

c.the #enlarged building# does not contain more than two 

#dwelling units#; 

d.that there is no encroachment on the existing #non-complying 

side yard# except as set forth in this Section; and 

e.the #enlargement# does not otherwise result in the creation of 

a new #non-compliance# with the applicable #bulk# 

regulations. 

 

113-544 

Minimum required rear yards 
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One #rear yard# with a depth of not less than 20 feet shall be 

provided on any #zoning lot# except a #corner lot#.  The 

provisions of Section 23-52 (Special Provisions for Shallow 

Interior Lots) shall be inapplicable.  The provisions of Section 

23-53 (Special Provisions for Through Lots) pertaining to R4 

Districts shall apply except that the provisions in Section 23-

533 (Rear yard equivalents) shall be modified to require 40 feet 

instead of 60 feet in paragraph (a), or 20 feet instead of 30 

feet in paragraphs (b) and (c). 

 

113-545 

Special provisions for party or side lot line walls 

 

The regulations set forth in Section 23-49 (Special Provisions 

for Party or Side Lot Line Walls) pertaining to R4-1 Districts 

shall apply. 

 

113-55 

Height and Setback Regulations 

The height and setback regulations of a #residential building or 

other structure# in the sub-district shall be as set forth in 

Article II, Chapter 3, Section 23-631, for #buildings or other 

structures# in R4A Districts, except that step 2 shall be 

modified as follows: 
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Each perimeter wall of the #building or other structure# may have 

one or more apex points directly above it on the 35 foot 

high plane.  (See Figure B, Section 23-631). 

 

 

113-56 

Parking Regulations 

 

113-561 

General provisions 

 

Except as set forth in this Section, the regulations set forth in 

Article II, Chapter 5 (Accessory Off-Street Parking and Loading 

Regulations) pertaining to R2X Districts shall apply. 

 

113-562 

Parking requirements 

 

One #accessory# off-street parking space shall be provided for 

each #dwelling unit# created by a #development#, an 

#enlargement#, or a conversion.  This requirement may be waived 

for a #single-family residence# on an #interior zoning lot# that 

has a width of less than 25 feet along a #street#. 

 

113-57 
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Administration 

 

113-571 

Special provisions for zoning lots divided by district 

boundaries. 

For the purposes of applying the regulations of Article VII, 

Chapter 7 (Special Provisions for Zoning Lots Divided by District 

Boundaries), the sub-district shall be considered an R4-1 

District. 

 

 

The above resolution (N 930182 ZRK), duly adopted by the City 

Planning Commission on June 23, 1993 (Calendar No. 35), is filed 

with the Office of the Speaker, City Council, and the Office of 

the Brooklyn Borough President in accordance with the 

requirements of Section 197-d of the New York City Charter. 

 

 
RICHARD L. SCHAFFER, Chairman 
VICTOR G. ALICEA, Vice-Chairman 
AMANDA M. BURDEN A.I.C.P., ANTHONY GIACOBBE,   
BRENDA LEVIN, JOEL A. MIELE, SR., P.E., EDWARD T. ROGOWSKY, 
RONALD SHIFFMAN, A.I.C.P., JACOB B. WARD, Commissioners 
 
ANALISA TORRES, Abstaining 


