
BRIGHTON BEACH TEXT AMENDMENT 
01.15.09 

 
Matter in underline is new, to be added; 
Matter in strikeout is to be deleted; 
Matter with # # is defined in Section 12-10; 
*   *   * indicates where unchanged text appears in the Zoning Resolution 

 
*   *   * 

 
Article I 
Chapter 2 
Construction of Language and Definitions 
 

*   *   *   
12-10 
DEFINITIONS 
 
Words in the text or tables of this Resolution which are #italicized# shall be interpreted in 
accordance with the provisions set forth in this Section. 

 
*   *   * 

 
Special Ocean Parkway District  
 
The "Special Ocean Parkway District" is a Special Purpose District designated by the 
letters "OP" in which special regulations set forth in Article XI, Chapter 3, apply.  The 
#Special Ocean Parkway District# appears on the #zoning maps# superimposed on other 
districts and its regulations supplement or modify those of the districts on which it is 
superimposed. 
 
The Subdistrict of the #Special Ocean Parkway District# is identified in Appendix A in 
Article XI, Chapter 3.  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 subdistricts.  
 

*   *   * 
Article II 
Chapter 3 
Bulk Regulations for Residential Buildings in Residence Districts 
 

*   *   * 
23-011 
Quality Housing Program 

*   *   * 
(c) The Quality Housing Program shall not apply to: 

*   *   * 
(3) #zoning lots# in R6 or R7 Districts within the study areas set forth in this 

paragraph, (c)(3), and 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 the blockfronts 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 density requirements 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 Church Avenue, Stratford Road, Beverley Road, Ocean 
Avenue, Foster Avenue and Coney Island Avenue. 

 
Midwood Area 

 
The area bounded by Avenue M, Ocean Avenue, Quentin Road, and a line 
midway between East 10th Street and Coney Island Avenue. 

 
Brighton Beach Area 

 
The area bounded by Shore Parkway, NYCTA Brighton Right-of-Way, Brighton 
Beach Avenue and Ocean Parkway. Cass Place, Guider Avenue and Coney Island 
Avenue. 

 
*   *   * 

 
23-90 
INCLUSIONARY HOUSING 

*   *   * 
23-922 
Inclusionary housing designated areas 
 
The Inclusionary Housing Program shall apply in the following areas: 
 

*   *   * 
(k) In Community District 13, in the Borough of Brooklyn, in the R7A District within 

the area shown on the following Map 16: 
 

[insert map] 
 

MAP 16 
Portion of Community District 13, Brooklyn 

 
*   *   * 

 
Article XI - Special Purpose Districts 
 
Chapter 3 
Special Ocean Parkway District 
 

*   *   * 
113-00 
GENERAL PURPOSES 
 
The "Special Ocean Parkway District" established in this Resolution is designed to 
promote and protect public health, safety, general welfare and amenity. These general 
goals include among others the following specific purposes: 
 
(a) to promote and strengthen the scenic landmark designation of Ocean Parkway by 

requiring landscaping along Ocean Parkway; 
 
(b) to maintain the existing scale and character of the community by limiting the bulk 

of permitted community facilities; 
 
(c) to protect the environmental quality of and improve circulation within the District 

by requiring enclosed parking for all uses along Ocean Parkway and by requiring 
off-street loading for certain community facilities throughout the District; and 

 



(d) to promote the most desirable use of land in this area and thus to conserve the 
value of land and thereby protect the City's tax revenue. 

 
113-01 
Definitions 
 
Special Ocean Parkway District 
(repeated from Section 12-10) 
 
The "Special Ocean Parkway District" is a Special Purpose District designated by the 
letters "OP" in which special regulations set forth in Article XI, Chapter 3 apply. The 
#Special Ocean Parkway District# appears on the #zoning map# superimposed on other 
districts and its regulations supplement or modify those of the districts on which it is 
superimposed. 
 
The Subdistrict of the #Special Ocean Parkway District# is identified in Appendix A in 
Article XI, Chapter 3.  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 subdistrict.  
 
113-021 
General Provisions 
 
In harmony with the general purposes of the #Special Ocean Parkway District# and in 
accordance with the provisions of this Chapter, certain specified regulations of the 
districts on which the #Special Ocean Parkway District# is superimposed are made 
inapplicable and special regulations are substituted therefor. Except as modified by the 
express provisions of the Special District the regulations of the underlying districts 
remain in force. 
 
In order to preserve and enhance the character of the neighborhood, Subdistrict A within 
the #Special Ocean Parkway District# is established to encourage large single- or two-
family detached and semi-detached residences, Subdistrict B is established to encourage 
the formation of a development pattern that will provide access to city services by 
locating development on streets of adequate width, and Subdistrict C is established to 
encourage development that strengthens the commercial character of Brighton Beach 
Avenue and promotes building designs that are compatible with the adjacent elevated 
subway. 
 
113-02 
District Plan and Maps 
 
The regulations of this Chapter are designed to implement the #Special Ocean Parkway 
District# Plan. 
 
The District Plan includes the following maps: 
 

Map 1  Special Ocean Parkway District and Subdistricts 
Map 2  Public Ways Designated as Streets in Subdistrict B 

 
These maps are located in Appendix A of this Chapter and are hereby incorporated and 
made a part of this Resolution. The maps are incorporated for the purpose of specifying 
locations where special regulations and requirements set forth in the text of this Chapter 
apply. 
 
113-03 
Subdistricts 
 
There are three special subdistricts within the #Special Ocean Parkway District# which 
are identified in Appendix A of 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-
75, inclusive, shall apply to the subdistricts.  



 
113-10 
SPECIAL BULK REGULATIONS 
 
113-11 
Special Bulk Regulations for Community Facilities 

 
*   *   * 

(c) in the s Subdistrict A the special #bulk# regulations set forth in Section 113-503 
(Special bulk regulations) shall apply; and 

 
*   *   * 

113-13 
Special Height and Setback Regulations 

 
For all #developments# or #enlargements# in R7A Districts with frontage along Ocean 
Parkway between Shore Parkway and Brighton Beach Avenue, the underlying height and 
setback regulation shall be modified to establish a minimum base height of 60 feet, a 
maximum base height of 85 feet and a maximum building height of 125 feet. 
 

*   *   * 
113-50 
THE SUB-DISTRICT SUBDISTRICT A 
 
113-501 
General purposes 
 
In order to preserve and enhance the character of the neighborhood, the subdistrict 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 s Subdistrict A, #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 subdistrict provided that a 30 foot #rear yard# is 
maintained.  All other #non-conforming uses# shall be subject to the provisions of Article 
V, Chapter 2 (Non-Conforming Uses). 
 
113-5032 
Special bulk regulations 
 
For #single-# and #two-family detached# and #semi-detached residences# in Subdistrict 
A, 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, inclusive. The regulations applicable to a 
#predominantly built-up area# shall not apply in the subdistrict. 

 
For #community facility buildings# in Subdistrict A, 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 
subdistrict. 

 
*   *   * 

113-55 



Height and Setback Regulations 
 
The height and setback regulations of a #residential building or other structure# in the s 
Subdistrict A shall be as set forth in Section 23-631, for #buildings or other structures# in 
R4A Districts, except that paragraph (b)(2) of Section 23-631 shall be modified as 
follows: 
 

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). 

 
*   *   * 

113-60 
SUBDISTRICT B 
 
113-61 
Determination of Streets 
 
Within Subdistrict B, only those public ways indicated on Map 2 (Public Ways 
Designated as Streets in Subdistrict B) in Appendix A of this Chapter shall be considered 
#streets# for the purposes of applying the #bulk#, #use# and parking regulations of this 
Chapter. 
 
113-62 
Optional Provisions for Certain Lots 
 
The #bulk#, #use# and parking regulations of an R5D District may be applied within 
Subdistrict B for #zoning lots# that have a minimum depth of 70 feet and front upon a 
#street#, as indicated on Map 2 in Appendix A of this Chapter. 
 
113-70 
SUBDISTRICT C 
 
113-71 
Special Use Regulations 
 
113-711 
Ground Floor Use 
 
For #buildings# fronting upon Brighton Beach Avenue, #uses# on the ground floor, or 
within five feet of #curb level# shall be limited to Use Groups 6A, 6C, 6F, 8A, 8B and 
10A, as set forth in Article III, Chapter 2. Such #uses# shall have a depth of at least 30 
feet from the #street wall# of the #building# and extend along the entire width of the 
#building#, except for lobbies and entrances to #accessory# parking spaces. Such lobbies 
and entrances may not occupy more than 20 feet or 25 percent of the #street wall# width 
of the #building#, whichever is less. Enclosed parking spaces, or parking spaces covered 
by a #building#, including such spaces #accessory# to #residences#, shall be permitted to 
occupy the ground floor provided such spaces are located beyond 30 feet of the #street 
wall# of the building frontage on Brighton Beach Avenue.  
 
113-712 
Transparency Requirements 
 
For any #developments#, or for the #enlarged# portion of a #building#, each ground floor 
#street wall# shall be glazed with transparent materials which may include #show 
windows#, glazed transoms or glazed portions of doors. Such glazed area shall occupy at 
least 70 percent of the area of such ground floor level #street wall#, measured to a height 
of 10 feet above the level of the adjoining sidewalk, public access area or #base plane#, 
whichever is higher. Not less than 50 percent of the area of each such ground floor level 
#street wall# shall be glazed with transparent materials and up to 20 percent of such area 
may be glazed with translucent materials. 
 
 



113-72 
Special Height and Setback Regulations 
 
The underlying height and setback regulations shall be modified for #developments# or 
#enlargements# fronting on Brighton Beach Avenue to establish a minimum base height 
of 30 feet, a maximum base height of 40 feet and a maximum #building# height of 100 
feet. 

 
113-73 
Special Parking and Curb Cut Regulations 
 
113-731  
Location of curb cuts 
 
Curb cuts shall not be permitted on Brighton Beach Avenue. However, for #zoning lots# 
without access to a #street# other than Brighton Beach Avenue, the Chairperson of the 
Planning Commission may, by certification to the Department of Buildings, may approve 
such curb cut, provided that such location: 
 
(a) is the only possible location for access to the parking or loading facility; 
 
(b) does not exceed a width of 20 feet; 
 
 
Such access restrictions with regard to curb cuts shall not apply to #schools#, hospitals 
and related facilities, police stations or fire stations.   
 
113-732 
Modification of waiver of parking requirements 
 
For #residential developments# and #enlargements#, the provisions of Sections 36-34 
(Modification of Parking Requirements for Small Zoning Lots) and 36-36 (Waiver of 
Requirements for Small Number of Spaces), shall apply only on #zoning lots# existing on 
(effective date), and on the date of application for a building permit.   
 
113-733 
Reduced requirements for small zoning lots 
 
For #residential developments# and #enlargements# on #zoning lots# with a #lot area# 
that is less than 10,000 square feet, the number of required #accessory# offstreet parking 
spaces shall be at least 30 percent of the total number of #dwelling units#. For #zoning 
lots# with a #lot area# that is greater than 10,000 square feet, the number of required 
#accessory# offstreet parking spaces shall be at least 50 percent of the total number of 
#dwelling units#. 
 
 
Appendix A 
Special Ocean Parkway District 

 
Map 1  Special Ocean Parkway District and Subdistricts 

 
Map 2  Public Ways Designated as Streets in Subdistrict B 
 
 
 
 
 



 



 


