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The printing of this Report was authorized by a Resolution adopted by
the Board of Estimate on October 26, 1950 (Cal. No. 195). By direction
of the Board the following extract from its Resolution is here reproduced:

BE IT FURTHER RESOLVED, That in approving the
appropriation of $9,750 for the printing of the report of
Harrison, Ballard and Allen, it is distinctly understood that
the Board of Estimate is not in any way committing itself
to the recommendations made in the report. The printing
of this report is authorized simply for the purpose of
enabling the public to have a chance to view and study
the recommendations made on rezoning.

In requesting the Board of Estimate to authorize the printing of the Plan
for Rezoning the City of New York, the members of the City Planning
Commission similarly wished it to be made clear that they were not
committed to its recommendations.
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October 5, 1950

City Planning Commission
City of New York
Municipal Building

New York 7, New York

Gentlemen:

We submit, herewith, in fulfillment of paragraph 2 (d)
of contract No, 159152, the final report of this firm on the
Plan for the Rezoning of the City of New York.

Respectfully submitted,

HARRISON, BALLARD & ALLEN

uy&zgi442¢$4449394221,______




PARTICIPATING STAFF
OF HARRISON BALLARD & ALLEN

CHIEF ANALYST
EARL VON STORCH

SENIOR ANALYSTS

ANN COPPERMAN
RICHARD MAY, JR.
NORMAN WILLIAMS, JR.

ADMINISTRATOR
ALLAN A. TWICHELL

TECHNICAL STAFF

GEORGE BAUMGARTEN
ERAINE R. FREEMAN
MATTHEW J. LILL

O'BRIEN BOLDT

RITA DAVIDSON

ALLEN FONOROFF

RITA GUSACK

PEARL HANDSHUH HACK
EDITH LITT

MARY BURKE NICHOLAS

CLERICAL STAFF
LEONA MERYASH

MARY GLASSBERG
MARY 5. HOMMANN

SPECIAL ADVISERS

FREDERICK P. CLARK
RALPH W. CROLLY
WILLIAM FORSTER
HOMER HOYT

vi

GEORGE RAYMOND ¥
ROGER WILLCOX

ADOLPH OPPENHEIM
WILLIAM B. OWEN, JR.
MELVIN ROEBUCK
ROBERT SILANO

LOUIS STRASSLER
JAMES WARREN
SHIRLEY K. WERTHAMER

PHYLLIS LEFKOWITZ
BETTINA NICHOLAS

HAROLD M. LEWIS

'HUGH R. POMEROY

LATHAM SQUIRE

N




i
%

TECHNICAL ADVISORY
COMMITTEES

The members of the Technical Advisory Committees listed below were
appointed by successive Chairmen of the City Planning Commission,
Robert F. Wagner, Jr. and Jerry Finkelstein, to assist the Consultants
and their staff in the consideration and review of certain important
recommendations regarding the rezoning of New York City. The review
of the material was informal and no minutes of the numerous meetings
were kept. Grateful appreciation is expressed for the many hours devoted
by the committee members to these informal discussions and for their
valuable contributions to the formulation of the final document. However,
it is understood that the Technical Advisory Committees and the members
thereof are in no way committed to approval of the findings and
recommendations reported herein.

AIRPORTS AND SURROUNDING AREAS

—y

EDWARD F. CAVANAGH, Jr. ALEX HART
Deputy Commissioner Chief of Airport Planning
Department of Marine and Bureau

Aviation, City of New York

WILLIAM E. CULLINAN, Jr.
Superintendent, Airports Branch
Department of Commerce
Civil Aeronautics Admin.

JOHN GROVES
Manager, New York Operations
Office, Air Transport
Association of America

ARCHITECTURAL

JOHN T. BRIGGS
MATTHEW W. DEL GAUDIO
ADOLPH GOLDBERG
SAMUEL HERTZ

ARTHUR HOLDEN
RAYMOND IRRERA

ELY J. KAHN

AARON N. KIFF

WALTER H. KILHAM, Jr.

Chairman

WILLIAM LESCAZE

The Port of New York Authority

C. EARL MORROW
Chief Planning Engineer
Regional Plan Association, Inc.

LEANDER |. SHELLEY
General Counsel
The Port of New York Authority

A. GORDON LORIMER
KENNETH MILNES

FRED MOE

HARRY PRINCE

EMERY ROTH

IRVING SEELIG

MAX SIMON

HAROLD R. SLEEPER

DANIEL D. STREETER
FREDERICK J. WOODBRIDGE

vii



EMPLOYMENT STATISTICS

ROBERT BEHLOW, Regional Dir.
Bureau of Labor Statistics
U. S. Department of Labor
JOHN BRENNAN, Sec'y.-Treas.
Building & Construction Trades
Council
- American Federation of Labor

DAYID DUBINSKY, President
Internationa! Ladies Garment
Workers Union

DR. MEREDITH GIVENS, Director
Bureau of Research & Statistics
Division of Placement and

Unemployment Insurance
N. Y. State Department of
Labor

ENGINEERING

FORD BARTLETT, President
Lockwood, Kessler & Bartlett,
Inc.

ERNEST P. GOODRICH
Metropolitan Section AS.C.E.

HAROLD M. LEWIS
Metropolitan Section AS.C.E.

HEALTH AND HOSPITALS
DR. GEORGE BAEHR .
Mt, Sinai Hospital

DR. E. M. BERNECKER,
. Administrator, N.Y.U.-Bellevue
Medical Center

DR. GODIAS DROLET,
Consultant Statistician
N. Y. Tuberculosis and Health

Association

HOUSING

CHARLES ABRAMS

HAROLD S. BUTTENHEIM,
Editor, The American City

GEN. THOMAS F. FARRELL,
Former Chairman, New York
City Housing Authority

GEORGE GOVE, 3rd Vice Pres,
Housing Projects, Metropalitan
Life Insurance Company

THOMAS G. GRACE, State Dir.,
Federal Housing Administration

JOHN P. KANE, Field Director,
Public Housing Administration

DUNCAN MORRISON
JACOB MOSCOWITZ

vili

SR e, - L e e e e e g T

LOUIS HOLLANDER, President
N. Y. State C.1.O, Council

REY. WILLIAM F. KELLY, Dir,
Social Action Department
Diocess of Brooklyn

HOWARD McSPEDON
Building & Construction Trades

Council
American Federation of Lebor

JACOB POTOFSKY, Gen'l. Pres.
Amalgamated Clothing
Workers of America
M. ROSEN, Secretary-Treasurer
N. Y. State Council
Sheet Metal Woaorkers

International Association

GEORGE A. SCHILLER

Regional Plan Association, Inc.

LESLIE WILLIAMS

American Transit Association

DR. MARCUS D. KOGEL,
Commissioner, Department of
Hospitals

DR. SAMUEL FRANT,
Acting Commissioner
Department of Health

DR. JOHN PASTORE, Directer
Hospital Council of Greater
New York

GEN, OTTO NELSON
Vice President in Charge of
Housing, New York Life
Insurance Company

IRA S. ROBBINS,
Executive Yice President
Citizens Housing and
Planning Council

BERNARD B, SMITH
MNew York Building Congress

HERMAN T. STICHMAN
Commissioner of Housing
State of New York

HON. EDWARD WEINFELD




LEGAL

FRANK ARANOW
OSCAR BERNSTEIN
SIDNEY E. COHN
SIDNEY M. DAVIS

PROF. ALLISON DUNHAM
AARON FRANK

PROF. JOHN P. FRANK
HAROLD O. N. FRANKEL
SIDNEY FRIEDBERG
PAUL FRIEDMAN

SOL GELB

HON. SAMUEL GOLD
PHILIP A. GORE

P. LAWRENCE GREENE
RUDOLPH HALLEY
REGINALD S. HARDY
CHARLES HAAR
MORTIMER HAYS
HAROLD L. HERZSTEIN

RAILROAD
SIDNEY H. BINGHAM,

Commissioner
Board of Transportation
Ciy of New York
G. 1. CARMICHAEL,
Yice President
New York, New Haven &
HarHord R, K.
PAUL PARTEE. General Manager
Baltimore & Ohio Railroad

REAL ESTATE
. PETER A. CLANCY
Bronx Real Estate Board
SANFORD BRANDMARKER
CLARKE G. DAILEY, President
Alliance Realty Company
HENRY J. DAVENPORT,
President
Home Title Guaranty Co.
ROBERT DOWLING, President
City Investing Company
CARL F. ETTLINGER
Staten lsland Real Estate Board
JAMES FELT, President
James Felt & Co., Inc.
SAMUEL GOLDING, President
Sterling National Bank
WILLIAM W, GORDEN
Joseph P. Day, Inc.
BERNARD L. HEGEMAN
Brocklyn Real Estate Board
ANDREW J. KENNEDY,
Vice President
Kennedy & Young, Inc.
A, EDWARD MacDOUGALL,
President
Queensboro Corporation

LEFFERT HOLZ

CHARLES HOROWITZ
HARRIS J. KLEIN

FRANCIS S. LEVIEN

SAMUEL LEVY

HERBERT LIPPMAN

HON. JOHN P, McGRATH
J. G. L. MOLLOY

C. McKIM NORTON

IRA S. ROBBINS

ARTHUR V. SELIG

SAMUEL D. SMOLEFF
LAWRENCE ARNOLD TANZER
SOL TEKULSKY !
HON. THOMAS D. THACHER
MAXWELL H. TRETTER

HON. EDWARD WEINFELD
FRANK B. WILLIAMS

HERMAN PEYLER, Yice President
Pennsylvama Railroad
C. M. SHRIVER, Gen. Manager
Baltimore & Chic Raikroad
DAVID E SMUCKER,
Former General Manager
The Long Island Railroad Co.
BOYNTON S. VOORHEES,
Vice President
New York Central System

MILTON MORGENSTERN
JOHN J. O'CONNOR,
Senior Appraiser
Equitable Life Assurance
Society of U. S.
WiLLIAM ROSENBLATT
JOEL SCHENKER
Roth-Schenker Corp.
MAURICE R. SPEAR, President
Spear & Co., Inc.
ALAN V. TISHMARN,
Vice President
Tishman Realty &
Construciion Co., Inc.
NORMAN TISHMAN, President
Tishman Realty &
Construction Co., !nc.
MILTON WEINTRAUB
Association of Theatrical Agenis
& Managers
WILLIAM ZECKENDORF,

President
Webb & Knapp, Inc.



J. B. BOYLE,
Director of Real Estate
W. T. Grant Company
HAROLD L. FATES,
Vice President
The Manhattan Storage &
Warehouse Co.
LOU FORER

BERNARD F. GIMBEL, President
Gimbel Bros., Inc.

HARRY E. GOULD
HERMAN GREENBERG
JACK KAPLAN

FRANK B. KURTZ, President
N. Y. State Motor Truck
Asso., Inc.

GABRIEL LOWENSTEIN
H. E. MASTER
Former Vice President in Charge
of Real Estate, Liggett Drug
Co., Inc, «

JOHN C. MESSER, Secretary
Retail Dry Goods Association

WHOLESALE, RETAIL AND WAREHOUSING

MAYNARD M. MILLER
FRED MOE

MICHAEL MORRISSEY
Chairman, Board of Directors
American News Company

ARTHUR PAAR, President
Melville Realty Co.

GILBERT E. POHL, Asst. Sec'y
H. C. Bohack Co., Inc.

WILLIAM SACHS, Vice President
Sachs Quality Stores, Inc.

VAN B. SIMS, First Vice President
Lord & Taylor

SAMUEL SLOTKIN

IRVING T. SMITH, JR.
Real Estate Manager
United Parcel Service, Inc.

ANDREW J. WEISS,
Vice President
A. S. Beck Corporation

HAROLD WESS, Vice President
R. H. Macy & Co., Inc.

b




ACKNOWLEDGMENTS

The development of the Plan for Rezoning presented in this Report would
not have been possible without the full cooperation extended by individ-
uals, organizations and governmental agencies throughout the City in
making available the vast amount of information and experience they
have at hand. Otherwise the staff, necessarily limited, could not have
accomplished what it has within the time available.

This has been a collaborative effort in which members of the staff of the
Department of City Planning have participated from time to time. Grate-
ful acknowledgment is made to them for services often above and beyond
the call of duty.

A full list of others who have assisted would be too long to present here.
Special recognition, however, is due the following:

The Consolidated Edison Company for extensive economic
data and maps of industrial locations; and the Regional
Office of the Division of Placement and Unemployment
Insurance of the New York State Department of Labor,
and the Commerce and Industry Association of New York
City, for their help in this field.

The members of the several Borough Advisory Planning
Boards who have reviewed the work as it progressed, as
provided by the Contract.

The Citizens Zoning Committee, the Citizens' Union, the
Citizens' Budget Commission and the other civic groups,
for invaluable help throughout the two years' work.

The Regional Plan Association, the Port of New York
Authority, and the New York Regional Office of the Civil
Aeronautics Administration, for advice and assistance on
development trends and numerous special questions in the
New York Metropolitan Region.

The New York City Housing Authority and the Department
of Housing and Buildings for staff time and information
contributed; also the Board of Transportation, Tax Depart-
ment, Department of Markets, Board of Health and other
municipal agencies consulted.

Xl



The New York Journal-American and the New York Daily
News, for surveys and analyses of marketing and retail
development in New York City.

Mr. Seymour Toll of the Yale Law School, for help in basic
research on the law of zoning.

The several railroads serving New York, for extensive infor-
mation on routes, traffic, and industrial development.

The Division of Research of the New York University
College of Engineering and the Westchester County Plan-
ning Commission, for assistance on specific problems of
zoning requlations.

The many builders, realtors, architects, and business and
labor executives who have furnished information and data
related to their work and have contributed time for con-
sultations and interviews.




o :”_iii" P B T Iy

REPORT ON PROPOSED ZONING

SUMMARY

CHAPTER

CHAPTER 2

CHAPTER 3

THE PROBLEM OF REZONING NEW YORK CITY

THE FUNCTION OF ZONING

SPECIAL COMPLICATIONS 1IN NEW YORK CITY
WHY THE CITY NEEDS REZONING

THE PLAN FOR REZONING: OBJECTIVES

THE PLAN FOR REZONING: ORGANIZATION

GOVERNING FACTORS IN THE FUTURE DEYELOPMENT

OF THE CITY

LAND USE

POPULATION

THE CITY'S ECONOMIC BASE

SPACE FOR INDUSTRY AND COMMERCE
RESIDENTIAL LAND REQUIREMENTS

THE RETAIL PATTERN

ESTIMATED CHANGES IN LAND USE: 1948 TO 1970

STRUCTURE OF THE PROPOSED RESOLUTION

OBJECTIVES

QORGANIZATION AND FORM

PROPOSED TYPES OF ZONING DISTRICTS
EVOLUTION OF REGULATIONS

Page

xv

13

13
|5
18
22
24
28
34

35

35
35
36
3R

CONTENTS

xiii



CHAPTER 4 PROPOSED ZONING DEYICES

FLEXIBILITY

LAND USE REGULATIONS

BUILDING BULK CONTROLS

APPLICATION OF THE BASIC DEVICES

SPECIAL BULK CONTROLS

OFF-STREET PARKING

QFF.STREET LOADING REGULATIONS
SUPPLEMENTARY REGUULATIONS

REGULATION OF LARGE-SCALE DEVELOPMENTS

CHAPTER 5 PROPOSED ZONING DISTRICTS

RESIDENCE DISTRICTS

DISTRICTS ASSOCIATED WITH RESIDENCE
COMMERCIAL DISTRICTS
MANUFACTURING DISTRICTS

CHAPTER & ADMINISTRATIVE PROVYISIONS

CHAPTER 7 DRAWING THE NEW ZONING MAPS

GENERAL OBJECTIVES

PROCEDURE

EXISTING LAND USE AND FUTURE NEEDS
MAPPING THE FIVE BOROUGHS

MAPS OF THE FIVE BOROUGHS COMPARING EXISTING LAND USE,
PRESENT ZONING, PROPOSED ZONING

¥

APPENDIX: DOCUMENTATION OF BASIC PROPOSALS

ACCESS TO LIGHT AND AIR
OPEN SPACE
OFF.STREET PARKING SPACE

PROPOSED ZONING RESOLUTION
CONTENTS

PROPOSED ZONING DISTRICTS, MAPS
INDEX MAP

XV

Page

39

39
40
44
54
54
5&
&2
b4
71

75

75
88
0
105

109

3

113
114
l1é
117

125

127

127
130
136

139
141

251
253



OBJECTIVES

Ihe overhauling and modernization of the 1916 Zoning Resolution with
its three-map system and more than 1400 amendments was the primary
abjective of the Plan for Rezoning.

A reduction in permitted bulk and density, to far below the present figures
of approximately 70,000,000 residential and 320,000,000 working popu-
lation, was clearly indicated. :

Alvo needed were regulations calculated 1o distribute the realistically
estimated maximum population, which the City may have in the foresee-
able future, over the land available for residence purposes in a manner
providing increased light, air and usable cpen space.

An added objective was to anticipate the needs for commercial, manu-
facturing and industrial lands of all descriptions within the City;: to identify
'he best locations for these purposes, and to protect these in every prac-
ticable way so that economic activities may be encouraged and the
neople of the City may have the maximum opportunities for employment.

HOW THE JOB WAS DONE

Al calculations and mapping have been based upon the study of actual
e and discernible trends rather than on theoretical possibilities.

This involved estimating employment and population, land and space
needs, based upon all available sources and verified by discussions with
business organizations, specialists in residential and industrial fields and
ten Technical Advisory Committees.

It also involved application of over-all measurements in terms of both
land use and building bulk to existing buili-up areas as well as all vacant
land in the City.

A fresh approach was taken to the regulation of uses — the effort being
to state positively what uses were to be permitted for each property,
rather than merely to exclude, for the most part, uses thought to be
objectionable, as at present.

A significant basis for recommendations was the study of all 1948 con-
struction showing trends in land coverage, bulk, densities, living amenities,
automotive parking and locading facilities.

A one-map system for the five boroughs has been devised and a relatively

SUMMARY

Xv



¥

[

simple, permissive ordinance has been built around 15 basic use districts
and a half dozen major, simplified bulk controls.

PROPOSALS

As a simplified guide to the maximum bulk which may be built on each
plot in the City, a ""Floor Area Ratio™ figure is provided — a multiple of
the area of the plot itself.

To continue to provide light in the City's streets and rear yards, but to
free the building designs from the present rigid controls over the shapes
of buildings, designers would be permitted to "average" the angle of
light obstruction providing the over-all light remained at an adequate
standard.

To improve living and working amenities, more adequate rear and side
yards are provided; more usable open space, accessible to residential
tenants, would be required; courts in commercial and manufacturing
buildings would be improved while allowing considerable freedom in
coverage on the lower, profit-making space of such buildings.

Legal windows in all buildings would be assured adequate and improved
light and air through a new, simplified device which would make design
of courts and review of designs by the Department of Housing and Build-
ings much easier.

To preserve the most important space for employment, residence would
be prohibited from all Manufacturing Districts except the very lightest
lott-type operations.

Instead of being permissive, off-street parking would become compulsory,
on a sliding scale, depending upon the practical avaitability of space and
economic considerations of land values.

- Off-street loading facilities would be compulsory, even retroactively, in

commercial and manufacturing buildings of sufficient size to make such
facilities practicable.

Deeper zoning for commercial space would be mapped in those blocks
where existing conditions and provable trends show a demand for larger
and deeper store depth for more economical, modern operation.

IMPACT ON THE CITY .

The Plan for Rezoning should protect the value of all present properties
which are logically located and prevent all properties from being
adversely affected in the future by encroachment of incompatible uses

and bulks.

By restricting commercial and manufacturing uses to proven, logical loca-
tions, residential areas will be protected and the City as a whole will benefit
economically from the prevention of unregulated business encroachments;
at the same time, the lifeblood of the City, manufacturing, will be pro-
tected and encouraged by carefully. planned and regulated districts.

The new use and bulk pattern will provide-the City with the basis for the
ultimate planning of all City services; the devices and controls recom-
mended for structures will make more feasible the construction of more
economical and profitable buildings.

%vi
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CHAPTER |

THE PROBLEM OF REZONING

NEW YORK CITY
THE FUNCTION OF ZONING

The proper function of zoning, wlthough ofien
misunderstood, i= simple and clear-cut. Zoning regu-
lations constitute an exercise of the police power,
genevally delegated by the state to a local govern-
wient, to conlrol two things -— first, the use of land
and buildings, and second, the size and shape of
buildings and their location in relation to cach
other and to Jot lines, For convenience, these two
tvpes of controls are referred to in this Report as
use regulations and bulk regulations.

1 ze regulations allocate to each major type of
activity fand which 1= =utheient and appropriate for
that purpose. Use regulations alzo promote con-
vepient and elicient inter-refationships ol related
usex of land, and segregate uses which are incon-
patible with each other,

Bulk regulations sel & maximum linnt on the
intensity of development, thereby miting conges-
fion in living conditions and in pedestrian and
vehicular trathe in each area. Moreover, within cach
level of density, such regulations place certain limi-
tations on the shape and location of buildings, 1o
protect light, alr, and —in residential arcas —
privacy and open space. By these controls zouing
regulations protect the desirable character of de-
\'t'f{}pmt'nl in each area, real estate values and the
municipal tax base, and provide a framework lor
city agencies in predicting the need for various city
services, In brief, zoning regulations in the long
run determine the future city.

Yet it ix equally important to recognize at the
outset what zoning regulations do not and cannot do.

\ zoning schewe i not concerned with faying out
or changing =treel patlerns, or with the detailed
design of new =ubdivistons. No =pecific ztes {or
schools, parks or other public improvements can be
<hown thereon. Moreover, although 1 i the type and
tntens=iyv of huilding which determines the volume
of tratlie, zoning controls are not concerned with
detailed regulations over vehicular traflic. Zoning’s
contribution to the immediate relief of congested
areas is limited 1o imposing requirements for off-
street parking and loading=-which may help con-
siderablv, Finally, alihough o zoning ordinance
which is out of twne with current development can
aot in the way of desirable building, even the hest
zoning ordinance, cannot by itself create a single
butlding. Zoning then, is merely the framework to
smide the development of fand,

Originally conceived in Europe, zoning came to
the United States in fragmentary form around the
turn of the century when Boston and Washington
limited the height of buildings and los Angeles
restricted the location of certain objectionable uses,
However, comprehensive zoning started in New
York City, The New York City Zoning Resolution
of 1916, one of the great pioneering achievements of
American baw, wax a brilliantly conceived measure
to control the major problems of that time. First,
a set of use districts was =et up: Residence Districts
to protect residences against business and industrial
intrusion: and Business Districts, primarily to pro-
tect the City’s finest retail avea against further in-
vasion by manufacturing. Second, two additional
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sels of restrictions were established 1o bmit the
height und arew of butldings. These sets of regula-
ltons were chieflly concerned with guarantecing some
minimum of light and air, thus avoiding a spread
of the dark canyons of Wall Sireet: but incidentally
they alxo set some ceiling on potential congestion in
the streets and n public transit. Fach of the three
sets of restrictions wax set [orth on a sepavale map,
and the zoning classification for any tract of land
could be ascertained by checking its lacation on all
three sets of map=. Wiselv, the actual cestrictions
imposed were very moderate, beeause subslanticl
resistance existed and because the very idea of cut-
ling ofl’ the aiv rights over property was a drastic
move in the light of conxtitwtional law of that time.

In the 31 vears since the adoption of the Hira
New York City Resolution, comprehensive zoning
has been adepted 1hroughout the country. About
2000 ordinances are o eflect at the present time.
The courts have generally and increasingly upheld
zoning regulalions which are based upon a compre.
hensive plan of city development and upon =ubstan-
tial considerations of health, salety and welfare,

While comprehensive zoning has thus heeome
firmly established, the problems with which zoning
ordimances have 1o cope are changing rapidly. In-
stead of developrient by single =mall Tots, huilding
operations bave been increasingly in units of a
block or more: automobile 1rathe has almosl over-
whelmed the existing city patlern: the development
of airports has vequired new proteelive regulations:
and the character of industrial operations has
changed with the emergence of decentralized light
manufacturing plants on large landzeaped siles. Ax
a result of these chunges, and of inereastng experi-
ence with zoning techniques, the newer zoning ordi-
nancex have heen employing a wide variety of new
deviees—-such ax more speetalized use districts, new
and more {lexible bulk controls, vertical zoning,
oF=street parking and loading regulations, transi-
lion zonmg, airport zoning, amortizalton of non-
confortning u=es, and =0 on. A few of These
innevations have heen frivelous, but most are in
response (o genuine civie problems,

New York has taken the lead in adopling many
of these new zoning devices, However, the more new
controls are added to the old framework, the more
the mernal structure of g zoning ordinance  be-
comes complex and confused. A= a result, most of

the major cities in the country - - Chicago, bLos
Angeles, Detroit, Cleveland, San Francisea, Provi-
dence, Minneapolis, Newark, and innumerable
smaller eities

have cither completed or are work-
ing on a comprehensive revision of theinr zoning
laws. The United States Chamber of Commerce has
given a =ubstantial impetus to this nation-wide
movewment. 1t is time for New York to reassert her
traditional leadership in zoning.

By definition, zoning is primarily concerned with
1the assignment of the (’ity’.-: land to the PUTpHIses for
which it is needed. The establishiment of use dis-
Iricts does Jusl that, [t is, in effect, a quantitalive
determination, backed by Taw, as 1o the amaunts of
Landl to be available for the ¢ity’s various functions,

The broad groups of uses with which zomng i-
primarily concerned are:

Resicdlence of all types

Fovcal retailing and serviees of all 1ypes

General commeree and  business, ineluding

wholesuling, central office facilities and
retailing

Manufacturing and industey of all types.

In the present study it has been considered axi-
omatie that the land requirements of New York's
job-producing economie functions should receive
first altention in the zoning plan. The total amount
of land needed Tor such purposes is relatively small,
and will not grealy restriet the space available for
residence purposex. For that very reason it is all
the more important that these economic needs be
caleulated realistically and that, having been set
aside, these vilal areas he actually reserved for the
designated uses, In the pazl, while very zubstantial
arcas have been labeled for these purposes in the
Cily’s zoting, inconsistent uses have crept inoand
pr(hf'rnplvd the “less restrictive”™ famds to such an
estent that their economic usefulness hus been seri-
owsly compromized over considerable areas. A first
slep has therelore been o ascertain whether, and
how, land requirements for living and jobs can both
he nrel.

The caleulation of land requirements i~ not a
tmple one, either Tor economic activibes or for
housing. The first involves analysis of economie
activities and their present focations, together with
prediction of trends both in growth and nobility.
Prediction of tuture land requirements for resi.
dence calls for analysis of present housing tyvpes
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and family patterns, interpretation of trends in
housing production and consideration of expected
changes in age distribution, family composition
and, again, mobility within or beyond the City.
(Calculations of land use requirements for job and
living uses are discussed in Chapter 2, and Chapter
7 gives a quantitative check on the adequacy of the
proposed zoning to meet these requirements.)

But zoning is by no means dominated by the slide-
rule. The interaction of economic factors with
human and governmental values was admirably
stated by former Mayor O’Dwyer in his preview of
the Plan for Rezoning before a group of civic lead-
ers in August, 1950:

“First of all, among its purposes zoning has
important human objectives. The new zoning
resolution will apply direct and positive meth-
ods for assuring at least a reasonable minimum
of light and air to every legal (required) resi-
dential window. It will also include positive

—requirements for usable open space. There
will be space in which small children and old
folks can enjoy outdoor life away from the
streets. These are to me simple “musts” for any
modern city. We must see to it that our people
enjoy them.

THE PROBLEM OF REZONING

“Secondly, I am impressed with the economic
objectives. These include the setting aside of
adequate space in the best locations for indus-
try and commerce, and their protection against
use for any other purpose. Only so can we hope
to hold and attract industries that will provide
jobs for all our people. Such rezoning, de-
signed to build New York industrially and
commercially, is of equal importance with the
protection of restricted areas.

“Then there must be adequate space in suitable
locations for business of all kinds, local as well
as general. These spaces must be adapted to
modern large-scale merchandising, which
means a substantial departure from our tradi-
tional 100-foot-deep business strips.

“All the remaining land of the City, except
such as is set aside for recreational purposes,
will then be available for living areas. I am
informed that these will be quite ample for any
population now here or anticipated in the
future.

“Such balanced allocations of land are, fortu-
nately, calculated to produce a maximum of
assessed valuations. They indicate the highest
use of property and protect it for such use.
Thus, what is best for the City is also best for
property owners as a group.”

SPECIAL COMPLICATIONS IN NEW YORK CITY

To outsiders our City is perhaps best known for
[ts skyscrapers. Actually, of course, skyscrapers
cover only a tiny fraction of the City, but they sym-
bolize the fact that New York puts many people on
a small amount of land — not only in offices but in
homes and factories. The population is so large in
relation to land area that even if all space were
devoted to residence (eliminating not only com-
merce and industry but also parks, streets and pub-
lic institutions), only a fraction of the people could
live in free-standing single-family houses — the
norm in most other cities of America. It is clear
that the great majority. of housing will continue to
be multi-family buildings, despite the widespread
desire for a house with a yard of one’s own. It is
equally clear that much commercial and industrial
activity will continue in multi-story buildings.

,No less striking than the high level of population
density for the City as a whole is the range and con-

trast of densities as between the several boroughs.
The meadows of Staten Island are as much a part
of New York as the Garment Center and Times
Square. The huge spread of Queens alone, least
congested and most homogeneous of the four large
boroughs, embraces a range of zoning problems
equal to that of most independent cities. It is quite
true to say that zoning New York is zoning five
cities, ;

Queens is almost as big as Detroit in both area
and population; Brooklyn, with an area comparable
to Baltimore, has a population one and a third
time as great as Philadelphia; the Bronx compares
with Akron in area and with Detroit in population.
Manhattan, while covering no more land than
Youngstown, Ohio has as many people as Los
Angeles. But is is not only in population and area
that each of the boroughs must be considered as a
city. Each has its own commercial core, a solidly
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developed “downtown.”™ Each has its characteristic
tvpes and mixtures of residential development.
Each has its light and heavy manufacturing areas,
with specializations varying from borough to
borough. Each has its cultural pattern, institutions
and living habits.

New York’s Resolution must deal with the needs

of commercial and residential Fifth Avenue and
those of commuter settlements in outer Queens. It
must provide elbow-room for Newtown Creek, pres-
ent and future. It must cope with the potentialities
of redevelopment—offering the magnet because it
cannot employ the bulldozer

in some of the most
extensive slums and blighted areas in the country.

WHY THE CITY NEEDS REZONING

New York’s zoning regulations, once a trail-blaz-
ing pioneering effort, are outdated. The zoning law
has of course performed a great and generally-
recognized service to the City, particularly in pro-
tecting the better residential and commercial areas:
vet there is general agreement among all those who
deal with its administration — properly owners,
civie associations, architects, builders and City ofh-
cials — that the present provisions are al once in-
adequate, inflexible, often irrelevant and confusing.

Inadequacy

First and most important, both use and bulk regu-
lations fail to provide the protection which the
greatest city in the world deserves. To take the most
obvious example, the law does not effectively sepa-

rate residential and non-residential development.
In 1938 the Mayor’s Committee on City Planning
pointed out that half of the inhabitants of the City
lived in non-residential districts: and at present

over half of the area of the Commercial Districts
is actually used for residence. Such a situation
makes talk about ““protecting the home™ a mockery
for an enormous proportion of the population. Yelt,
even with non-residential zoning o extensive as to
blight huge residential areas and to sterilize miles
of ribbon frontage for any effective use, land is not
effectively reserved for the vital needs of indus-
try and commerce. No responsible person would
attempt to remedy this situation without a careful
study of all existing areas, and a clear idea of how
much non-residential land the City will actually
need.

If the use regulations are often ineflective, the
bulk regulations are often nothing short of fantas-
tic. Practically all of the residential areas of Man-
hattan are “limited™ in bulk to the kinds of build-
ings existing along Park Avenue. So is roughly
809 of the area zoned for residence in the Bronx
and Brooklyn, and about 60% in Queens. As for
the “low-bulk areas,” huge areas of Queens and
Brooklyn are zoned for apartments with about the
bulk of the Riverton. In non-residential areas, the
restrictions in force in huge areas of Manhattan,
the lower Bronx, and inner Brooklyn and Queens
permit buildings with about twice the overall bulk
of Rockefeller Center. Small wonder that the total
permitted bulk in residential areas would provide
for a resident population of about seventy million
— and, in the non-residential areas, for a working
population of around three hundred million -
more than the total population of the Western
Hemisphere. Regulations such as these obviously
exert no control at all throughout most of the City.

Inflexibility
While the bulk regulations are in general extra-

ordinarily loose, such control as is exercised i= often

RESIDENCE AND INDUSTRY

Without adequate safequards controlling use and bulk, residential
locations adjacent to industry seldom create adequate living or
efficient working conditions.
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MODEL SHOWING DEGREE OF OVERCROWDING
POSSIBLE UNDER THE PRESENT RESOLUTION. |
MNESS, 15 HEIGHT, B-AREA"™ DISTRICT)



CURRENT

PRESEN'T

CURRENT DEVELOPMENT

ROCKEFELLER CENTER
FLOOR AREA RATIO - 11.9

200' x 600' BLOCK
70-STORY TOWER

Ve
200' x 600" BLOCK
45-STORY TOWERS
FLOOR AREA RATIO - 190

unnecessarily restrictive in the wrong places. In
many instances, particularly in the high-bulk areas,
the present provisions dictate the shape and design
of structures, without regard for economy of con-
struction or the developer’s specific needs for his
site and building. For each individual lot, the regu-

PERMITTED :
NON-RESIDENTIAL 15 HEIGHT, B AREA, DISTRICTS

SINGLE OWNERSHIP

FLOOR AREA RATIO - 28.5

MULTIPLE OWNERSHIP

BUILDING VS.
INVELOPE

-,

PERMITTED DEVELOPMENT

lations establish a rigid envelope within which any
building must be constructed. The central areas are
full of buildings in which the outer walls are de-
signed to fill the envelope, and the space inside is
then arranged as best it can be. Opinions differ as
to their appearance, but there is no denying that



CURRENT

PRESENT

RESIDENCE 1-D

CURRENT DEVELOPMENT

&)

AMERICAN GARDENS
FHA GARDEN APARTMENTS
TWO-STORY

FLOOR AREA RATIO - .57

PER MI o | D) ])
DISTRICT .7

BUILDING VS.

INVELOPE

; —~r 17 STORIES
H SINGLE OWNERSHIP )ﬁ 4 ‘——— 12 STORIES
/3 | . . 200 x 600 BLOCK - Ih a
i Tt " FLOOR AREA RATIO - 7.4 é e |
_.-/ 4 :f n{’k i 3 | f
. ( ﬂ 15 STORIES — .'. l AN &
|! v // Qi NT-‘\ ) ‘\\' '
Il - 12 STORIES = E" :
- LJF J
- MULTIPLE OWNERSHIP — 3 1|
200 x 600 BLOCK T
FLOOR AREA RATIO - €.5 18 STORIES
1€ STORIES
PERMITTED DEVELOPMENT
they are less economic in construction and less sat- in New York as in other cities arve largely an

i<lfactory to use than they might b

Irrelevance
W hen applied o large-scale
Block or more, the traditional bulk reculations —

|.|':-_it'<'l~ of a 1-il_\'

irrelevant nuisance. Since the height regulations are
hased upon an assumed gridiron pattern of streels,
their effect on a multi-block tract i< to permil a
monstrous super-pyramid structure with set-hacks

rising toward a gigantic tower in the center —a

7



INFLEXIBILITY OF DESIGN

Pyramid type design forced upon builders attempting economic
development by inflexibility of present Zoning Resclution.

ECTION OF RESIDENTIAL AREAS

are inadequate safequards in the existing Zoning Resolution
wvent the invasion of low density home areas by high bulk
nent buildings.

wholly fantastic conception. Moreover, the tradi-
tional yard regulations, combined with the require-
ment that each building be on a separate lot, resull
in the absurd situation of developers of such large
projects being forced to sketch in fictitious lot lines
around each building. Within the basic structure of
the present Resolution, there is no way to control
the density and spacing of large-scale projects in
the various distriets, In short, since practically no
control is exerted over either low-density develop-
ment in the outer areas or other large-scale con-
struction anywhere, the present bulk regulations do
not alfect a very large percentage of current con-
struetion.

Confusion

In addition 10 the substantive defects of loose-
ness, inflexibility, and irrelevance, the present Reso-
lution has become extremely confusing in both
structure and language. Property owners, builders
and architects have great diflienlty in finding out
what can be done in developing a given piece of
land. City oflicials charged with enforcement and
interpretation have serious trouble in performing
their jobs.

First, the zoning maps are as obsolete in form as
in content. The possible combinations of the exist-
ing Use, Height and Arvea Districts total 861,
many of which are obviously absurd. 181 of these
(including a fair share of the absurd ones) were
actually in existence on the three maps in 1948 for
developers 1o analyze, correlate and comply with.
Moreover, the maps were originally laid out with-
oul benefit of a general City plan, and amended
1139 times between 1916 and the end of 1948, so
that the legal argument that the present zoning
regulations are based upon a comprehensive plan
i= nol loo strong.

Moreover, the structure of the Zoning Resolution
text iz complicated and unsatisfactory. For exam-
ple, the controls over the front wall of a building
are sel forth in the article on height regulations, and
those over the rear wall in the article on area regu-
lations — so that it is not generally realized that
both are actually light-angle regulations. It is never
easy to explain to the layman why the regulations
(for example) of the “class 1V5 distriets™ permit
building up to only 1V times the width of the street.

The present Resolution is full of booby-traps for
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the developer. Even alter consulting the three sets
of maps, correlating the use regulations with two
<ets of bulk regulations, and working out the inter-
relationships of the latter, it is still necessary to
read the entire text from cover to cover, in order
to be sure of knowing all the regulations which
apply to a single piece of land. Without doing this,
the developer of a site within two miles of a major
airport would be quite likely not to learn of the
<pecial height regulations set forth in section 9-A:
or, near a school, park or hospital, of the limita-
lions on garages and filling stations in section 21-A:
nor is anyone excepl an expert likely 1o know of
the bonus afforded by section 19 (g) for provid-
ing parking spaces. It is also unlikely that property
owners in a restricted district have any idea whal
could be located next to them by authorization of
the Board of Standards and Appeals (under section
7) or the Planning Commission under various

EXAMPLE OF MAXIMUM PERMITTED DEVELOPMENT

THE PRESENT ZONING RESOLUTION IN THE MOST '

MAPPED RESIDENTIAL DISTRICT, "RESIDENCE,
D-AREA DISTRICT"

sections. Fven the most diligent search may not
turn up a “sleeper” —— some obscure provision
tucked away in a paragraph apparently far
from the subject, but one which may ultimately
subject the developer to penalty if he ignores it
There is no reason why all the regulations applying
to a single piece of land cannot be collected and set
forth in tabular form, so that the whole picture may
be seen at a glance,

The structure of the Resolution, while compli-
cated, can be mastered by any intelligent man or
woman who has the time: but the language — full
of negatives, double negatives, exceptions and qual-
ifications — often cannot.

New York iz a complicated place, and obviously
there is a limil Lo the extent lo which controls over
its development may be simplified. However, there
ix no need for the Resolution to confront the de-
veloper with this sort of language:

F
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“oLobhut for cach ene Toot thal an outer court
al any given height would, undev the above
rules, be wider in its least dimension for such
height than the minimum required by its
length, one inch <hall he deducted from the
required least dimension (or such height for
each 21 feet of such height”

Nor ds it necessary o stale most of the use regu-
fations in negalives, telling owners what they may
nol do, but leaving them very much confused as to
what they may do. The addition of exeeptions re-
garding uzes thal are not exeluded results in double
and even triple negatives: these are probably re-
sponsible for more confusion than any other single
feature of the present Resolulion, 1t is quite possible
10 state direetly and <imply what is perminted on any
wiven piece of land.

Finally, there is a great deal of overlapping be.
tween the Zoning Resolution and other building

THE PLAN FOR REZONING:

Modernization of the Civ’s zoning regulations
had been considered as far back ax the carly 1930,
and was given serious study by the Cily Planning
Commizzton =non after its ereation in 1938, At that
lime it was decided not to drop the existing legisla-
tion but 1o attempt keeping it abreast of the times by
substantive amendment= dealing with new problems
such as thoze izcussed in paragraphs above,

By 1918, however, the Commission concluded
that a fundamental new approach was needed, and
it authorized the Plan for the Rezoning of New
York Citv. Work was authorized in two slages of
one vear each.

Many of the study’s aims were determined by
probiems which have heen highlighted previously,
Other aim: were recognized, however, and a more
inclusive statement of objectives s ax follows:

To apportion the City’s Tand area and zone it

for needed nses in such maner that its useful-

ness and value will he inereased,

To check inereases of congestion where it al-

THE PLAN FOR REZONING:

This Plan for the Rezoning of New York City was
developed under two suceessive 12-month Contracts
with the Conzultants. An additional period of three
monihs was allowed for the submission of the Final

Rr‘pm‘l‘

[0

regulations, notubly the Multiple Dwelling Law.
Both laws contain elaborale requirement: as to
light, air, open space and so on, for health and
safety in multiple dwellings. Most of the overlap-
ping provisions are concerned with courls, vards,
and height. Seme of the zoning regulations, how-
ever, are more restrictive than those of the Multiple
Dwelling Law, while others are less restrictive, Such
inconsislencies are resalved hy the cateh-all provi-
sion that whichever 1s more restrictive <hall apply.
Asa resull, a single wall i= Trequently controlled by
one law at one height and by the other faw at an-
other height. This involves detailed knowledge and
application of both laws in cach case, Bt makes work
for technicians and espense for the owner, but i»
hardly a logical way of defining what i permitied
on the given piece of land. Unnecessary overlap-
ping should be eliminated by action of the proper
authorities.

OBJECTIVES

ready exizt= and te prevent future congestion
insofur as possible in other areas.

To check excessive development and densities
of popudation in restdence areas,

To foster reduction in travel diztance and time
consumed in the journey from home to work,
To prevent hartful encroachmeat of 1neom-
patible uzes in areas zoned for vesidence or -
dustry, vespreetively,

To conzerve industrial and business areas and
thus encourage increased employment.

To promole more eflective control of building
bulk =0 ax to conserse light, air and usable
GpeR space.,

To relleve street congestion thirough vequire-
ments for oflstreet automotive parking and
loading facitities.

To izolale or control the location of unavoid-
able midzance-producing uxes,

To foster well-conceived plans for redevelop-
ing deteriurated arcas.

ORGANIZATION

Personnel

[iaizon hetween the Commission and the Con-
sultants Tor technical and policy malters was main-
tatned by the designation of Lawrence M. Orton, a
member of the Commission, as liaison oflicer, For
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organizational and administrative purposes, the
services of a Director and an Administrator for the
Plan for Rezoning were contributed by one of the
City’s large corporations, Their access to essential
data and their personal effort supplemented and
greatly aided the efforts of both the Consultants
and the Commission.

The stafl recruited for the work was subject to
the approval of the Chairman of the City Planning
Commission, and varied in number and composition
according to the exigencies of the work. To assist
the Consultants, their stafl, and the Commission, a
panel of Advisory Committees was appointed by the
Chairman. These committees, listed elsewhere in
this Reporl, were representative of various fields of
interest and professional competence, and met from
time to time to discuss and advise regarding the
work in hand. Although they were not asked to
assume responsibility for the conclusions, the Ad-
visory Committees deserve a large measure of
credit for what has been accomplished. Giving gen-
erously of their time and thought, according to the
demands in their several fields, the Committees and
their individual members served as testing grounds
and friendly counsellors at all stages.

Work Program — First Year

The broad outlines of the program of work were
laid down by the Contract and by the continuing
advice on policy and program of the Commission’s
liaison officer.

The first Contract called for certain specific
items, including:

A map showing the present use of every prop-

erty in the City.

Transparent overlays of the present Use,

Height, and Area Districts at the same scale.

Fstimates of population and other basic data

as of 1970.

Proposals for a preliminary outline of the

Zoning Resolution and its method of control.

The second Contract required submissions of
material at specified intervals, as follows:

Within four months:

An outline of the proposed new Zoning Reso-

lution.
Maps showing generally the new zoning
districts.

THE PROBLEM OF REZONING

Within seven months:
\ preliminary draft of the text of the Reso-
lution.
Broad application of the proposed districts
by boroughs.

Within twelve months:
Final draft of the Resolution.
Maps showing precise boundaries of all the
proposed districts.

Within fifteen months:
A Final Report on the entire Plan for Re-
zoning.

In programming the work pursuant to these con-
tractual requirements, those in charge first of all
took into account the status of city planning activity
in New York, and the defects in the original zoning.

While lacking any officially adopted comprehen-
sive Master Plan, the City and its official agencies,
including the Planning Commission, already had a
broad background of relevant material which
needed Lo be supplemented and brought into focus.
Whereas the initial 1916 zoning of the City was
done without any adequate basis of population
studies, land use data and economic forecasting, the
present undertaking either had, or sought to obtain,
reasonably adequate data in all these fields.

Thus the first activities of the stafl were concerned
with an appraisal of the population outlook, the
preparation of detailed land use maps of the City,
the charting of existing zoning regulations and
assessed land values, and analysis of the City’s
eeonomic prospects.

\ second stage was concerned with the translation
of these basic studiex into guides for the formula-
tion of the required zoning plan. These were largely
quantitative, in terms of the amounts of land re-
quired to meet the City’s variegated needs, but they
alzo included the information essential to the proper
allocation of the needed land to the terrain of the
City. The pattern of land use ultimately arrived at,
and recommended to be implvmt‘nlvd hy the pro-
posed zoning regulations, may be looked upon as the
starting point of the developing Master Plan of the
City. The basic studies were the subject of a series
of reports submitted at the end of the first year’s
work, which are more fully described in Chapter 2
of thiz Report.
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Work Program — Second Year

With the City's needs in focus, and with the de-
feets of the existing zoning clearly in view, the
seeomd year's work program proceeded directly to-
ward well-defined objectives.

At this point the stall was divided inlo separate
miils for the formulation of appropriate new zoning
regulations and for their application to the City’s
terrain, with a headguarters unit to advise amd co-
ardinate the activities of hoth unils,

Within four months, as required hy the Contract,
these units prepared: (1) an outline of the proposed
l't’.;.tulaliml.-' ('Unsliluling the framework of a new
Zoming Resolution: and {2) a map by boroughs at
a scale of 2,000 feet 10 the inch, showing general-
izedd areas proposed to be established by the new
regulations.

Within another three months the next contraciual
submission wa= made, This consizted of further de-
velopment of each of the two previous itens. The
outline of the proposed Resolation had by now heen
expanded into draft test for all i1 major elements,
The generalized land use map had been made as
precise ax pracicable for showing the proposed new
districts al 2,000-fool =cale, except thal local areas
for retail stores were omitted. These were sub-
miled a month later at 1,000-foot scale following
special studies of required froutage based upon
the population capacity of the surrounding Hesi-
dence District,

. . .
Review of Material Submitted

As divected by the Contract and arranged through
the Commisston, various steps were taken 10 obtain
suggestions and eritieism at the several stages. Dur-
ing the fiext vear the Chairman of the Commission
directed a letter to all civie organizations on avail-
able Tists, inviting their suggestions ax to the zoning
of their communilies.

At later stages material submitted 10 the Com-
mission was transmitted o the Borough Advizery
Planning Boards, to the appropriate Advisory Com-
mitlees, aid lo orgamzations known to have special
problems in their areas, The 121 meelings held Tor
these purposes, and in response 10 requests for in-

formation, elicited a great deal of useful discussion
and suggestion.

Final Submissions

In the finad months the two prineipal items previ-
ously submilted were revised in the Light of dis-
cusston and further study, completed, and prepared
for submission.

In the cuse of the proposed new Resolution, this
meant 4 complele test. The zoning distriet maps
were given precise ddefinition at the <eale of 600)
feet to the tnch prescribed by the Contruet.

With a period of three months still allowed for
submis=ion of this Report, all practicable steps were
agait laken to obtain eriticism and suggestions,

The text of the proposed Resolation ineluded in
thix Report is substantially changed from that pre-
viously submitled, as a result of eviticisms received
in time to be given consideration.

Suggeslions regarding the map= were not numer-
oux or =ubstantial, and could not he embodied in
the submitted maps, bual are heing transmitted
to the Commission Tor consideralion.

Final Report

This Report presents the essential elements of all
the work done under the Contracl and known az the
Plan for Rezoning of the Gity of New York.

U tneludes, i sequence, Chapters on the need for
rezoning, the basic studies, the framework of the
propo=ed Resolution, the devices embodied in it, the
districts recommended, admimstrative provisions,
and finally the application of the district= to the
City map.

An Appendix presents material which should be
aseful in sustaining <ignificant provisions of the
new zoning if they are attacked in court.

Bois confidently anticipated that New York's
approach to the modernization of its zoning regula-
tions may not only lay the foundation for an eflec-
tive collaboration between the responsibte officials
anil the eilizens of the City in thi= important matter,
but that New York’s experience may contribute =ub-
stantially to the rezoning movement now actively
under way througheut the country.



CHAPTER 2

GOVERNING FACTORS IN THE FUTURE
DEVELOPMENT OF THE CITY

fn 1910, when the original Zoning Resolution
was adopled, there were no broad studies of the
Ciy = structure and probable future growth to guide
the zoning then being done, It i common knowledge
that although one of the principal purposes of zon-
ing then, as now, was lo reduce congestion, the regu-
[ations actually enacted allowed residential de-
velopment o house about 70,000,000 people, and
working space for zome 300,000,000 employees
inside the City limits,

hoalzo became obvious long since to anyone
sludying the City’s zoning that, whereas zoning was
cnacted largely for the purpose of separating peo-

LAND USE

The preparation of an up-lo-date land use map
of the City was a practical and common-sense, as
well as a contractual, obligation. Only =0 could
existing uses, the necessary point of departure in
any zoning operation, be studied.

Unfortunately, there was no readily available
~onree of information regarding the use of prop-
erty and premizes in categories useful for zoning
purposes. The problem was, therefore, 1o dizeern,
clas<ify, and map the use ol over 850,000 indivi-
dual properties lying within =ome 36,000 City
Iocks, and 1o do it quickly and inexpensively.

Maps prepared by a WP AU project previous lo
the organization of the City Planning Commission
w1938 were made available for this purpose.
W hen corrected for new and changed property lines
these served ax the base for the new land use map.

ple’s homes from factories and stores, about half
the entive population of the City lived in distriets
comed non-residentially where nuisances were and
are a conslanl threat 1o their homes.

These were some of the basic defects in the orig
inal zuning which have been only slightly madified
by amendments in the intervening years. The Plan
for Rezoning was undertaken 1o remedy them. In
order to do so it was necessary to undertake a wide
vange ol studies of land use and of the City™s popu-
lation and economic outlook., These studies were
the =ubject of interim reports 1o the Commission,
which wre summarized in this Chapter.

It was then determined that all these properties
in the City should be classified under the Tollowing
thirteen headings:

UISES COLORS USED
L. Vacant land White
2. Parks and onldoor vecreation Green
3. Single-family detached residence Veroy light vellow
1. Single-family attached residence Yellow
3. Two-family residence Orange

. Walk-up apartment Light Brown
Elevulor apartment Dark Brown
3. Ofhce & Store Red
9. Warchouse. loft & Heht industey Blue
1. Automotive
11. Objectionable industry Dark purple
12. Public buildings and institutions Dark green
13. Tranzportalion Gray

=1

Light purple
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Through the generous cooperation of a group of
financial institutions, which contributed funds for
the purpose, teams of City Assessors were employed
after hours to enter the appropriate numbers in
each property on the base map. These entries were
then sample checked in the field, and corrected as

need be.

When complete, the map was colored to bring out
the various uses visually, according to a color
schedule especially designed for the job. This col-
ored use base map has served many purposes. As
a base it affords comparison with transparencies
showing existing zoning. It aided in the preparation
of generalized use maps, where predominant use,
rather than individual properties, was of interest.
It served as a reminder of non-conformity when
compared with these generalized use maps. But
perhaps most important of all, it permitted quanti-
tative measurement of the ways in which the City’s
land is now used.

In order to do this, specially designed 1.B.M.
cards were prepared for each block in the City. The
present use of the land in the block used for each
of the 13 categories and the area in each present
zoning district in the block were punched on these
cards. Space was left for the proposed zoning and
for other data the Commission might in future wish
to record by blocks.

INTERNATIONAL BUSINESS MACHINE PUNCH CARD

These cards provide a ready means for keeping
track of the City’s land use in relation to its zoning.
A first run through the tabulating machine indi-
cated the following use of the City’s land, other
than streets and land under water, at the time of
the survey:

EXISTING USE OF LAND IN
NEW YORK CITY — 1948
(in acres)
41,020
18,970°

Residence’
Business, Industry and Transport
Parks, playgrounds, public and private

institutions and cemeteries 37,250
Vacant 36,540
‘Includes residential buildings with stores on the ground

floor.

bIncludes 5,360 acres in LaGuardia and International
Airports in Queens.

The adequacy of the areas available for meeting
the City’s demands for these purposes in the future,
taking into account the amount and usability of the
vacant land which may be drawn upon, is the foun-
dation of this rezoning study. Analyses of the
amounts of land needed in the future for residence
and for hll‘-iint"-‘-*i and industry, complete(l during
the first year’s work, are summarized in the follow-
ing sections of this Chapter, of which the first is de-
voted to population.

Developed for tabulation of land use data in each City block, These cards provide the City Planning Commission with a
permanent record of 1948 land use, 1948 zoning and the means for future tabulating and analysis.
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POPULATION

An understaiding of the City’s future population
outlook 1s basic to all planning and zoning. Con-
seqquently il was the second inguiry in the Plan for
Rezoning, and the findings furnizh the point of de-
parture for much of the Rezoning Man,

This iz not 1o =ay thal population can be consid-
ered as w thing apart. The number of people who
will Tive and work in New York City in the future
obviously i ultimately velated 10 the opportunilics
for emplovment heve: to the type and density at
which residential building tukes place on vacant
land: and to the amenities of City living contrasted
with those in the suburbs, M of these may be
allected in turn by the way the City s planned and
zonerl.

The population outlook 1= however, the logical
point of heginning which can usefully he studied
in and of itsell at the stavt of any plaming opera-
tion, even though various modifying factors may
have to be laken inte account later on.

Thie Plan for Rezoning did not attempl to under-
take original population research. Al least three
organizations, in addition o the United States Cen-
snx, bave been decumenting New York City’s popu-
lation over a long period of years, [t was ¢lear that
what was needed was 1o take the fullest }nmsih]v
advantage ol their work vather than attempi o
duplicate it.

Source and Method of Estimates

The Regional Plan Asxociation has kept its finger
upon the pulse of population trends throughout the
New York metropolitan area lor several decades. Tt
haxs studied the growth of the region in relation o
that of the nation: of New York City in relation to
the larger region: and of the five boroughs in rela-
tion Lo the entire City.

The Consolidated Ldison Company has had Jif-
ferent opportunities Tor study of population growth
in four of the five horoughs, i.e. all except Rich-
mond. By keeping track of the demand for utility
services, a direct mdex of population growth and
movement has Dbeen maintained. Moreover, it is
on the basiz of information =0 obtained that the
Company plans to provide services needed in the
{ulure.

FACTORS IN FUTURE DEYELOPMENT

The New York City Tlealth Department, ap-
proaching the prolMem through the vital statisiies of
birth and death rates, modified by migration esti-
males, mainlains its own current population sta-
tistics.

I estimaling the future population of the entire
Cily, a projection extending past growth a genera-
lion into the future was used by both the Regional
Ilan and the Consolidated Fdison Company, In
hoth cases the resulis were checked against: (a) the
long-term growtht of the Cily and nation as reflected
in the logistic or normal S-curve of growthy and (1)
trends in changes in rate of growth locally and
nativnally, uzing United States Census “medium
vitles of mortality and fertility, with limited immi-
gration.” In both cases the reasonableness of the
conclusions was considered i the light of employ-
ment  opportunities, migration  trends, and  the
racial, =ex, and age composition of the population.

[n diztributing the amicipated population among
the five boroughs, both agencies ook inte account,
inter alia, the availability of vacant TLaud and trans-
portalion facilities.

-Estimated Future Population

In the light of the available data, including the
independent estimales referred to, il was concluded
that Tor the purpose of the Plan for Rezoning a
population of about 8,600,000, predicted to he
reached by 1970, should be regarded as the prob-
able ultimate, e, stabilized, population of the City,

Na population estimate, including this one, is to
be considered as inal. Obviously the effects of war,
ceonomic depression, epidemic, radical changes in
economic organization and living habits are unpre-
dictable. Some of these may involve lemporary de-
partures {rom anticipated trends which, in the long
run, are unimportant. Others may be more sig-
nificant.

The point 1= that public action, such as that in-
volved in zoning, should be based npon facls and
assumptions which are reasonable at the time, Seri-
ous departures [rom these premizes may then all
the more casily be detected, and such modifications
made ax may be appropriate under changed circum-
=tanees.



PLAN FOR REZONING

The distribution of this population between the
several boroughs is as follows:

POPULATION BY BOROUGH — 1950-1970

Estimated
1950 Population® 1970 Population

Manhattan 1,939,551 1,920,000
Bronx 1,444,903 1,650,000
Brooklyn 2,720,238 2,960,000
Queens 1,546,316 1,815,000
Richmond 191,015 240,000
City Total 7,842,023 8,585,000

*The 1950 Census figures, available since the initial Re-
port was made, are slightly less than the previous predic-
tions for that year, and strengthen the conclusions that
the estimate of an ultimate population of about 8.600,000
is a suitable outside figure for planning and zoning pur-
poses.

In the face of this realistic outlook on the City’s
future population, the figure of 70,000,000 people
which has been calculated could be accommodated
within the residential building envelope now per-
mitted, illustrates how far the City’s present zoning
is from exercising any real control over the distri-

bution of population and provision for its basic -

needs.

Family Size

Crude population estimates, however, are hardly
sufficient for calculating future residential land
needs. The composition of the population can be
extremely significant. This is particularly true of
the factor of family size as related to New York
City’s outlook over the next two decades at least.**

Taking the family size trends of the nation and
the New York metropolitan region as a guide, New
York may expect a sharp decrease from 3.64 per-
sons per “family” in 1940 to 3.1 persons in 1970.
The estimates for these areas are, respectively:

1970
1940 (Estimated)
United States 3.77 3.25
New York Region 3.72 3.2
New York City 3.64 3.1

This trend toward a smaller family size has great
significance in zoning, for it means that estimates of
space requirements must take into account the fact

¥*“Family size”, as used here, refers’ to the average
number of persons per occupied dwelling unit, rather
than social families.
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that more dwellings will be required to house the
same number of people.

The number of persons in the City is expected to
increase by 15 per cent from 1940 to 1970. During
this same period the size of the family is expected
to drop from 3.6 to 3.1, a decrease of 14 per cent.
Due to this drop in family size, the number of
families is expected to rise from 2,048,000 in
1940 to 2,769,000 in 1970, a 35 per cent increase.
The following tabulation shows the number of
families by borough for 1940, and the assumed
number of families by borough for 1970.

NUMBER OF FAMILIES — 1940-1970%*

@ Assumed 1970
New York City 2,048,000 2,769,000
Manhattan 549,000 619,000
Bronx 378,000 532,000
Brooklyn 717,000 955,000
Queens 361,000 586,000
Richmond 43,000 77,000

#For 1940 the number of “families” as given is equiva-
lent to the number of occupied dwelling units as re-
ported in the U.S. Census 1940. For 1970, it is assumed
for purposes of further calculations that the number of
families per borough will be equivalent to the estimated
borough population divided by 3.1 persons per family.

Age Groups

At least one other characteristic of the City’s
future population deserves mention here, namely,
the shifting of age” groupings within the total. Not
only the kind of dwellings, but the availability of
applicants for employment may be affected by the
significant shift toward an older population.

Again basing the predictions on national and re-
gional trends, the figures for New York City are

expected to be:
Per Cent of

Age Group Population Total
1940 1970 1970
Over 45 years 27.5 34.3 2,944,655
20-44 years 44.7  41.0 3,519,850

19andunder 278 247 2,120,495

The validity of these population predictions is
more dependent on the City’s economic outlook than
on any other single factor. Before attempting to
calculate the land requirements for either function,
a careful analysis was therefore made of the City’s
economic base and anticipated future employment.
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PLAN FOR REZONING

THE CITY'S ECONOMIC BASE

In approaching the economic outlook for the
City, either in and of itself or as a check on the
reasonableness of population predictions, it is essen-
tial to correlate the City’s economic base with its
total working population.

The existence of New York City and its ability
to maintain a population of 8,000,000 within its
corporate limits in 1948 depends absolutely upon
the number of its own residents who are employed
in producing goods and services for families living
outside the City. It is the basic activity of manu-
facturing goods not consumed locally, of perform-
ing wholesale, financial, management, insurance
and brokerage services for people in the rest of the
United States, and of providing shipping, railroad,
airplane, truck transportation in foreign or inter-
state commerce, that support the workers in the non-
basic or service lines, such as those engaged in con-
struction, domestic and professional services, manu-
facturing for local use and local government and
utilities. No city can live by taking in its own wash-
ing. New York City does not raise its own food, nor
mine the coal, petroleum, iron, copper or other
minerals used in its factories, nor does it produce
the wool, cotton, or silk, leather or rubber consumed
by its clothing and textile manufacturers. Hence
the workers of New York City must fabricate goods
or perform services that will pay for these indis-
pensable imports of food and raw materials.

Commuters and Total Space Requirements

New York City is not a self-contained economic
entity. Approximately 500,000 commuters come to
New York City, chiefly to Manhattan to work, and
about 50,000 New York City residents work outside
the City. Consequently, 450,000 more persons are
employed in New York City than live here, and in
calculating future space requirements, the total day-
time working population must of course be taken
into account. These commuters draw their basic
economic support from New York City but they do
not contribute to its support except through retail
purchases or restaurant meals, which show as basic
factors through the increased employment in New
York City stores and restaurants.

The economic base of the entire New York metro-
politan region has already been analyzed.* In this
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survey our problem is two-fold — first, to determine
how the growth of the resident New York City popu-
lation can be supported (the economic base)_and
second, how much space will be required in New
York City for working places, not only for the resi-
dents but for the commuters. These two problems
must be kept separate and distinet to avoid confu-
sion of thought. The economic base analysis will be
applied only to determine how people living in New
York City can and will be supported. The total num-
ber employed in New York City in 1948 and 1970,
regardless of whether they are engaged in basic or
service lines, will be used as the basis for calculating
space requirements.

Population, Labor Force and Employment
There is a definite relationship between the total
population, labor force and employment in any
urban region. In New York City, approximately
46.6 per cent of the resident population was in the
labor force in 1940, the remainder consisting of
housewives, children, and retired persons who are
supported by those who are gainfully employed.

Basic and Service Employment in 1948

In New York City in 1948, the employment of
3,400,000 persons was made possible because
1,370,000 of its residents had basic jobs, which
meant that this number of persons were producing
goods for people living outside New York City: this
basic employment supported 2,030,000 others in
non-basic or service jobs. The 300,000 unemployed
would require the services of at least 100,000 per-
sons out of this total of 2,030,000 in non-basic jobs.
Thus 1,370,000 persons in basic lines actually sup-
port about 1,930,000 in non-basic or service lines,
or on a ratio of 1 person in basic activity to 1.41
persons in non-basic lines. This is the normal pro-
portion in highly diversified cities in the United
States. The ratio between basic and service employ-
ment in Chicago is normally 1 to 1.5. In smaller
industrial cities like York, Pennsylvania, the ratio
is 1 to 1 and in depressed industrial centers with
large unemployment like Brockton, Massachusetts,
the ratio is 1 to 0.8.

*Hf;gional Plan Association of New York. “The Eco-

nomic Status of the New York Metropolitan Region in
1944.



FACTORS IN FUTURE

BASIC AND SERVICE EMPLOYMENT

OF NEW YORK CITY RESIDENT POPULATION

- 1948

Total Rasie
Emplovmenl Faplovinent
Manufacturing 1000000 T 63000
Wholesale Trade 2065.000 155,000
Transportation® 150.000 100.000
Finance & Insurance 115,000 90.1HH)
Retail Trade 1200000 110000
Hotels & Amusement 15,000 . A5 0008
Radio. Advertising & Television A7.000 3701
Sale & Federal (fficees 100,000 SN
Lt linies Q0L 103,004
Working (hutzide New York Cityh 50000 50,000
Construction 100,000 -
Real lstate 100,004 -
Personal Serviees 300,000 -
Professional Services 200,000 - -
Business Servieesx 250,000 —
City Fmploveesd 118,000 —
Tonal 4,400,000 1370000

Per Cept ol
Total Basic

Employment

REET
133,50
7.350
0.57
10,92
3.28
270
3.05
0.73
3.05

100.0

DEVELOPMENT

Non-basic
or Serviee
__I*Zmplnym(:m‘
BAT000
50,000
50,000
55.000
250,000

50,000
80,000

104,000
100.000
300,000
200,000
250,000
11£.000
"2 030LO00

‘Ineludes railvoads, shipping. airlines. trueks and loeal =abways, huses, laxis and services allied to trans

portation.

PA0.000 living in New York Ciiy working outside the City s majority work in Jersey City, Hohoken, Bavonne,

Injon City and other nearby New Jersev communities,
“Including school teachers.

“Excluding transportation workers and school teachers,

1970*

IPer Cent
Rasiv of Total Serviee
Eplny- Basie Eme- Employ-
) _TUT_:l' neent ployment ment
Manufacturing 1.10¢0.000 730,000 A7.7 A70.000
Wholesale Trade 285000 200,000 131 32000
Transporaion - rail.
water. tracking, air 205000 | HOL000 7.2 45,000
Hetail Trade i 150,000 150,004 9.3 00,000
Finanee & Tnsuranee 150,000 05.000) (2 55.000)
Radio. Adverlising
arul Television S0.000) 54,000 A8 —
state & Federal Fop. 110,006 55.000 30 22,000
Hurtels 55.000 25.000 RN¢) —
Luilities 0,000 10,000 0.6 30,000
Warking Outside ity T5.000) 75.000 1.4 -
Constraction 145,000 - - 1.15.000
Real Fslate 110,000 S - 110,006
Personal Service RALIRAIEY - e SA0.0060
Mrofessional Services 240,000 - - 210,000
Business Services 265000 - : 202000
ity Government 140,000 - . 130800
TOTAL 3500000 1. 2300040 YO0} 2.270.0400)

Inerease
Rasie over

JUAH

67,000

15.000)

10000
10,000
5.000

13,006
2,000
10.000

25.000

160.000

"Ratio basic to service cmplovment after allowing for services for the unemploved 12 1 1o L4

Tatal
Inerease
Over
1918
10,000
20,000

25,004
30,000
5,000

15,000
10.000
1EL000
25000
15,000
10.000
40, (K}
10.000
15.000
12.000

100,000
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Of the total of 1,370,000 New York City resi-
dents employed in basic jobs in 1948, 663,000 or
48.4 per cent were in manufacturing for non-local
consumption and lesser numbers were employed in

other lines, as indicated in the upper table on page
19.

Importance of Manufacturing Employment

As already indicaled, manufacturing contributes
only about one-half of the basic support of New
York City. Nevertheless, facilitating the growth of
manufacturing employment in New York City by
zoning more well located potential industrial sites
for factory use has tremendous importance for the
future growth and welfare of the City.

There is no alternative to seeking increased fac-
tory employment in New York City except higher
relief loads. There is little opportunity to increase
materially the employment in wholesale trade, in
the retail stores, in finance, insurance and the Port,
and what chance there is to raise the levels in other

lines depends primarily on the increase in the num-
ber of industrial jobs. If factory employment falls,
there will be less wholesale and retail trade, less
financial activity and a smaller volume of exports
from the Port, because all of these functions are
related closely to each other.

[t was the gain in employment in basic manufac-
tures, particularly metals and machinery, which
required 80,000 more workers, as well as apparel
with 73,000 more jobs, that gave New York City its
biggest employment boost from 1940 to 1946. It is
in these durable lines and apparel that there is pos-
sibility for further growth in New York City.

Increase of Basic Employment, 1948-70
In 1970, a projected population of 8,585,000
could be supported by a labor force of 4,000,000
persons, if the same ratio of labor force to total
population prevails as in 1940. Although full em-
ployment may be achieved by that date, it was
decided to estimate unemployment not to exceed

TOTAL NUMBER OF PERSONS WORKING IN NEW YORK CITY
1948 AND 1970

Manufacturing

Wholesale Trade

Transportation—rail. water, trucking.
airlines and local transportation?

Finance and Insurance

Retail Trade

Hotels

Radio, advertising, television

State and Federal Offices

City Governmentb

Construction

Real Estate

Personal Service

Professional Services

Business Servicesd

Utilities

Total Working in N. Y. City

Total Workers Living in N.Y.C.

Difference

Living in N.Y.C. Working Outside

Total Commuters to N. Y. City

500.000

Increase

1948 1970 19481970
1.070.000 1.190.000 120.000
335.000 360.000 25,000
200.000 230.000 30.000
185,000 200.000 15.000
460,000 500,000 40,000
45,000 55.000 10,000
50,000 75.000 25,000
112.000 125.000 13,000
118.000 130,000 12,000
100,000 145.000 45,000
120,000 130,000 10,000
370,000 415,000 45,000
300,000 350,000 50,000
280,000 300,000 20.000

105.000 105,000 ——

3.850.000 4,310,000 460,000
3.400.000 3.800.000 400,000
150,000 510.000 60,000
50.000 75,000 25,000
585.000 85.000

;Ir_léh_ld_ir;;_RS-.QS()_tran_sil_cih' emp!oy;.é-s; .FJ-,_2{}6 local railw;;s a_r;.d_huses; 61,973 water trans-

porl;_ 17.969 taxicabs: 11.262 air transports:

transport. t

37.934 trucking: 50.285 services allied to

bExcluding teachers and City transportation employees

‘Including City teachers.
dExcluding Hotels and Radio.
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FACTORS IN FUTURE DEYELOPMEMNT

INCREASE IN MANUFACTURING EMPLOYMENT
IN NEW YORK CITY 948 - i970

Industeivs with Prospeets of frnereased Fmployment

Apparel

Miscellaneous Industries
Flectrical Machinery
Machinery other than Klectrical
Food

[*rinting
Paper
Petrolenm

TOTAL

Number Fist, Number

Group of Industrics in which Gains and Losses will Balance Fach Other

l.cather

Non-ferrous Metals
(hemicals

lron and Steel

Textile Mill Products
I"urnilore
Transportation Fquipment
Stone. Clay and (Hlass
Automobiles

Hubher

Tobacco

Lamber and Timber

TOTAL
CRAND TOTAL

Employed Faployed [reerease
in 198 in 1970 Over 1948
335,000 390,000 33,000
OO0 125,000 25,000
15001 60,000 15,000
Lo 35000 £, 000
RSN 05000 1,000
125,000 LAS.000) 10,4300
An,000 37.500 7.200
7.500 15.000 7.500
92,500 912.500 120,000
15000 . b .
45000 . e
SAL000 -oh -
0000 - ch .-
RENIAN - - -
201000 - - -
20,000 - b -
10.000 - - -
7.500 . b - -
LD00 - —
3000 .ok - -
3.000 - —
277500 277.500
1.070.060 1.190.400 120.000

Including seientific instruments. plastics. toys, button=. brushes, hand =tamps. feathers. arti-

hicial Howers, peneils. ete.

Ply is assumed that 1970 emplovment will be slightly more or Tess than in 148 for each in.
dustey and that the tota! will be approximatels the same in 1970 as in 1948,

00, since recent {1918} unemplovment of
0000 1 New York City 1= high compared wilh
Hye aest of the nation. That means employment
iudd be found for 3,800,000 New York Uity resi-
dent- i 1970 ¢r 100,000 more than 1 1918, if
the increased population 1= to be supported.

tead of being obliged to find 100,000 more
ol however, we need to =ecare only 160,000 more
b jobs and the rest should be fortheoming,
aice there will be 1.5 serviee jobs for every basic
ok,

e sdostries likely to furnish this increase of
Tt 000 in basic johs arve indicated in the Tower
Lible on prge 19.

I-stimated Increase in Workers 1948-1970

Phe 1o ver lable on page 19, presenting figares

for basic and service employees residing in New
York City is helpful in checking predictions of
the 1970 resident population in the City and the
number of families to be housed,

in the table on page 20 hgures are presented on
the inerease i the number of persons working in
New York City ineach line from 1918 to 1970.
These are uszed to caleulate future industrial and
commercial space requiremernts.

Increase in Manufacturing Employment,
1948-1970

In view of the importance of manufaciuring in
the City™s ceonomy, estimates have heen made of
the make-up of the total anticipated increase of
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120,000 manufacturing emplovees by 19760, These
are indicated in the lable on page 21.

It is, of course, important that New York hold its
paramount position in banking, wholesale trade, the
Port, the theatre, commercial airlines, radio, adver-
tising and television, but these lines in many cases
have reached or will shortly reach the limit of their

SPACE FOR INDUSTRY AND

In order to supply sites for manufacturing and
for other non-residential purposes which can be
prolected through zoning, it 1s exsential to gauge the
present and future demands for these purposes with
considerable accuracy. That they should be calcu-
lated first, among the City’s needs, seems= justified by
their importance in the City’s economy and because
the land required for such uses ix a comparatively
small part of the City’s total usable land. It also
happens in many nstances o be the land least de-
sirable for residential purposes.

The principal sources of information used o
making this ealculation were;

Employment in 1948 and estimates for em-

plovment in 1970, which have been sumimar-

ized in the previous section.

Information as to the existing use of land

throughout the City, also summarized in this

Chapter.

Caleulations of floor space per worker in se-

lected lines and in the different boroughs from

data provided by a survey of industrial floor
space made by the Consolidated Edison Com-

pany in 1944,

The latter source was invaluable in view of the
wide variety of employment characteristics in New
York City, and the very great differences n space
utilization as between the several boroughs,

For the purposes of these calculations, the uses
identified in the Existing Land Use Survey having
to do with industrial and commercial employment,
were grouped under four headings, namely, manu-
facturing and industry: commerce; automotive
storage and services; and transportation.

The most inclusive caleulation was made in the
case of manufacturing and industry, represented by
categories @ and 11 in the Land Use Survey, being
warehouse, loft and light manufacturing uses, and
industrial uses, respectively.
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poxsibilities, as the present position of New York
(City is due to the Tact that it already has the hon’s
share in these activities. Faciory production which
will give much of the basic employment needed to
sustain the City’s economy can be fostered, partica-
larly in the durable lines, if sound planning and
zomning supply protected sites for these purposes,

COMMERCE

The enormous differences in the use of land for
these purposes, as between the several boroughs, is
revealed by the following tuble:

EXISTING USE OF LAND
FOR MANUFACTURING AND INDUSTRY

Land{a) Acres per 1000

Borough tacres)  Employment(h)  Employees
Manhattan 910 627,000 1.50
Bronx 310 38,500 13.25
Brooklyn 2,370 282,500 8.39
Queens 1,650 109,000 15.14
Richmond 1,196} 13,000 91.51
N. Y. Gty 6660 1,070,000 6.23

12)1918 Land Use Survey
i3} Kraployment covered by the New York State Urem-
ployment [nsurance Law

In distributing the anticipated employment in
these lines for 1970 among the five boroughs, past
trends as between the boroughs, and the availability
of xuitable land, were both taken into account. As a
result, it was concluded that the borough employ-
ment pattern would change in accordance with the
following percentages:

CHANGE IN EMPLOYMENT PATTERN
BY BOROUGH, 1948-1970

Change from 1948 PPer

Employment o Uent
Manhattan 31,000 -—.0)
Bronx -+ 32,800 + 85.0
Brooklyn + 47,500 +17.0
(Jueens T 58,000 +53.0
Richmond + 12,70{)} 28._{)
New York City + 126,000 +11.0

In this and other instances, no such precision is
presumed as might be inferred from the use of pre-
cise figures, The figures are based upon the data and
caleulations described. While there obviously may
he substantial departures from them, it is believed



that they provide adequate guidanee for zoning
putposes. Certainly zoning districts based upon
~uch caleulations will be neaver to reality than
mapping witheut benebt of any objective data. In
curving out the caleulations several elements of
Ltihude were introduced to assure reasonable choice
ol ~ites, care bheing taken, however, nol to stertlize
Lind by enceszive allocations (o uses which are pre-
snied 1o be protected for specific purposes under
the proposed new zoning.

These extimates of future employment are made
for the purpose of ensuring that plenty of land will
e miade avatlable to take vare of all reasonable
exnpeclations, The fgures should not, thevefore, be
quoted loosely for other purposes.

To the average number of acrex per 1000 em-
plovees, previously presented, there was therefore
added a margin of 10 per cent in caleulating future
Land use needs, (n this basis, the fulure fand re-
quivements for these purposes mav be stated as
!.UHH\‘\'.‘\':

LAND REQUIREMENTS FOR
MANTFACTURING AND INDUSTRY — 1970

Avres per Aeyes
Barough Emplovment {000 Emplovees  Reqguirved

Manhattan 596,000) 1.61 977
Bronx 71,360 11.68 1,047
Brooklyn 330,000 9.23 3,016
(Jueens 167,000 16.63 2,781
Richmond 25,700 91.09 2,356
N.YL Gty 1,190,043) 8.58 10,207

The Citv-wide acreage per 1,000 employees will
midergo much more than a 10 per cent increase in
thix provess because of the greater proportion of
employment in the outer boroughs where the land:
vinployment ratio is higher. Actually, it results in a

53 per cent inerease in manufacturing and indus
trial Tand for the entive City by 1970,

Intensity of Manufacturing and Industrial
Land Use

For zoning purposes it is useful to have some
indication of the intensity with which manufac-
turing and industrial land i= utilized, especially
since it is obvious that in thix respect, too, there are
'I‘\’i(}{f (“\'tfl‘;_{{‘m'(‘r: i)t"{\'\"("{‘“ th{' b’['\’('l'::!l h(}]‘(}llghﬁ.

Data on (oor space per manufacturing employee
have been developed from a =urvey of 15,000 firmx
made by the Conzolidated Edizou Company in 1914

FACTORS IN FUTURE DEYELOPMENT

The =urvey covered a representative =ample of all
types of manufacturing in the City. Borough aver-
ages were caleulated, representing a composite of
the proportional amount= of each type of industry
in cach borough, except Richmond {wheve data wax
not avaifable).

Multiplyving the average tloor space per employee
in each borough by the number of employees gives
the floor space utilized for manufacturing and in-
dustry in the horough. Tncreased by 25 per cent to
allow for hallways, elevators, entrances, ete., and
translated into acres, thix vesults in the following
figures:

TOTAL FLOOR SPACE FOR

MANUFACTURING AND INDUSTRY: 1918

Average Floor Cross Floor Spaes

Borough  Space per Employee Emplovment  {Net -p 25560
Manhattan 251 627.000 1510 acres
Bronx 396 38.500 138 aeres
Brookivn 122 262.500 121 acres
Oueens 391 H6.06H) 1.223 acres

Richimond Data net available

In order to arcive at an index figure showing for
each borough the average height in stories of the
manufacturing and industrial plants, assuming 100
per cent coverage of the land in uxe for these pur-
poze=, a hnal caleulation = made. This consists of
dividing the gross floor avea, from the above table,
by the land in industrial use, and resultz in a Ggure
representing the relation of gross floor space to land.,

These figures are:

RELATION OF GROSS FLLOOR SPPACKE
TO LAND: 1948

Relation
{iross CGross Floor Space

Barough Floor Spawer Lamd in U:&c_ _ln__]_.:md_
Manhattan 1516 acres 043 acres 1.83
Bronx 138 acres 514 acrex 85
Brooklvn A421 acres 2470 acres 1ok
Jneens 1.223% acres 1.030 acres i
Richmond Data not available

H owill be observed that the intensity of land use
for manufacturing and industrial purposes in Man-
hattann ix over six times that m Queens, with the
Bronx and Brooklvn ranging in between. Richmond,
for which data were not available, would almost
cerlainly be less than Queens. These figures should
be kept in view, even though not closely adhered to,
i any zoning operation.
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PLAN FOR REZONING

Commercial Land and Space Utilization

The use of land and of building space [or com-
mercial purposes was approached in the same way,
but without comparably complete data. The uses
comprised all those in Category No. 8 of the land
use survey which does not include mixed residen-
tial and business properties and automotive stor-
age and service.

The calculations indicate that whereas there were
1,900,000 employces in 1948 using 1,930 acres at
an average intensity of 4.61, in 1970 there would
be 2,120,000 employees using 2,160 dcres at the

same average intensity,

Automotive and Transportation Land Use,
1948-1970

Since New York’s lag in car ownership is being
reduced, and trafhc relief programs may be ex-
pected to increase the amount of land devoted to
parking and garaging, an arbitrary 30 per cent in-
crease was applied to the 1,150 acres in automo-
tive storage and service uses in 1918 bringing the

space required for these uses in 1970 to 1,880
acres.

In the caxe of transportation, which includes air-
ports, railroad and subway rights of way and yards,
as well as piers and docks, no appreciable increase
is expected by 1970. Much public transit, of course,
lies in streets which do not enter into usable land
caleulations. The figure has therefore heen held at

8,881 acres. .

Summary

The present use of land for these non-residential
purposes, and the future outlook, by 1970, may
therefore be summarized in the lable below,

Although the percentage gains anticipated in
some cases are impressive, the tolal amounts of
land for all these purposes, whether in 1918 or
1970, do not represent major allocations in relation
to the Cily’s total usable land. The remainder is,
generally speaking, available for residence and its
immediate services, to which the following section
is devoted.

NON-RESIDENTIAL LAND USE, 1948 - 1970

Manufacturing

Total _ and Tndustry

ek 1970 (1948 1970
New York City 18970 23131 0,660 10,207
Manhatian 2,100 2.281 Q.14 977
Branx 1.830 2,435 ald 1,047
Brooklyn 1.070 1,941 2,374 3040
Queens G080 10,380 1,65} 2.781
1,394 3.071 1.194) 2,350

Richmond

Automotive Storage

Commerce _& Services Transportation
1944 1974 1948 1970 1948 1970
1.930 2160 L4530 1.880 8.930 8,930
560 625 200 31 310 3
340 385 280 301 700 700
120 165 510 660 77 770
520 585 A5 452 6,560%  6.500
9} 100 S 00 2060 560

Includes 5.300 acres in LaGuardia and International Airports.

RESIDENTIAL LAND REQUIREMENTS

Calculation of residential land reguirements is
complicated by the {act that people live in diferent
types of dwellings and at widely varying densities
on the land. Floor space per person is perhaps the
best common denominator of housing accommoda-
tion. Bulk of building, automatically taking into
account number of stories and land coverage of
buildings, is the best index of building intensity.

Thus it appears that population times the number
of square [cet of floor space per person must equal
the residential land area times a bulk factor (or
rather {actors, since bulk varies widely in different
parts of the City).
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In this caleulation, floor space, although neces-
sarily an approximation, can be estimated inde-
pendently of other factors and may be figured as a
fixed quantity. Future population may also be con-
sidered a fixed faclor since the growth projected to
1970 approximates lhe maximum population ex-
pected for the City. As to land, it has heen a basic
assumption throughoul this zoning study that ade-
guate land for economic activilies must take prece-
dence over other demands, since the population can
be accommaodated at densities less than at present
even with this priority for economic activities.
Therefore, after land for streets, parks, etc. has




LEaEND
Fiavel Time for Areas Served by Public Transit

Jisl Travel  Subway, bus  Estimated Estimated
i 1o Beach=4& railroad + walking + transfer

L ontral Areas  running time  time time
under 20 = 0-1i5 5 - S
240 = 11-30 5 5 My
41 - B0 == 26-45 10 5 s

over 60
L entral Area bounded by 42nd St.,
Lexington Ave., Wall St., and 8th Ave. IR

Arean more than 1/2 mile from
Subiway station, more than 1 mile

from railroad station, and also

more than 1/4 mile from a bus

line.

been added to commercial and industrial land re-

quirements, the remainder can be assumed to be
available for residence.

The bulk pattern resulting from these fixed fac-
tors was tested for its reasonableness in relation to

TRANSPORTATION ¢

TIME FROM
[OME T0O WORK

\.\-.c'—in.m-—-o

C__AD00 BLOU iagacd

LA LT AL0T

existing buildings, current trends in building prac-
tice, the transportation pattern and effective de-
mands of residents in terms of amenity and choice
of building types. This method, while approximate,
provides a base from which the zoning envelope can
be developed.
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PLAN FOR REZONING

Gross Population Densities

In order to view New York’s situation in perspec-
tive, it 1s interesting lo compare ils gross papulaiion
density with that of the other cities listed:

GROSS POPULATION DENSITIES — 1940

Total Area Mepulalion PPersans

Ciry _ in acres o199 _pet arre
New York 101,570 7,435,000 39.0
Chicago 135.252 3.3960,808 25.1
Newark 17.152 129,760 25.1
Milwankee 27776 547.472 21.2
Boston 12,176 T.4816 8.3
Detroil 90,380 1.6235.152 17.9
Los Angeles 259,108 1.50:1.277 5.2

From these figures it is ¢lear that New York con-
ditions are unique, and the solution of its problems
can neither be borrowed from nor applied to other
cities,

This conclusion iz underlined by consideration of
the same facts by boroughs, with projections 1o
1970. (Richmond is again listed separately because
of its very special situation.)

Density of Developed Land

From ihe table below it might be concluded that
these facts forecasl an absolute inerease in residen-
tial densities in New York City. That this is not the
caze 15 evident when the same population figures are
applied 1o developed land, thus 1aking into account
the vacant land still available,

The 1950 population of 7,841,023 averages fifty
persons per acre on the City’s 155,957 acres of de-
veloped land. Thus the forty-five persons per acre
predicted for 1970 represents an anticipated drop
in actual residential densities of about 10 per cent,
attributable to the development of most of the City’s
remaining usable vacant land.

Floor Space Requirements

Taking into account all available data as to the
amount of lloor space per family and per person,
including smaller family units and improved living
standards, 11 was concluded that the 3.1 person
family of 1970 would have 865 square feet per
dwelling, or 279%* square [eet per person.

Applied to the total of 2,769,000 families pre-
dicted for 1970, this gives 2,435,823,000 square
leet as the amounl required for residential pur-
poses, an inerease of 33 per cent over 1910 residen-
tial floor space.

Land Available for Residence

Starting with the usable land in each of the four
most populous heroughs, and making deductions for
all other principal land uses, the balance remaining
{or residence was determined to he:

BALANCE OF LAND
AVAILABLE FOR RESIDENCE

Per Cent of

Asailable Total Usable

Ii_um_i!_gh fur Residence land
Manhattan 3.700) acres 26%
Bronx 7800 acres 20%
Brooklyn 10600 acres 37
(eens 27.4H) aerex A%

Total,

1 Boroughs* 53.500) acres 6%

*Richmond is omitted because it is assumed that avail-
able land there is more than ample for any growth
that ma¥ oceur in the period ending 1974).

The existing pattern of population density differs
widely us between the boroughs, Manhatlan®s is
concentrated in the high density brackets, and the
horough has no low density areas. In the Bronx,

**including a4 5 per cent allowance for vacancies,
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GROSS POPULATION DENSITY
BY BOROUGHS, [940-1970

Total Usable  Population
Rorough Area in Acres 19:4)

Manhalian 11.272 1,860.000
Bronx 27.217 1,395,000
Brooklyn 44,922 2,698,000
Queens 08.633 1,268,004}
Subtotal 155,044 7.281,000
Richmond 36.526 174,000
Total 191.570 7.4535.000

Persans per Population

Arre ) 94(}_

1470

Persons per

Acre 1970

132 1.920,000 135
51 1.650.000 61
60 2.960.000) 60
19 1.815.000 2
47 3,345,000 a1

5 244,000 7
39 8.585.000 15
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RESIDENTIAL
1940

250 sq. ft./PERSON X 3.6 PERSONS/FAMILY =

@ M

FLOOR SPACE

900 sq. ft./FAMILY

900 sq. ft./FAMILY X 2.0 MILLION FAMILIES = 1,800,000,000 sq. ft.

1970 (ESTIMATED)

285sq. ft./PERSON X 3.1 PERSONS/FAMILY = 885

885 sq. ft./FAMILY X 2.8 MILLION FAMILIES

most of the population lives in areas in high den-
sity classifications; low density areas account for
less than one-sixth of the population, but constitute
one-half of the land. Brooklyn’s population and
land are divided fairly evenly among three middle
range brackets. In Queens, practically all the land
und most of the pt‘()p]t.'. are in low th'n.:ity areas.
What is important then, is where is the new con-
fruction taking place, and what are the predom-

LT T TR
L LT T T T

RESIDENTIAL
F LL O O R
S P A C E

sq. ft./FAMILY

= 2,478,000,000 sq. ft.
RESIDENTIAL

F LL O O R
S P A C E

LR LR E B E KRR KR L
BamnA M AR

inant dwelling types of new construction? Out of
30,760 dwelling units on which construction was
started in 1947-48, 55% were located in Queens,
23% in Manhattan, and the remaining 22% in the
other three boroughs. Since over half the new dwell-
ings built at this time in Queens were of the one- and
two-family variety, the percentage of new one- and
two-family dwellings constructed for the entire City
was 35% of all new structures. In 1940 only 26%
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of all structures in the City were in this category.
This shift in type of construction, regardless of the
density at which the multi-family units are being
built cannot but cause a trend toward the reduction
of overall population density in the City. However,
coupled with the trend toward more one- and two-
family construction is a reduction in the density of
current multi-family construction as compared to
those in existence. The average net residential den-
sity* of all multi-family units in existence in1940
was 159 persons per acre. while that of new con-
struction of this type in 1947-48 was only 76 per-
sons per acre. In other words, the average density
of new multi-family residential construction is less
than half that characteristic of all existing dwell-
ings of this type. The increasing proportion of one-
and two-family construction coupled with the dras-
tic reduction in population density of the new multi-
family construction results in a substantial de-
crease in overall densities. This, together with the
anticipated decrease in family size, constitutes the
basis for estimating that 40% more land will be
needed in residential use to accommodate the 9%
increase in population expected from 1950 to 1970.

Taking into account the existing density pattern
in each borough, and the opportunities for new de-
velopment in vacant areas and redevelopment in

*Land within the property line only.

SPORADIC DEVELOPMENT RESULTS ALONG FRONTAGES
ZONED IN EXCESS OF BUSINESS REQUIREMENTS

Property owners hoping for future substantial commercial develop-
ment permit cheap temporary uses to blight major highway frontage.

the older areas, patterns were worked out to accom-
modate the expected population with a comfortable
margin. These patterns are reflected in the proposed
residential zoning regulations as applied by dis-
tricts in the proposed new zoning maps.

THE RETAIL PATTERN

Special studies were carried out to analyze the
present trends in retailing throughout the five bor- l
oughs; including what relation active and profitable
use had to do with existing zoning and what might
be done to improve the zoning regulations to stimu-
late economic retail establishments. Several out-
standing points resulted in important recommenda-
tions incorporated in the Report and proposed
Resolution.

The present zoning laws provide enough land for
retail business to serve over 17,000,000 people,
although the City’s population is not expected to
exceed about 8,500,000, In effect, the 1916 Zoning
Resolution permits a retail store development
throughout much of the City characteristic of the
pattern found in midtown Manhattan. This unreal-
istic planning has meant that the amount of land set
aside for business in many areas of the City is many
limes the amount used or needed.

A total of 25,325 acres were zoned as Business
Districts and only 10,743 acres, a mere 42 per cent
of this total, were being used for that purpose in
1948. This means that while 3.40 acres per 1,000

ZONING EXCESS FRONTAGE FOR BUSINESS OFTEN RESULTS = 1
IN STERILIZED LAND

There are many more miles of streets zoned for commerce than
the population can ever support.



SHOPPING LOCATIONS V. ZONING

STRIP COMMERCIAL ZONING MAY
SERVE THE NEEDS OF MANHATTAN
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SHOPPING L

LEGEND
City-wide Major Centers L]
Major Shopping Centers LLLL

Secondary Shopping Centers eeee
Local Shopping Streets

never develop. In older areas of the City, such by-
passed frontage either stands vacant or is utilized
for cheaper purposes. As a result the deterioration
of the surrounding residential area’ is hastened.
[n addition to blighting areas, overzoning is blamed
by specialists for actually increasing the number of
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retail failures, since it encourages scattered shops
in inconvenient locations.

Types of Retail Activity
Aside from the central retail and commercial
areas of Manhattan and downtown Brooklyn, there
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are three types of retail development which were
carefully studied for rezoning.

The 14 major shopping areas, each equivalent to
a retail shopping area of a small city. Examples are
the Jamajca and Flushing centers in Queens, Ford-
ham Road in the Bronx, Flatbush Avenue near
Church Avenue in Brooklyn, and 125th Street be-
tween Eighth and Lenox Avenues in Manhattan.
These centers are huge and do an ever increasing
volume of business. Some have as many as three
department stores, and practically any consumer
item is available. Pedestrian and automobile con-
gestion on a Saturday almost equals that of mid-
town Manhattan.

Local commercial centers, which are becoming
the primary outlet points for modern retailing, vary
in size but are generally less than five blocks in
length with more than 100 stores of all types. In
almost all cases there is a variety store and a repre-
sentation of chain clothing stores. Occasionally
there is also-a chain jewelry, furniture or radio and
appliance store as well as independents in all these
fields and in many others. Characteristic locations
are: 72nd Street and Broadway in Manhattan,
Jerome Avenue from East 208th Street to Gun Hill
Road in the Bronx, 86th Street from Fourth Avenue
to Fort Hamilton Parkway in Brooklyn, and 103rd
Street and Roosevelt Avenue in Queens. There are
almost 100 of these cenlers.

Local shopping streets are the most widespread
of all the areas of commercial or retail use. These
uses are largely confined to the first floor and serve
the everyday needs of the population residing within
walking distance. They vary in size and character
from five to ten stores on a street corner to long
ribbons of store frontage running several miles in
length. These stores serve the retail and personal
service needs of the surrounding residential neigh-
borhood. Fortunately the activities involved gener-
ate little if any nuisance to adjacent residences.

The basic studies also considered the central
Business Districts of Manhattan and Brooklyn. Re-
tailing is only one of the many functions of these
areas.

All four types of Retail Districts are important in
serving the public. The aim of rezoning will be to
serve the needs peculiar to each type of shopping
activity, to minimize infringement upon residential

FACTORS IN FUTURE DEVELOPMENT

areas by these activities, lo protect and stabilize
existing shopping locations to the benefit of the City
and the merchant, and to provide a measure of
adaptability to the needs of the automobile. The
zoning proposals for these purposes are discussed
elsewhere in this Report.

Trends in Retail Trade

There are four important trends affecting the lo-
cation of retail activities. First is the concentration
of retail business into fewer and larger stores,
pioneered by the chain store enterprises. In 1946
fourteen per cent of all the grocery stores in the
City handled 62 per cent of the dollar volume of
food trade. Second is the newly discovered mobility
of retail activities. Retailers are no longer going
into the real estate business, but are, in practically
all cases, entering into short term leases for their
space. Third, a dramatic change in retail locations
is underway. Sales in the outlying retail shopping
centers are growing at the expense of both the cen-
tral Retail District and the local shopping streets.

As a result of the increasing congestion in the
central Retail District in Manhattan the chain stores
began during the 1930’s to move their operations
into the outlying major and secondary shopping
cenlers. This move was very successful, and such
inroads were made on the trade of central depart-
ment stores that they have been forced to follow
suil. Today it 1s possible to purchase a great deal of
merchandise in these outlying centers which even
as recently as ten years ago necessitated a trip down-
town. Finally, the most recent trend is the overcon-
gestion of the outlying centers by the automobile
and the creation of completely new centers serving
all retail needs in comprehensively planned and
developed shopping centers catering to the new car-
riage trade by providing parking spaces. Unless
measures are soon undertaken to save the existing
outlying shopping centers by the provision of park-
ing space, these new centers will, in a relatively few
years, largely usurp the position of the older estab-
lished areas at a greal loss to both the City and
many privale owners.

The proposals in the Plan for Rezoning, both as
to the types of districts for retailing and the man-
ner of their mapping, are designed to adapt New
York’s zoning to these modern trends as fully as
possible at this point in the City’s development.
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EXISTING USE OF LAND — NEW YORK CITY, 1948

Manhattan
(5.680 Acres)

| pa—
Iglr:;.l‘l;:il Acres) I

Brooklyn
(22,010 Acres)

(Queens
(30550 Acres)

Richmond .
122,010 Acres)

\Y.C. Total
(91,150 Acres)
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Manufacturing E Commerce Eﬂ Residence D Vacant

This chart portrays the per cent of total usable land within the three general use categories — Resi-
dence, Commerce, and Manufacturing on an individual borough, as well as a city-wide, basis.
Reading from top to bottom it shows too the proportion of each borough's net land compared to
the total of the five boroughs. The land involved is exclusive of streets. parks, playgrounds, public
buildings, cemeteries, airports, and the islands in Jamaica Bay.




ALLOCATION OF LAND BY PROPOSED ZONING

Manhattan
15.680 Acres)

TR\ \\\\\\\ =

Brooklyn
(22.010 Acres)

Queens
(30,550 Acres)

Richmond
(22.010 Acres)

N.Y.C. Total
191,150 Acres)

10 50 60 70 80 o0
L 1 1 1 1 ' 1 [ A i

100

% of all Land (in acres)

Manufacturing E Commerce m Residence

This chart portrays the per cent of total land proposed to be zoned within the three general zoning
districts — Residence, Commerce, and Manufacturing. Reading from top to bottom it shows too the
proportion of each borough’s net land compared 1o the total of the five boroughs. The land involved
is exclusive of streets, parks, playgrounds. public buildings. cemeteries, airports and the islands in
Jamaica Bay. Zoning district combinations correspond to the text tables. Note that a total of 720
acres in the City, which is a portion of the area zoned residence retail, is included here as commer-
cial land but is also included in the total land available for and calculated for residence as shown
in the population capacity table on page 117.

e
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PLAN FOR REZONING

ESTIMATED CHANGES IN LAND USE: 1948 to 1970

Taking into account the calculations summarized As indicated by the figures, the major shift in the
in this Chapter, and the availability of land within City’s land use will consist in the absorption of most
the City of New York for the various purposes, it is of the remaining vacant land for residence, but with
anticipated that the next two decades will witness a significant increase in sites for economie activities.

quantitative shifts as indicated in the table below.

CHANGES IN MAJOR CATEGORIES OF LAND USE IN NEW YORK CITY

1948 - 1970
. Avres

Land Use Category 1o 1

Business. [ndustey und Transporlation 18.970

Restdence A1.028
“Parks. plavgronnds. cemeteries. public and

privale insltutions 37.250

*Vaeant land 30.510

Total Net Usable Tand 133,780

1930
23.130
59.550

39.720
11.380

133,780

Pepeent
{hange
$22%

- A5%

B

b T
- (9%

“Inerease shown is hased on the maintenance of the 1910 ratio of acres per capila for this land use cate-
zory {or the assumed additional population. This estimate i not inlended to exclude the possibility
of inereazing the ratio of park and playground land but evalualion of this increase was considered

to be outside the provinee of this sludy.

“*Practically all vemaining vacant land will be in Richmond.

Fligagin




CHAPTER 3

STRUCTURE OF THE PROPOSED

RESOLUTION
OBJECTIVES

Since New York’s Zoning Resolution has become
=0 complicated and confuzed, the desivable form for
a new Resolution has been empbasized in the Plan
oy Rezoning almos=t ax much ax the content. Briefly,
the Torm of a modern zoning Law must be judged by
lwo erileria —- clarily and Hexibility. First, a zoning
Liw must be as clear and easv 10 use as possible.
specifically, a complete, clear eut and coherently
arganized picture of the applicable regulations must
bie available for the 1two tvpes of people who will
be using the law most — those interested in what
may be done on a specific piece of land, and those
tooking for a site for a specific type of establish-
ment. Second, hoth the devices chosen and the stroe-

ORGANIZATION AND FORM
Single Set of Districts

I place of the present three types of districls, a
single sel of district= -—— each with its own use and
bulk regulations — is established, and their lo-
cation iz shown on a single map. In addition 10
heing obviously simpler 1o use, this system hrings
about more coherently inter-related use, bulk, park-
g andd loading, and other regulations for each
district. In addition, the possibility of freak eom-
binations of districts 15 eliminated.

District Tables

All regulations applying in each district are set
forth in two setx of tables, one for use regulations
and gne for bulk regulations. After a potential de-
veloper has located on the map the proper distriet
for a given site, these tables will give a complete
summary of all applicable regulations. For ex-

ture of the Resolution must be readily adaptable to
changes in the future — new uses of land, new
architectural forms, new controls which it is desir-
able to add, In certain situations these two objec-
tivex will of course conllict. What is important to
remember is that the proposed Resolulion is de-
signed for the user, not for the rare person who
reads the entire text throuvgh. A modern zoning
ordinance contains so much material — particu-
larty in as vast and complex a city ax New York —-
that a quick understanding of the entive law 12 im-
possible in any case. However, the proposed Reso-
lution makes u number of substantial steps forward
toward the realization of the above fwo objectives.

ample, in a typical district the use tables give
references 1o permitled uvse groups, to provisions
permitting other vses by special permit, to accessory
parking and loading and sign regulations, and to
various spectal provisions. The bulk tables set forth
mo=t regulations directly, and the rest Dy cross
references, In addition to giving a complete picture
and being easy to use, the tabular presentation of
district regulations permits ready comparison of the
regulations of the various districts, A series of
special preambles is given {or each group of dis-
tricts, lo clarify the intent of the regulations both
for the developer and for legal interpretation.

Text

While tabular presentation is also used for the
parking and loading requirements and {or various
other provizions, the text has also been orgamized
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for maximum clarity, readability and ease of use.
Whenever possible — and 1t usually is possible —
stmple Knglish has been used. Drawings are incor-
porated mto the text on the frequent occasions when
a point can be made easier graphically. All words
which are specially defined for the purposes of this
Rezolution are indicated by the use of italics —
thus eliminating another frequent source of “sleep-
ers.” Most important of all, the format has aban-
doned the old school of statutery draftsmanship,
where a long series of related regulations were
crammed Inte a single continuous sentence running
up to half a page, with “provided that” every ten
lines but with the verb hopelessly buried. Tnstead
the text is broken into short sentences, often using
“However,” to introduce a qualification; and, as in
the recent Uniform Commercial Code, when con-
venient the text is broken up and indented, for maxi-
mum ease of reading. Finally, the numbering sys-

tem is open-end at all points, to provide room for
amendments without resorting lo expedients such
as Sections 4-A to 4-F and 21-A to 21-G in the pres.
ent Resolution.

Permissive Use Regulations

While in the present Resolution the residence use
regulalions are permissive and the other use dis
tricts prohibitory in form, the almost universal
trend in other ordinances has been to extend the
permissive form through the varicus commercial
and at least some of the Manufacturing Districts.
Permissive regulations make it clearer 1o the de-
veloper what he iz able to do, and give additional
protection in the more restricted districts by shifl-
ing the burden of proof to the applicant in deubtful
cases. In the proposed Resolution the permissive
form is carried throughout by the adoption of the
system of use groups, discussed in Chapter 4.

PROPOSED TYPES OF ZONING DISTRICTS

As in all zoning ordinances, controls are estab-
lished by setting up a series of districts, which are
mapped to include the entire City. Kach district has
appropriate regulations covering permitted uses,
permitted bulk, accessory parking and loading, and
varions special use and bulk provisions.

Basic Classification of Uses

The basic classification of uses in the proposed
Resolution [ollows the iraditional tripartite division
— residence, commerce and manufacluring — with
one significant modilication. Since local shops for
daily shopping are essentially a service for nearby
residences, ~omewhat as schools and libraries oh-
viously are, and since except in the lowest-density
areas such uses are usually located in the ground
(loor of residential buildings, the proposed districts
for local shopping facilities have been associated
with Residence rather than the Commercial Dis-
tricts. In addition, a special district permitting very
light manufacturing in landscaped factories has
been placed in the same group. Both of these types
of districts are mapped in specified locations within
residential areas.

As usual, the districts have been arranged in a
progression from one-family residence to unre-
stricted manufacturing, generally by adding more
and more ohjectionable groups of uses. Frequently,
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several districts permit the same groups of uses but
vary in permitted bulk or in some other minor re-
spect, such as parking or signs. In the case of bulk
variations, the progression moves from lower to
higher bulk.

The symbols for the various districls — such
as RA-1, CB-1, CB-2 and MD — express these
differences. The first letter indicates the broad clas-
siftcation of use — residence, commercial, or manu-
facturing. The second letter indicates a particular
combination of permitted use groups within that
broad category; for example, there are five lypes
of Commercial Districts—CA, CB, €C, €D and CM
— each with s own combination of permitted use
groups. Any further subsidiary distinetions, such
as bulk changes, are indicated by numbers at the
end; CB-1 has a lower bulk, CB-2 a higher, and =0
on, When a distriet symbol lacks a numeral — ax
€. or MI) — there are no bulk or other variations
within that combination of permitted use groups,

For Residence Retail Districts, the system is a bit
different. Since these districts take on the bulk regu-
lations from a Residence District, they are desig-

nated merely ax RRA, RRB and RRC.
Chart and Analysis of Districts

How the various districts ave related is graphie-
allv shown by the accompanving chart. This chart
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illustrates the groupings of districts according (o
hasic use categories and shows the number of
bulk variations provided 1o meel the range of con-
ditions found in each of the use calegories.

Thix chart diagrams the evolution and intercon-
nection of the disiricts. While there are only three
major kinds of districts, there are 15 diff erent use
categories; six lypes of Residence and Associated
Districts, five Commercial types and four Manufac-
turing types. And since there are variations of bulk
withinn certain use categories, a lotal of 38 dis-
tricts (combinalions of use, bulk and ether regula-
ttons) are proposed.

A review of the proposed mapping of these 38
districts by boroughs shows that within any single
borough no more than 24 occur. Eleven of the 38
districts oceur only on Manhaltan where the high-
butk characteristics and special use-combinalions,
such as Filth Avenue and the Uniled Nations Area,
have necessitated the establishment of special dis-
tricls. On the other hand, the lowest bulk districts
are found only in the oullying sections of the City.
Some of the Commercial and Manufacturing Dis-
tricts, although varying in both bulk and parking
requirements, are justified primarily by the im-
portance of providing adequate parking,

EVOLUTION OF REGULATIONS

The mosl noteworthy feature of the formulation
of the propesed zoning regulations was the constanl
and intimate intecplay hetween the development of
the proposed zouning districts and use categories, the
fitting of these districts and use categories Lo actual
conditions in each borough, and the selection of the
kinds of device and controls appropriate to each
district. The work proceeded in a series of stages,
each checked by 1BM counis of the total land use
mapped 1n each proposed district to make sure that
the quantitative concepts developed during the first

phase were heing cavried out. Time and again field

conditions and mapping problems brought changes
in the text for the proposed districts, use lsts and
zoning conlrol devices.

This attention to ficld conditions does not imply
acceptance of existing conditions for it was found
that too much reliance placed on the existing patiern
of City development would prevent zoning from
furthering improved City living conditions. Both
historical development of the City and loose map-
ping and phrasing of the present Resolution have
contributed to the undesirable mixture of land usex
in some areas, expecially in the older parts of the
City. Therefore greater weight wus given to factors
of eurrent development, indicated trends and anti-
cipated needs,

Floor area ratios for each district were inten-
sively checked in the field to make sure that they
were reasonably related to existing conditions and
present construction forms. A sample study of one-
and two-family buildings built in each borough
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and a complele count of every other building started
in the Ciiy in 1948 was made 1o determine cur-
renl Irends in building types and bulks. A study
of prevalent bulks in existing stable residential
areas and of all existing commercial and industrial
sections was made and analyzed. The results of 2ll
these studies and surveys were taken inlo accouut in
the final selection of floor area ratios for each dis-
irict and in the final location of proposed district
houndaries.

Another series of studies and conferences deter-
mined the need for and basis of the proposed ofi-
street parking provisions.

As the proposed regulations were gradually
translated into specific legal form, they were sub-
jecled to constanl revision and refinement in the
light of problems met in the field by the stafi” en-
gaged in mapping the various districts, For the Resi-
dence Retail, Manufacturing and Commercial Dis-
tricts, the use lists proposed for various districts
were checked in the field by a count of the actual
uses existing iu the areas where the proposed district
was to be mapped. In other cases, conditions re-
ported from the field resulted in the development of
new devices and even In new districls.

Ax a result the proposed Zoning Resolution has
been framed not only to approach the objectives of
a clear and easy-to-use Resolution, but it also may
he said (o be tailored 10 meet the specific needs of
New York City, each borough and each section
within each borough,



CHAPTER 4

PROPOSED ZONING DEVICES

The broad objectives of the original New York
ity Zoning Resolution, as has already heen stated,
included control of use, height and area of build-
ings, as evidenced by the three sets of maps <o
named, and the provizions of the Resolation relating
to the districls shown on these maps.

The use regulations were at first quite simple,
being fimited to Residence, Business and Unre-
stricted Districts. The height limitations were in-
direct, the height of a building at the street line
betng defined in terms of multiples of street widths,
with additional height permiited as the vesult of
sel-acks and towers. The area limiations were
partly explicit, in lerms of percentage of coverage
of the lot, but chiefly the indirect result of compli-
cated vard and court requiremnents.

With the passage of lime, many other deviees
were developed and introduced into the zoning ordi-

FLEXIBILITY

Over and above it usefulness as far ax the strue-
ture of the Resolution is concerned, flexibility i of
paramount mmportance as a criterion i xelecling
zoning controls.

The traditional zoning controls have usually
achiieved their objectives indirectly, particularly in
the bulk regulations. [n order 1o ensure access of
light and air, the regulations presceribed requived
vards and courls; when it was dexired to set a imit
on densily and congestion, height regalations were
invoked. Such regulations dictate the exact xize,
shape and location of permitted bailding for any
given lot, on the assumpiion that this is the only way
to accomplish the desired objectives. Similarly, in
order to restricl certain Nuisances, the use I't’.gl.llil—
tions take the form of Dizsts of prohibited (or per-
mitted) uses and building=, on the assumplion tha

nances of other cities, and come of them have found
expression in the New York City Resolulion as a
result of amendments,

Farly in the present study it was concluded that
existing zoning devices in this City and elsewhere
leave much fo be destred, as instruments for accom-
plishing the objectives which the courts have recog-
nized as legitimate in the exercise of the zoning
power. Some of these imitations have been referred
to explicitly in Chapter 1 of this Repori.

[t was concluded, therefore, that new devices
should be Treely explored, both through careful re-
view of what has been done in other cities and the
origination of entirely new methods of conirol
where necessary. A number of each are embodied in
the present Plan for Rezoning, and are described in
this Chapter.

a given use will always produce the same undesir-
able resulix. In some instances, these rough classi-
fications have lurned out to be snnecessarily rigid
and unfair. Whal is worse, these traditional use and
bulk regulations are both tied to a speciic stage in
building and industrial technology — as il tech-
nology were static and frozen, instead of being the
most dyvnamic thing in the world, As a rvesult, any
major change in technology makes these regulations
an obsolescent nuisance: and, at best, they have to
be constantly amended to deal with new building

forms,

In the Plan for Rezoning, & more direct approach
to the achievement of zoning objectives has been
adopted, so far as is practical af the present time —
primarily in the bulk regulations. In order to con-
trol total bulk and the resuliing congestion, a limit
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filling a rigid envelope and then arranging the in-
terior space somehow. These devices may require
a little thought to be fully understood, but do not
represent any basic departure from the emphasis
on simplicity.

The advantages of these direct regulations are
obvious. First, the statement of zoning controls in
terms of what is ultimately desired makes it prac-
tically impossible to create a freak building which
evades the intent of the regulations. Second, the un-
mistakable expression of the intent of the regula-
tions helps in promoting public understanding and

INING DEYICES ARE REQUIRED TO CONTROL BUILD-
LARGE-SCALE PROJECTS AND TO PROVIDE AMPLE

PACES FOR TENANT USE, RECREATION AND AUTO-
PARKING.

is set on total bulk, by the floor area ratio. In order
to ensure a minimum amount of open space on resi-
dential plots, the regulations require usable open
space. The proposed regulations to ensure access of
light and air are perhaps the best example of the
direct approach. Yard regulations are restricted to
their proper function, to limit building along lot
lines, and the complicated court regulations are
superseded. The other proposed devices merely
state the required spacing between buildings and the
required open areas for access of light. Specific-
ally, the present height regulations — which are
angle of light regulations — are modified, and a
new device is proposed for access of light to each
required window. Under these regulations, as long
as light and air are provided to the extent specified,
the architect is free to develop the best building or
buildings for the individual site, instead of merely

LAND USE REGULATIONS

Controls of land use include all regulations over
the kinds of activities which may be carried on in
buildings and on premises. The basic controls per-
mit (or prohibit) specified types of use. Supple-
mentary controls are also imposed, regulating the
maximum size of establishments, requiring enclos-
ure of uses within buildings, restricting them to
specified parts of buildings, and so on.

OBJECTIVES

The basic purpose of use controls is to assure
the provision of appropriate land areas for all the
activities which the community requires for its effi-
cient functioning. More specifically, space allocated
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in administration, interpretation and legal support.
Moreover, since these regulations are not tied to any
particular building technology, they adopt them-
selves automatically to technological changes. Fin-
ally — and most important — they free the archi-
tect to develop better building forms.

In the use regulations, it was not found practical
to develop this approach as fully, although poten-
tially, direct use controls are equally useful. Never-
theless, some substantial work was done in this
direction. The residential regulations, except for
the well-established single-family districts, do not
specify any particular building types. In certain in-
stances, the use regulations include performance
standards. However, although a series of confer-
ences with engineering experts indicated a likeli-
hood that the basic technical knowledge is available
for control of industrial uses by measurement of
nuisances, such controls were not developed because
neither the staff nor the time were available to do
the necessary studies.

to each activity should be appropriate in terms of
the following:

Best use of land as a physical resource. Alloca-
tion of available land to the various types of use
should take into account the present and potential
magnitude — land area requirements — of these
uses, and should seek to assign each use to land of
a type which meets its physical requirements. High
land, for instance, is commonly reserved for resi-
dence, whereas low land with rail freight facilities
may be best suited for industrial development.

Provision for related uses. Zoning regulations
must take into account the needs of inter-related




uses which complement or serve one another. Resi-
dential areas need properly located Jocal shopping
outlets and other community facilittes. In com-
mercial areas, various business services such ax
banks and job printing shops are needed. The
same principle applies to manufacturing areas,
where conveniently accessible machinery service
and warchousing {acilities are essential.

Limitation of danger and nuisance. For the pro-
tection of each type of use area, it ix necessary to
exclude or control other activities which are grossty
incompalible with the predominant use. Among the
most mportant objectionable inflluences are the
following:

Danger to persons or property: explosion haz-

ard, corrosive fumes;

Offense to persons, or danger to health: exces-

sive smoke, dust, odor, noise, vibration or

glare al night:

Congestion of vehicular or pedestrian trafhic,

and inadequate vehicular parking space, re-

sulting in danger, inconvenience and adding to

fransportation costs;

Unsightliness in unsuitable places: advertising

signs or junk vards in residential areas.

TESTS OF A GOOD CONTROL DEVICE

Use controlx should meet five tests, First, they
should be clear, simple to understand: there should
be no question whether a given lype of use 1s or is
not permitted in a given area. Second, the devices
must permit City-wide application; a use should not
be allowed “in all X districls except in Canarsie and
Riverdale.,” Third, they must not diseriminate
against one use with service or nuisance characteris-
tics essentially similar to those of another. Fourth,
they must permit reasonable groupings of uses in
the light of groupings which exist and serve a pur-
pose. Finally, the devices must be flexible, permit-
ling change and adaptation to new unforeseen uses.
Who can say whal the future equivalents of the
laundromat and the drive-in theatre — unforeseen
by zoning use-lists of the past — will be?

Within this framework of simplicity, universal
application, non-discrimination, reasonableness and
flexibility, the use controls must be strong and def-
mite enough to accomplish the five basic objectives
set forth above,

PROPOSED ZONING DEVYICES

BASIC USE REGULATIONS
Use-zoning Districts

The basic measure for controlling land use by
zoning 1s to eslablish use-zoning districts. Under
traditbonal practice, each district is theoretically
allocated to one predominant use, together with
appropriate related uses and other uses needing the
same type of environment. The use districls have
usually been arranged in a series which involves a
progression from those uses which involve less nuis-
ance to those which involve more. The less restric-
tive districts, however, generally permit the uses
allowed in the more restrictive districts,

In general, the districts in the proposed Resolu-
tion represent a similar progression {rom moere to
less restrictive controls of use. However, certain
exceptions o this are necessary, partly because of
special conditions in New York.

Use-listings and Performance Standards

Within the framework of zoning districts there
are two general methods of regulaling use: listing
of specific uses which shall be permitted or ex-
cluded: and designation of performance standards
which shall be met by permitted uses — without
specilic listings. The former is the only method in
common use. Whereas the present New York Zoning
Resolution employs permissive listings for =ome
districts and prohibitory Listings for others, moxt
recent ordinances have adopted the permissive
{form, and this has been done in the present pro-
posals,

The second method of control deals not with uses
themselves but with their atiributex, especially with
regard to nuisance-production. Under this scheme
the regulations would be based on objective meas-
urement of the characteristies of any use n tis eflect
on other uses. Scoring systemx would be required
for such factors as noise, smoke, trallic generation
and overt dangers, and standards would be estab-
lished for these factors for the various districts.
This approach was explored in considerable detail
in conneclion with the presenl studies, and was
found 1o have many potential advanlages in the case
of manufacturing and heavy industrial uses. In
other use categories, the factors justifving admis-
<ion or exclusion of a given use are not related to
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measurable nuisances to so much as in the manu-
facturing categories.

Conference with scientists of leading research
institutions has indicated that the problems of meas-
uring industrial nuisance are by no means insuper-
able. It is to be hoped that the City Planning
Commission can continue this line of exploration,
looking toward use regulations which will provide
a more objective basis for the control of industrial
locations and will also be responsive to improve-
ments in industrial technology.

Broad Categories of Use

In the proposed Resolution, the uses of land are
grouped into three broad categories: residence,
commercial and manufacturing. These correspond
generally to the types of use districts in the present
Resolution: Residence, Retail and Business, and

Manufacturing and Unrestricted. They also accord
with practice in other zoning ordinances.

This tripartite division recognizes the differing
environmentlal needs of the major land uses. Within
this framework, and consistent with the objectives
stated above, the protective measures or service
facilities required for the dominant use may also
serve the needs of other permitted uses. For exam-
ple, the quiet of a residential neighborhood supplies
the proper setting for a hospital. It is by no means
true that all types of gainful activities are incom-
patible with residence. Provision is therefore made,
in selected locations and with adequate safeguards,
for special combinations of residence with uses
other than the normal residential shopping and serv-
ice facilities; these include office, laboratory and
selected light manufacturing establishments with
adequate restrictions and precautions against
nuisances.

DIAGRAM SHOWING THE FLEXIBILITY AFFORDED BY THE USE GROUPING DEVICE

The blank squares mean that certain groups of uses have been omitted from certain districts for specific reasons. For exam-
ple: Use Group 3 (Hotels) is not permitted either in Residential, Residence Retail A and B, or in General, Industrial or

Heavy Manufacturing Districts.
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Uses Permitted in the Districts:
the Use-group System

All land uses subject to zoning and known to
exist in New York have been classified into eighteen
groups of generally compatible uses. Each group
contains uses which either are similar in terms of
the type of activities performed; or which represent
services performed for the same group of users; or
which depend on similar materials, processes or
means of transportation. Other factors, such as
size of the operation, sometimes enter into the
classification.

Studies Underlying the Use-groups

The task of developing the use groups into their
final form occupied much stafl time throughout the
two year period of study. All known sources of use-
lists were reviewed, and consideration of the lists
by outside experts was secured wherever possible.
The final lists were evolved in close coordination
with the borough mapping process and the formu-
lation of the zoning districts themselves.

The preliminary lists were broken into district
groupings for refinement in the field. By coordinat-
ing the mapping process in each borough with the
needs of that borough for special types of districts,
the use-districts and lists for each were gradually
evolved. During this process many different com-
binations were established, tested in the field and
revised. Sample field studies of uses found to exist
were made throughout the boroughs. The final
framework therefore reflects a careful balancing
of the needs as found in each borough during this
process. It is definitely not a preconceived pattern
forced upon the boroughs. It is “custom made,” not
“store bought.”

SPECIAL USE REGULATIONS

The regulations based upon permitted use-groups
are supplemented by further safeguards. The scope
of these is noted briefly below, and their nature is
more fully discussed in subsequent sections on off-
street parking and loading and supplementary
regulations.

Permissive or required provisions for off-street
automobile storage (parking) space apply to all

PROPOSED ZONING DEVICES

zoning districts. Non-residential uses are required
to provide off-street loading berths for trucks, sub-
ject to variations by district and by type of use.

Transition zoning regulations are proposed to
make less sharp the change of use along the houn-
daries of adjoining residential and non-residential
districts, in several different situations. For exam-
ple, regulations are set forth limiting the types of
manufacturing use permitted immediately adjacent
to a Residence District, and controlling windows
and signs in a manner similar to Section 7-A of the
present Resolution.

The proposed regulations for existing uses which
do not conform to the new requirements follow the
common practice in ordinances in other cities, by
restricting the expansion of, structural repairs to,
or changes in non-conforming uses, and by forbid-
ding their revival after discontinuance and destruc-
tion of the building. In addition — also in line with
the trend in recent ordinances — it is proposed to
require the elimination of certain objectionable in-
dustries and similar uses in certain Residence Dis-
tricts, after an appropriate period of amortization.

Sign regulations cover the size, type and location
of business and advertising signs.

Production and servicing of goods in various
districts, and especially in Residence Retail and
Commercial Districts, is regulated in terms such
as number of employees per establishment, floor
or lot area per establishment, and maximum horse-
power of machinery used.

Complete enclosure within a building is pre-
requisite to the conduct of specified uses in some
districts.

Location of a use within buildings is regulated in
some cases, either with a view to segregating busi-
ness and residential uses in mixed structures or to
preserving the appearance of high grade commer-
cial areas.

Additional provisions are included such as those
in the present Resolution providing special regu-
lations applying to uses in any district in the
vicinity of schools, parks and airports.

[n all districts, under specified conditions, addi-
tional uses are permitted subject to administrative
approval.
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BUILDING BULK CONTROLS

The terms “bulk controls” or “bulk regulations™
are used here to mean those regulations which affect
the volume, shape and spacing of buildings on the
land, as distinguished from use controls described
above, which regulate the activities permitted on
the land and within buildings.

OBJECTIVES

The basic objectives of bulk control are:

To regulate the volume of buildings. Such
regulation is necessary to limit the concentra-
tion of people and their activities and thus to
limit the loads imposed on trafhe, transit and
service facilities. Such limitation not only can
prevent excessive congestion but affords an ad-
vance measure of possible requirements for
social, sanitary and utility services.

To afford access of light and air into buildings
and the space surrounding them.

To provide open space for the use of residents.
This refers to the provision of open space im-
mediately outside the dwelling which is large
enough in area and sufficiently uncluttered with
accessory buildings, driveways, elc., so that
the occupants actually have a place for outdoor
recreation, both active and passive, and for
gardening, clothes drying, etc.

BASIC BULK CONTROL DEVICES

The traditional approach has been to control bulk
indirectly, by setting a maximum limit on permitted
height, and by requiring yards and courts of spe-
cified sizes. Such controls attempt to achieve the

desired objectives — limitation on density, sufh-
cient light, air and open space — by prescribing
only one way to reach those objectives. Experience
has shown that the results of these controls are not
altogether satisfactory. First, their effect is to set up
a rigid building envelope. On a given piece of land
they specify the exact location, size and shape for
permitted building. As has often been said, under
this system the zoning envelope and not the architect
designs the building. Second the building forms
prescribed — particularly set-backs — are uneco-
nomic, not particularly attractive, and in fact do
not achieve the best results in terms of light and
open space. Third, the regulations are not only
rigid, but extremely complicated.

As a matter of basic approach, in the proposed
bulk controls the requirements have been set in
terms of the desired objectives. Such controls will
ensure the achievement of the objectives directly,
and within the requirements will leave the architect
free to develop the most economical and the best
building forms. In part, certain customary devices
which related directly to one or another of the basic
objectives have been adopted. In part, new devices
have been developed and existing devices modified
for simplified and more direct bulk controls.

The importance of such zoning devices, permit-
ting more flexibility of design, has been well ex-
pressed in a recent report issued by the United
States Chamber of Commerce.’

-

1. Zoning and Civic Development, Construction and
Civic Development Department. U. S. Chamber of Com-
merce. Washington. D. C., January. 1950,
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FLOOR AREA RATIO
Floor Area Ratio is an index figure which expresses the total permitted floor area as a multiple of the area of the lot.

All examples illustrated above have a floor area ratio of
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*“Recent experience with zoning administration
in the light of changing methods of city build-
ing argues for additional flexibility in zoning
ordinances. Too often these impose a virtual
strait-jacket of regulation upon the develop-
ment and use of property.

“Improved methods and procedures have made
it possible to relax the rigidity of these early
regulations in many ways without prejudicing
their effectiveness and stability.”

REGULATION OF BUILDING VOLUME:
FLOOR AREA RATIO

Regulation of building volume requires a con-
trol which:

Is equally applicable to residential and non-
residential structures;
Is directly applicable to the buildings and does
not depend on occupancy, a variable factor;
Gives, insofar as possible, a quick, direct
measure of the capacity of the permitted build-
ings, for the convenience of builders and of
public agencies concerned with services (such
as schools and sewers) affected by the capacity
of buildings.

It is believed that the most suitable control for
these purposes is a regulation of the permitted floor
area ratio. The floor area ratio is an index figure
which expresses the total permitted floor area as a
multiple of the area of the lot. For example, with a
floor area ratio of 1.0, the permitted floor area
equals the lot area (though full coverage of a lot is
rarely if ever permissible): with a floor area ratio
of 5.0, the permitted floor area equals 5 times the
lot area. A floor area ratio of 1.0 would apply to a
two-story building covering 50 percent of its site,
or to a five-story building covering 20 percent.

Since the control of building volume is of con-
cern in all types of use districts, the bulk regulations
for each district specify the maximum permitted
floor area ratio for the district.

The floor area ratio device is used in several of
the area districts (E, E-1, F, F-1, G and G-1) in the
present Zoning Resolution. It becomes the major
bulk control for all districts except Residence A
in the proposed Resolution. This extension of the
device involves no basic change in the principle
or method of measurement.
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OFFICE BUILDING DESIGNED FOR MAXIMUM LIGHT ANI

Practical elimination of setbacks confines most of the struch
a fourth of the lot area, making it impossible for future
ings to cut off light, view and air. 600 Fifth Avenue. Carso
Lundin, Architects.

ACCESS OF LIGHT AND AIR

To assure reasonable access of light and air to
open spaces around buildings and to the windows of
huildings, three devices are pl‘npu.-t'l|:

\ limitation on the vertical angle within which
buildings may obstruct light (referred to below
as the “angle of light obstruction™):

\ restriction on the location of walls contain-
ing legal windows in close proximity to other
walls and other fixed obstructions (referred to
as “area for light access™);

A requirement for minimum width of yards
(referred to as “yard width™).
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Permitted Angle of Light Obstruction

In the present Resolution, the height and sel-
back regulations ensure varying degrees of access
of light and air into streets, and so to front win-
dows — and also indirectly exercise some control
over Lhe total permitted bulk.

These provisions are actually angle-of-light
regulations — - 1.e., they create an imaginary plane,
rising dhagenally from an angle at the center line
of the street and leaning against the building, and
the building is not permitted to cut inte this plane,
The sel-backs which have become a familiar {ea-
ture of New York’s skyline represent an attempt
to build the maximum bulk while keeping within
this rigid envelope.

Reur wallz are controlled by analogous pro-
visions which are set forth in the area regulations
of the present Resolution,

Despite their now familiar limiations, these
light-angle regulations were concerned with a
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ANGLE OF LIGHT OBSTRUCTION

An acute angle at the center line of the street [or the rear lot
line) between a horizontal plane at curk level and an inclined

plane, rising from tha ceater line of the street or rear lot line)
and extending over the lof.
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genuine problem, and were a step in the right
direction, Zoning regulations are needed 1o pro-
tect a developer against the creation of over-bulky
buildings across the street or rear yard which cut
ofl the svurce of light and air. And unlike the flat
height regulations adepted in a great many other
cities, by giving effect 10 a light-angle these exist-
ing regulations take into account the differences
between broad and narrow sirects. The whole
system of regulations rests on the assumption —
perfectly realistic in terms of the buildings being
built in 1916 — that the only way 1o get light
into streels and rear yards isx over the top. of
buildings.

Quite obviously this is no longer true. While
numerous buildings are being built in the molds
determined by the set-back regulations, plenty of
others are being built with towers illustrating the
point that light may come along the side or sides
of a thin tall building instead of over the top of
a wide building. '

[Uis proposed that the existing light-angle regu-
lations be modified 1o recognize and encourage
this trend. Under this modified regulation, a build-
ing could in effect drop one shoulder and raise the
other, or have a tower in the middle with open
space on two sides. Or, ax an alternative, one por-
lion could be set back, to compensate for another
portion located closer to the street. To express
clearly the regulations permitting these alternative
solutions, it is proposed (1) that the regulations
merely stale the appropriate angle of light obstruc-
tion for each district— which is at least easier to
understand and apply than the present inches-
back-per-feet-of -height provistons, and (2) that a
developer be permitted 1 average the angle along
the frontage. Moreover, in the proposed Resolu-
tion the floor area ratio would control the total

bulk.

Under the proposed “averaging” regulations the
architeet will be {reed to design better buildings,
instead of merely filling the envelope. The
buildings which may be expected under these
regulalions have several marked advantages over
buildings with set-backs. First, they are more
economic to build. Second, it will be possible to
get light and ventilation into side windows, Third,



AVERAGING THE ANGLE OF LIGHT OBSTRUCTION

Model of typical high bulk development [Fleor Area Ratic
showing how proposed averaging of angles of light ob:
contributes to improved light access to the street,
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AVERAGING THE ANGLE OF LIGHT OBSTRUCTION

To permit flexibility in construction, the angle of light obstruction may be averaged over the width of the lot. However,
the angle of light obstruction of any building, averaged or unaveraged, must be equal to or less than the maximum angle
specified in the district regulations. In the above illustration, where X is the angle of light obstruction of the district,

Frontage A 3 Angle a -+ Frontage B )X Angle b

Frontage A + Frontage B
cks developed under these regulations, more

sht will come into the street over the lower
s of buildings.

order to provide protection against massing
1k on very wide lots and against various freak
5, several restrictions are proposed on the
-aging” principle. First, in each district the
ations specify a minimum angle to be allowed
eraging, in recognition of the fact that the
ings behind on the next street will be obstruct-
ight below that angle in any event. Second, a
num width is set over which a lower angle

be credited in averaging, in order to prevent
w slots between buildings. Finally, limits
et on the width of frontage over which angles
be averaged and on the width of the building
cting above the average permitted angle, in
- to prevent massing of bulk on very wide

must be equal to or less than X.

If there be those who set store by the amount
of uniformity of cornice line encouraged by the
present zoning regulations, it may be pointed out
that such uniformity will be continued on the
perimeters of small parks by virtue of special
regulations in the new Resolution. Elsewhere the
variety of treatment permitted and the architec-
tural ingenuity encouraged by the new regulations
are believed to be more than adequate recompense
for any loss in cornice uniformity.

It is not intended to apply the light obstruction
angle to single-family detached Residence Districts,
which would be governed by yard width controls as
in the present Resolution. However, in order to pro-
tect the privacy and outlook which are appropriate
in the very low-density Residence Districts, it is pro-
posed to apply a set-back regulation based on a
fixed angle and applying to the front, side and rear
of buildings, to all non-residential structures (such
as churches and schools) and to the taller residential
structures in those districts in which they are
permitted.

Space for Light to Windows

In most ordinances, including the present New
York Resolution, the problem of assuring light to
windows is approached backwards by an attempt to
regulate all possible relationships in excessively
complex requirements for yards, courts, inner
courts, outer courts, inner courts connected with
streets, outer courlts opening on inner courls, etc.;

ARRANGEMENT OF COMMERCIAL BUILDINGS TO
ACHIEVE OPENNESS.

Airview of Rockefeller Center.

-



and yet there is no assurance that all situations have
been accounted for.

The statement of objectives for these proposed
regulations has led to the formulation of a new and
more logical device. Instead of taking innumerable
wall relationships as the starting point, this takes
as the starting point the window for which light
must be provided, and sets up the requirements
for the location and amount of unobstructed open
space which must be provided for the window. For
this purpose, the required open space is to be found
within a specified type of wedge-shaped area deter-
mined on the building plan and site plan in relation
to each required window.

For each legally required window, the regula-
tions for the several districts specify the amounl
and location of the space within this wedge which
must be left unobstructed.” The designer may choose
any alternate arrangements of building courts and
walls which provide the required amounts of open
space for light to the windows under construction.

PLAM 1 G OF WINDOW
AREA FOR LIGHT ACCESS

An unobstructed area outside of a legally required window, within
an arc with a specified radius extending 70 degrees on each side
of a line perpendicular to the building wall at the center line of
such window.

1. For this purpose all space within yards which are
legally required under this proposed Resolution is deemed
to be unobstructed, even though it may actually be oc-
cupied by existing buildings. In many areas considerable
time may elapse before rcbuilding occurs with yards
conforming to the requirements of this Resolution:
but the above regulation is thought necessary for prac-
-tical reasons, since under any other arrangement the
bulk permitted in new construction might in many cases
be unreasonably cut down because of buildings on
adjacent lots built under different regulations.

SPACE FOR LIGHT TO WINDOWS

Deep court, possible under existing Resolution, deprives resid

windows of adequate light.

These regulations are tied to “legally required”
windows generally as required by the Multiple
Dwelling Law and Building Code, in order to
avoid unreasonable requirements for windows of
service spaces and not to discourage oversized
windows.

YARD REGULATIONS

Yard requirements specifying the minimum dis-
tance between lot lines and the nearest projection of
any building wall are common to all zoning ordi-
nances. According to the present proposals, as else-
where, the yards are intended to provide a fixed
minimum amount of open space which can be con-
sidered available as permanent open space provid-
ing a basic source of light, air, view and privacy to
the occupants of adjacent premises, and can be de-
veloped for use of the occupants of a given lot.

Requirements as to rear yards are proposed in
all districts. As for side and front yards they are
proposed only in the lower density Residence Dis-
tricts where they serve to insure the open character
of the distriet.
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Defining Yard in Relation to Lot Line

In the proposed Resolution a yard is defined as
that portion of the vpen area on a zoning lot extend-
ing open and unobstructed from the ground (or,
level provided by the district regulations) to
the sky along the lot line and extending horizontally
from the lotline for a depth (or width) specified by
the regulations for the district in which the lot is
located. The regulations stale that the depth or
width of the yard shall be measured perpendicular
10 lot lines. This definition eliminates many preb-
lems in the enforcement of yard regulations. Mosl
important of these is elimination of arbitrary re-
quirements {or meaningless lol lines on large-scale
projects. Owners, developers and oceupants of the
adjacent property are assured of full protection
through adequate vard requirements, while within
large-scale developments other regulations such as
building :pacing control the air, light, privacy and
view of the occupants. Greater freedom is permitted
1o the developer 10 take advantage of the fact thal
he iz planning a single integrated development.

Rear Yards: Height

For all Commercial and Manufacturing Dis.
tricts, it is proposed that the rear yard may start
al 23 feet above curb level, and the same provision
applies in high bulk Residence Retail Districts.
This provision permits the full building up of the
first floor for commercial purposes in practically
all shopping districts.

The present Resolution requires that the rear
yards in residential areas be at curh level. How-
ever, because of more siringent parking require-
ments lhe proposed Resolution would permit resi-
dential rear yards to slart at six to twelve feet ahove
curb level in all but the three lowest density dis-
tricts, in order to permil parking below grade cov-
ering the whole site.

Rear Yards: Relation to Other Devices

More than any other single device, the rear yard
regulations aflect or are alTected by the other bulk
regulations. The standard requirement for a yard
at the rear lot line supplements the angle of Tight
obstruction device. The rear yard generally can
be developed so as to provide the required amount

50

of uxable open space. Alternately the rear yard,
cither covered or uncovered, may be used for
parking. Similarly, the device for units of light
access 1o windows is related to the existence of the
rear vards, for it is within the rear yards that
many of these light access uniis are located.

Front Yards

The provision of front yards, requived in most
zoning ordinances including the present New York
Resolution, 1s primarily an amenity factor. There
ix no doubt that trees and lawn along the streets
provide much of the special character of low den.
sity areas. Therefore the proposed Resolution {ol-
lows precedent in requiring Tronl yards of varying
depth in the lower density Residence Districts. No
front yard requirements occur in non-residential
areas except the special district intended for lght
manufacturing in combination with low density
Residence Districts.

Side Yards

Like front yards, side yards provide a sense of
openness in low density disiricis. In the single-
family detached Residence Districts, where there
are no specific requirements for units of light access
to windows, they also provide for light and air cir-
culation. Furthermore, they are a factor in assuring
privacy {rom adjacent struclures.

The proposed Resolution requires an eight-foot
side yard wherever the developer elects to provide
an oplional side yard. This is more than the requive-
ments in the present Resolulion: three feet in very
high hulk districts and five feet in the other dis.
tricts. Eight feel has been chosen because it permits
driveways and is big enough so that if only one
developer elects 1o provide a side yard it will not
become littered with trash or be excessively dark,
Furthermore where windows in a one- or two-story
building, not #egally required and therefore not
subject to the provisions for units of the light access
to windows, are located on one side yard there
would be adequate air and a telerable minimum
amount of light.

Where such windows are located on both walls,
i.e., i both developers elect to provide a side yard,



the provision of eight feet on either side of the lot
line would provide a total of 16 feet in width,
enough to insure a minimum of quiet and privacy.

This regulation is proposed as a method of allevi-
ating one of the dreariest results of the present
Resolution, the miles and miles of one-and two-and
perhaps three-family detached structures located in
medium density districts where the development is
not built up to the full permitted density. Occupants
of these detached structures can hear a piece of
paper rattling in their neighbor’s house, are con-
stantly subjected to cooking odors from adjacent
windows and indeed, if they wanted to, could shake
hands between houses.

USABLE OPEN SPACE

In order to provide open space outside the
dwelling suitable for the use of residents for out-
door living activities, a control is necessary which
can be related to the number of people using the
space, and can regulate the quality of the space.

Generally, in the past, the provision of outdoor
living space has been treated merely as a by-product
of other controls such as yard requirements and
coverage limitations. However, the advantages of a
more direct control for adequate outdoor space are
increasingly recognized. Sections 13(c¢) and 14(d)
of the present New York City Resolution and sev-
eral sections of the Philadelphia ordinance have
controls of this general nature, and the new zoning
ordinance for Rye, New York, requires open space
for each dwelling in multiple dwelling districts.

Requirements and Their Basis

A usable open space requirement is proposed in
all Residence Districts except the highest building
bulk district which is applicable only to limited
sections in mid-town Manhattan. In the low density
Residence Districts, which characteristically should
have ample open ground area, only space at, or
close 1o, ground level¥g acceptable. However, in the
higher density districtst is proposed that balcony
and roof space can be substituted for ground level
space under specified conditions.

The proposed controls specify directly the num-
ber of square feet of usable open space required

USABLE OPEN SPACE

Play spaces for small children are best located within
mother's watchful eye.

OPTIONAL SIDE YARD IN COMMERCIAL BUILDING PF
LIGHT AND AIR TO LOWER FLOORS.

New York City Board of Transportation Building, Brookly
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JALCONIES AND TERRACES PROVIDE ADYANTAGEOUS
IJNS FOR USABLE OPEN SPACE.

Aodel of apartment development at 65th Street and 2nd
vy New York Life Insurance Company. Skidmore, Owings
ill;: Mayer and Whittlesey, Architects.

sable open space on terrace over garage in Riverdale
t provides safe play area.
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per dwelling. The requirement decreases as the floor
area ratio increases, on the grounds that:

When a number of families share open space,
the amount of space needed by any family at
a given time can be provided to a certain ex-
tent out of the pooled space, taking advantage
of differing times.of use; and that
Residential amenity in outlying areas is par-
ticularly dependent on the adequacy of open
space, whereas inlying high density areas
characteristically have other living advantages
such as nearness to transportation, cultural fa-
cilities, etc.

It is important to recognize that the [)lfﬁl for
usable open space is in no sense a requirement for
additional parks and playgrounds. Nor is it a sub-
stitute for the normal quota of neighborhood parks
and playgrounds. This requirement is intended as
legal recognition of the fact more and more recog-
nized by those responsible for setting standards for
new housing that family living activities do not stop
at the walls of the house but spread, and should
spread, into the outdoors immediately surrounding
the house.

When it is recognized that such activity spaces
include a place to put up the baby’s playpen or a
carriage for a sleeping child; space to set out chairs
on a hot night; space for older persons and con-
valescents to get fresh air, sunshine and cool
breezes: space for hanging out clothes, for raising
a few flowers; it can be seen that usable open space
is simply an extension of the back yard or the front
stoop to families who live in all density categories;
surely not an unreasonable part of an urban stand-
ard of living,.

Quality of Open Space;
Alternate Solutions

The regulations specify that, to be considered
usable, open space shall not be occupied by an
accessory building, off-street parking or loading
space or service driveways: shall provide access for
all occupants of the building; and shall conform to
certain minimum dimensions. Roof space above
basement garages, developed for recreational use,
and garden areas or drying yards can be considered
usable open space if it conforms to the require-
ments for access and minimum dimensions. Under
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USABLE OPEN SPACE

Space available for the commen use of occupants which may be locaied on the grouand, roof or balconies in specific

quantities relajed fo the number of dwelling units.

normal conditions, the required vard, if developed
for wsable open space, will provide the space
HECEsSary.

The usable open space device, regulated on a per
dwelling unil basis, is a brake on any tendency to
squeeze an excessive number of small dwelling units
into a building, a tendency not regulated by the
floor area ratio. In low density arveas there should
be no conflict between required parking and re-
quired usable open space even if both are open and
on the ground.

in the higher density districts if the develop-
ments are built on the maximum practical cover-
age, the usable open space requirements mean that
either enclosed parking space must be provided or
some usahle open space must be developed on roofs
or balconies. Tt is believed that this alternative
provides suflicient design Aexibility and is eco-
nomically reasonable, especially since the current
practice in construction ix to provide basement
parking in high bulk distriets and =ince the newly
passed parking requirements are not severe.

Balconies and Roofs

It is recognized that balcony spaces are both ex-
pensive and controversial; some people like them
while others do not. They are treated in the pro-
posed Resolution as an alternate solution only.
Where they are used, space requirements would be
satished by a balcony half the size of the roof or

vard space required per dwelling unit, since even
small balconies {the only generally practicable
kind} provide more conveniently accessible space
for passive use, and large balconies would be so
expensive as to make the regulation meaningless.

It iz also recognized that usable roofs may create
management problems. It is intended that balcony
or roof space need not be used under typical cir-
cumstances, and the yuantitative requirements in
the high density districts are 2o graded that they can
be met in vard space at ground level with normal
development =chemes. Permission to develop bal-
cony or roofl space, however, gives the designer
added (lexibility which he may sometimes find de-
sirable in relation to the requirements for off-street
parking.

Minimum Dimensions

A chief purpose in treating open space as an
affirmative requirement — rather than the residual
product of inleracting coverage, vard and court re-
guirements — is to assure that the individual open
spaces on any plot shall actually be of size and
shape that can be used. An aggregate unobztructed
area meeting the requirements but scaltered in
bitx and pieces on various sides of a building
would be meaningless. Therefore, appropriately
differentiated minimum dimensions arve specified
for the different types of open space and are related
to the number of families served,

53



PLAN FOR REZONING

APPLICATION OF THE BASIC DEVICES

RELATION TO USE DISTRICTS

The devices described above, with the exception
of usable open space, are intended 1o be applied (o
various districts within each of the major cate-
gories — Residence, Commercial and Manufactur-
ing. Bulk controls are closely related to the fune-
tions of a structure, 0 the devices employed and the
exact requivements vary with the predominant use
of the district. It is proposed, however, that resi-
dential bulk controls shall regulate the ¢onstruction
of residential buildings regardless of the district
in which they are located.

RELATION TO PARKING
REQUIREMENTS

The requirements for off-street parking are use
regulations. However, in most of the districts where
substantial amounts of off-street parking are pro-
posed, this ix apt to be open parking localed on the
ground. To the extent that it iz 20 located, it has an
elfect on the shape and location of the building and
must be considered in conjunction with bulk con-
trols in designing the structure.,

SPECIAL BULK CONTROLS

The basic hulk devices described above, designed
to meet the needs of individual districts, are sup-
plemented by special controls. Some of these, inter-
related with special use regulations or dependent on
special factors of localion, are suminarized in a
subsequent section on supplementary regulations,
Described immedialely below are other special
bulk devices, related 1o problems of groups of dis.
tricts, particularly residence aveas of low density.

Set-backs for Non-residential Buildings
and Tall Apartments

Lowest density Residence Districts are charvac-
terized by primarily one- or two-family detached
houses on single lots and are regulated primarily by
the floor area ratio and by side, rear and front yard
requirements. Within these districts, uses such as
schools, hospilals, churches and olher community
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PROMOTING FLEXIBILITY AND
ECONOMY IN CONSTRUCTION

lu preparing bulk regulations, great emphasis
has been given to controls which will assure the de-
sired level of each amenity factor, and at the same
time will permit flexibility of design and economy
of construction. This principle goes beyond its ap-
plication to any single device. Under the proposed
controlx, in planning any developmenl, opportuni-
ties for flexible design and economical construction
are ofl ered by alternate combinations of the various
bulk controls. The major elements whose interaction
contributes to econony of construction and freedom
of design are: choice of building height in relation
lo lot size; choice of interior or exterior parking
space; and choice of location of usable open space.

In the medium and higher bulk Residence Dis.
tricts, for instance, a designer may choose to build
tall structures, finding room for required parking
and usable open space on the ground. With lower
buildings he may put the parking under the build-
ings to get enough usable open space at ground
level: or he may provide balconies or a usable roof
in order to reserve ground space for parking.

services will of course be required. Moreover, the
less restrictive of the low density Residence Dis-
tricts permit the construction of multistory apart-
menl houses if they arve built within the very low
floor area ratio, as a means of encouraging the
type of mived development exemplified in Fresh
Meadows,

By the nature of the floor area ralio control such
buildings mus! have the same proportional amount
of open space around them. However, the regula-
tions pertaining to the normal one- and two-story
detached homes (one or perhaps two families) do
not by themselves sufficiently safeguard the privacy
and oullook which are appropriate in the very low
density Residence Disiricts, Therefore it is proposed
in the lower bulk residence areas to apply a sel-
back regulation to the taller residential structures
and to the front, sides and rear of all non-resi-



dential structures, such as churches and schools,
where they are permitted in Residence A-1 and

Residence A-2.

Side Yard Exceptions for Existing Narrow
Lots

Il ts obviously necessary to provide zome excep-
tion from the side yard regulations lo permit con-
struction on existing narrow lots hemmed in by
other buildings. However, since construction on
such narrow lots is a minor part of current building
operations, it ix at least equally important to define
the sifualions in a way which will prevent builders
from ereating additional narrow lots and thus mak-
ing the basic district regulations meaninglesx,

In order to protect the individual who expects to
build on a narrow lot but to prevenl the builder
from re-<ubdividing into narrow lots, the side yard
exceptions for exisling narrow lols are phrased 1o
apply to “a tract of land which was owned individu-
ally and separately from all other tracts of land at
the efTective date of this amended Resolution and

iz s«till =0 owned.”

Bulk of Residential Buildings in
Non-Residential Districts

Light, air and open =pace needs are obviously
quite diflerent for residential use and commercial
or manufacturing use. Needs of residential build-
ings persist whether they lie next to residential
structures or among commercial or manufacturing
struclures.

This problem hax been haudled in the proposed
Resolution by a reguirement that for each non-
residential district in which vesidences are per-
mitted the residential construction shall conform to
the hulk requirements of a specified Residence Dis-
fricl. In most cases the Residence District specified
has the sume floor area ralio as the Commercial
[strict in which the residential structure is 10 be
located. in a few cases this is not true: in the very
high bulk Commercial Districts where the permitied
bulk of commercial buildings is greater than that
of any Residence Disiricl proposed: and in some of
the low bulk Commercial Districts, where the char-

PROPOSED ZONING DEYICES

acter of the residential arca surrounding such dis-
{ricts carries a residential bulk even lower than that
of the Commereial District.

Where a building may be partly devoted to resi-
dential and partly 10 non-residential use it is pro-
posed that the bulk regulations controlling the resi-
dential part of the structure shall he applied to thal
part of the structure only and nol to the non-resi-
dential part of the structure,

The handling of different bulk regulations for
residences and non-residential siructures in the pro-
posed Resolution is paralleled in the present New
York Resolution by different coverage requirements
for residential and non-residential structures in the
various area distriets.

RELATION OF BULK CONTROLS TO
THE MULTIPLE DWELLING LAW

In general, the proposed zoning regulations are
more restrictive than the Multiple Dwelling Law and
therefore there is little actual conflict. However, the
Multiple Dwelling Law includes provisions relaling
to court sizes which, in their subject matier if not
their effect, overlap the zoning regulations, and to
building height which actually limits the applica-
bility of the zoning regulations especially in the
high bulk Residence Districts.

Therefore, it iz recommended that the Multiple
Dwelling Law be amended to replace the present
syslem of overlapping regulations in buth the Zon-
ing Resolution and the Multiple Dwelling Law, by
a well-thought-out and coherent division of author-
ity between the two laws. Specifically, it is proposed
that all regulations covering density and the height
and location of exterior building walls should be
included in the Zoning Resolution, and that all regu-
lations covering conditions inside the building, in-
cluding transmission of light through walls to the
interior of buildings, should be included in the
Alultiple Dwelling Law. It 1s recognized that such
amendment 1o the Multiple Dwelling Law would
involve careful consideration of the eflect upon the
City of Buffalo and upon any other cities which may
adopt or have adopted Multiple Dhvelling Law
provigions,
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OFF-STREET PARKING

ZONING AND THE AUTOMOTIVE
PROBLEM

In the 30-odd years since the original zoning
ordinance was passed, the problem of automobile
traffic has risen from a relatively minor matter into
one of the major concerns of municipal administra-
tion. In any area, the function of a street is to per-
mit circulation and to carry automotive and pedes-
trian traffic, either through the area or directly to
particular locations in the area. However, many
New York residential streets are often solidly
packed with parked cars; and in major business
centers — especially in central Manhattan — the
use of streets for parking and off-street loading is
threatening to choke the economic life-blood of the
City. The need for drastic action is widely recog-
nized by public agencies, property owners and the
public at large. Off-street parking space is increas-
ingly recognized as a major — in some areas as the
major — adjunct for new business establishments.
In many instances, existing buildings have been
altered by the installation of off-street loading fa-
cilities. Although the cost of installing such facili-
ties may be substantial in some cases, the resulting
savings can, over a period of years, pay off this
investment and insure the continuing active life of
the property and the surrounding area. And yet
these measures have only provided a partial solu-
tion to the traffic problem.

In recognition of this, on February 1, 1949, the
Board of Estimate established the Traffic Commis-
sion to “make rules and regulations covering the
conduct of vehicular and pedestrian traffic, deter-
mine the location and design of signs, signals and
other devices, make recommendations as to parking
meters, highway lighting devices, improvement of
existing streets and location of new streets, design
of parking and off-street loading facilities and other
matters relating to traffic control.” In its first report,
published May 23, 1949, the Trafhc Commission set
forth its preliminary general policy on various as-
pects of the traffic problem, and described many
steps currently being taken by the City in alleviating
traffic congestion.

In the first report the Trafic Commission indi-
cated the relationship between zoning and the over-

AUTOMOTIVE CONGESTION

"We have learned by experience that no one gains and the general
welfare suffers when we permit a builder to erect a structure that
draws vehicular traffic and fails to adequately provide for its
accommodation off street.”

New York City Traffic Commission Report, May 23, 1949.

all traffic problem, and set forth a desire to work
in close cooperation with the City Planning Com-
mission in developing amendments to the present
Zoning Resolution regarding parking and off-street
loading. The Traffic Commissioner has demon-
strated his willingness to cooperate in this matter by
participating in a discussion of the accompanying
proposals and submitting them to his staff for
review.

There are several important ways in which zoning
can contribute to alleviating the problems arising
from automobile traffic.

Experience has shown that overdevelopment of
any area will inevitably create congestion of all
kinds, including automobile traffic. By regulating
the use of land and the maximum building bulk,
zoning can prevent both the creation of new centers
of congestion, and further congestion in such ex-
isting areas.

The tremendous expansion of automobile trafhe
has created a need for new types of vehicular stor-
age and loading facilities. In the words of the Traf-
fic Commission, “We have learned by experience
that no one gains and the general welfare suffers
when we permit a builder to erect a structure that
draws vehicular traffic and fails to adequately pro-
vide for its accommodation off street.” The appro-
priate means of requiring such facilities under the
police power is by zoning.

Great as is the need for off-street parking and
loading facilities, it must be recognized that such
automotive services can constitute a menace if un-
regulated, particularly in Residence and Restricted
Commercial Districts. An abundance of curb cuts




providing access to these facilities can create a dan-
ger 1o pedestrians and slow the movement of trafhe:
in addition there is the potential fire danger and the
blighting effect that these uses have had in the past.
For these reasons, these uses have heen subjected to
extensive special regulations 1o the present Zoning
Resolution. Such regulations over the location and
the design of these off -street facilities ix necessarily
a funclion of zoning,

AUTOMOBILE OWNERSHIP

The proposed regulations for permitied and espe-
cially for required ofl-streel parking have drawn
heavily on the experience of other cties as ex-
pressed in their zoning ordinances. In addition to
the recent publications by the Eno Foundation and
the Highway Research Board the zoning of fifteen
out of the 20 largest cities in the counlry was ana-
Tyzed.

An investigation of different patterns of car own-
ership in different cities is indizpensable as back-
ground for the analysis of off-street parking
provisions and their adaptation for use in New York
(iity, or rather for the dilferent parts of New York
City. Representative ratios of population to vehicle
registration in typical cities of over 100,000 persons
in YO were:

2.77 persons per vehicle in Los Angeles

3.05 persons per vehicle in Dayton, Ohio and

Flint, Michigan

0.6 persons per vehicele in Philadelphia

7.15 persons per vehicle in Boston

8.5 persons per vehicle in New York .
In New York City for 19147, the range by boroughs
was as follows:

8.5 persons per vehicle in New York City

11.0 persons per vehicle in Manhatian

10.9 persons per vehicle in Bronx

10.9 persons per vehicle in Brooklyn

1.6 persons per vehicle in Queens

4.7 persons per vehicle in Richmond
Moreover, [igures supplied by the Port of New York
Authority, adjusted 10 represent the actual car own-
ership by boroughs, provide estimates of the per
cent of families owning cars in Manhattan as 15%,
Brooklyn 329, Bronx 32%, Queens 48% and Rich-
mond 6097 . As these figures indicate, in Queens and
Richmond car ownership is comparable 1o the situa-
lion in the smaller mid-western cities, though not
quile Lo the situation in Los Angeles. On the other

PROPOSED ZONING DEVICES

hand, in Manhattan, the Bronx and Brooklyn, car
ownership is, of course, widespread, but primarily
because of the congestion much less so than in the
rest of the United States. Zoning regulations for ofl-
street parking in New York City, therefore, must
deal with conditions which go from one end of the
scale almost to the other,

PROVISIONS IN OTHER ORDINANCES

Keeping the New York situation in mind, the re-
sults of the Eno Foundation Survey of other ordi-
nances mdicates three significant conclusions. Of
280 cities answering a questionnaire in 1917, 70
cities had either parking or loading requirements in
their zoning ordinances, and the Eno Foundation
has recently indicaied that in the last three years
ihis number has reached 200 cities. Parking re-
quirements in residential arcas are usually related
to the number of dwelling units, and in commercial
and manufacturing areas to the amount of floor
space. Of the 70 eities with parking requirements
in 1947, nearly all had requirements alecting mul-
tiple dwellings. The next most {requent require-
ments {which were much less common) affected
theatres, hotels, one-family residences and various
places of public assembly. Requirements for office
and manufacluring use were the least frequent. The
mast comnprehensive requirements {or ofl-street
parking were found in the recently enacted los
Angeles and Detroit ordinances,

PARKING REGULATIONS IN
NEW YORK: EXISTING
AND PROPOSED

The parking provisions of the New York City
Zoning Resolution — although these are among the
most frequently amended seciions of that law —
still represent a totally different attitude to parking
facilities to that found elsewhere. There were no
requirements for ofl-street parking facilities in the
Resolution until the requirements for residential
developments only were added in 1950, While it is
possible to build off-street parking facilities any-
where in New York City, in most of the important
areas a potential developer is subject to all the de-
lays and uncertainiies of going through adminis-
irative proceedings.

In the proposed new regulations a different ap-
proach has been adopted. There iz some ofl-street
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parking required for almost all uses in all districts
although in high bulk districts requirements
afect only very large buildings. Accessory off-street
parking facilities are widely permitted, and com-
mercial garages and parking lots are permitted as
of right in all Commercial Districts except Re-
stricted Commercial, as well as in all Manufacturing
Districts—and permitted, subject to administrative
approval in Residence Retail and Restricted Com-
mercial Districts. Two types of limitations are pro-
posed for the protection of adjacent property from
the possible unfavorable effect of such parking
facilities. First, the design of such facilities is con-
trolled by a series of detailed regulations affecting
the width and location of access drives, servicing,
lighting and screening and so on. Second, in order
to prevent the saturation of a small area in the City
with off-street parking spaces the proposed regula-
tions limit the number of off-street parking spaces
which can be provided within a single block to 500
spaces in Residence Retail Districts and 1,000
spaces in Commercial and Manufacturing Districts.
However, this limitation may be waived if the De-
partment of Traffic certifies that, in its judgment,
additional spaces will not create serious traffic con-
gestion.

Design Standards

Since the proposed design standards apply to all
parking spaces, residential and non-residential, per-
mitted or required, it is appropriate to review these
first.

First, all parking areas shall be free of all ob-
structions.

Second, in order to minimize traffic hazards, the
entrance and exits to all off-street spaces for 10 cars
or more may not be located within 50 feet of any
street intersection in any district, and parking areas
with over 150 cars in the higher bulk districts must
be located on a street 60 feet or less and over
75 feet from any intersection. This provision
will effectively prohibit the location of an entrance
drive to any parking facility opening onto an
avenue, i.e. in the case of avenues intersected by
the typical 200-foot blocks, in one of the higher
bulk districts, and in these cases will keep such
access drives on the side streets where the hazards
to both pedesirian and vehicular traffic will be at
a minimum. However, an individual home or two-
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family house may have a driveway less than 50
feet from an intersection.

Third, the minimum width of access is regulated
by a sliding scale.

Fourth, all open off-street parking areas shall be
surfaced with a dustless material. The Board of
Standards and Appeals may exempt one-family de-
tached residences from this provision on application.

Fifth, the requirement for a planting strip, four
feet wide, or a solid wall, on the periphery of open
parking facilities within residential areas will give
some measure of protection to adjacent homes.

Sixth, open parking lots shall be lighted in such
a way as not to cause a nuisance to adjacent resi-
dences.

Seventh, within Residence Districts, no structure
of more than one story shall be erected and used for
parking except with the approval of the Board of
Standards and Appeals.

Eighth, to alleviate possible hardship and create
an opportunity for groups of owners to provide
pooled parking requirements, the provision is made
that such pooled facilities may be provided. How-
ever, the total number of spaces in such joint facili-
ties may nol be less than the total combined require-
ment and the adequacy of such facilities is subject

to the approval of the Department of Housing and
Buildings.

OFF-STREET PARKING GARAGE IN A NEW HIGH BULK
RESIDENTIAL BUILDING IN MANHATTAN.
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RESIDENTIAL PARKING REGULATIONS

The permissive regulations permit three acces-
sory parking spaces for a one-family residence and
more on unusually large lots. For multiple dwell-
ings, the regulations permit up to 2 spaces per
dwelling unit, depending on the size of the buildings
and the density of the districts.

The requirements are divided into regulations
covering separate parking spaces for dwelling units
and regulations covering pooled facilities. In each
case, the requirements may be satisfied either by
open or enclosed facilities; and no parking require- -
ments a[)pl}" to conversion of dwellings. F"m' one- ;?lstllgggli?ggv?{qonv;‘m?NG GARAGE IN A LARGE-S(
and two-family dwellings, 1 space per dwelling unit

Fresh Meadows, Queens, a development of the New York
is the standard and the only practical requirement, Insurance Company. Voorhees, Walker, Foley and Smith, Archi
and is logical in view of the fact that in such areas

often 90 or 1009 of the families have their own
cars. When pooled off-street parking facilities are
provided accessory to either one-family or two-
family houses (with deed restrictions tying such
facilities to such house) or to multiple dwellings,
the requirements are stated as a given per cent of
the dwelling units in the development, with the num-
ber varying according to the density of the district.
In districts with a high density (Residence B-4
through Residence B-7), parking requirements are
waived for lots under 10,000 square feet and for
buildings with less than a specified number of
dwelling units, since in developments on small lots
in such areas it might be difficult to find room for
parking facilities. Quantitative requirements are
roughly comparable to those in the present Resolu-
tion. However, since there are very low bulk Gen-
eral Residence Districts and the mapping better
differentiates appropriate bulks in outlying and
inlying areas, the requirements start at 70%
rather than the 50% which is tied to the present
inconsistent mapping of the area zoning. In the
intermediate districts, there is more gradation of
density, and so of parking requirements, than
under the existing Resolution. The provisions for
public housing, for off-site parking and repairs
and sale of gasoline, and for rental to non-occu-
pants are the same as under the existing Resolution.

Since location of garages in rear yards and in
large-scale projects is controlled under the proposed
Resolution by the adoption of usable open space
devices, the only additional regulations on location

of garages which are necessary are regulations that
a garage may project not more than 5 feet into a
required front yard, and may not project into a
side yard. =
Basement garages are permitted in rear yards if,
in cases where it is intended to use the rear yard for
meeting the requirements of usable open space,
these garages do not extend more than 6 feet (or
12 feet in high bulk districts) above grade and the
roofs of the garages are accessible from the resi-
dential structure, and, in cases where they do not
extend the full width of the usable open space, are
connected to the ground by accessible steps.

Relation to Multiple Dwelling Law

The Multiple Dwelling Law has permissive regu-
lations regarding parking. These permit in multi-
family structures a maximum of one space per
dwelling. This regulation parallels the proposed
zoning regulation for a maximum of one space per
dwelling in the high-density areas. In the low-den-
sity areas where more than one space per dwelling
is permitted, it is expected and entirely feasible
that such additional space would be outside the
dwelling unit. Therefore, there is no conflict with
the multiple dwelling law.

Parking Provisions for Non-Residential
Uses Permitted in Residential Areas
Since traffic is one of the major nuisances' created
l. In this Report the word nuisances is frequently
used to refer to objectionable influences — such as small

noises. vibration, odor. ete. — in relation to zoning and
is not necessarily used in the legal sense.
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this process has been most difficult, because of the
cost in providing facilities necessary to the continu-
ing commercial functioning of these areas. In out-
lying shopping centers this problem has not been so
difficult, but the lack of alacrity in facing the auto-
motive problem has, in many cases, provided oppor-
tunities for the commercial development of remote
completely undeveloped property easily accessible
by automobile. In these new centers the amount of
space given to parking is at least equal to and often
as much as two or three times the sales floor space.

The amount of off-street parking space required
in connection with new non-residential structures
varies both with the size of the structure or floor

EET PARKING ON THE ROOF OF A
STORE IN QUEENS.

acy and Company, Jamaica.

by non-residential service uses such as hospitals,
health centers, etc., permitted to locate in residen-
tial areas, a careful study was made of the need for
and feasibility of providing parking in connection
with these services.

In the case of hospitals, which are inevitably
large traffic generators, fairly stringent parking
requirements are proposed. These requirements
were based on a study of other ordinances and
consultation with hospital authorities within the
City. Varying according to the density of the area
in which they are to be located, in all cases they
are required to be sufficient to accommodate staff
cars and an appropriate number of employees’
cars. In addition in the low density areas they will
accommodate a substantial number of visitors’ cars.

No parking requirement is proposed for schools
since the Board of Education takes a very strong
stand as to the need for keeping moving vehicles
away from school property, and a parking require-
ment for schools would be directly contradictory to
the provision that parking spaces within 500 feet of
schools are not permitted. In this particular case,
the need for providing off-street parking conflicts
with the problem of safety for young children and
obviously the parking need must give way.

NON-RESIDENTIAL PARKING

The past two decades have witnessed an increas-
ing awareness of the need to provide for the off-
street storage of motor vehicles in eonnection with
retail, commercial and manufacturing establish-
ments. Within the older central parts of most cities

AMPLE OFF-STREET PARKING ACCESSORY
TO A NEW SHOPPING CENTER.

Fresh Meadows, Queens.

area and location by district. In outlying parts of
the City most structures with commercial and manu-
facturing uses must provide parking space approxi-
mately equal to the floor area of the structure, which
requirements are reduced for districts with higher
permissive bulk until in the highest bulk districts
only the very largest buildings need provide park-
ing, and the amount required is roughly equal to one
full floor of such building.

Requirements

The parking requirements for New York for re-
tail and commercial uses in the oullying areas gen-
erally approximate those required by cities which
have recently revised their zoning ordinances and
instituted parking requirements. In Detroil, for
example, retail stores must have space for two cars
plus one space for every 333 square feet above
2,000 square feet, but less than 20,000 square feet
in area. For stores of over 20,000 square feet there
must be a minimum of 56 spaces plus 1 for every
250 square feet above 20,000 square feet. In the
case of business and commercial buildings and
offices, Detroit has a requirement of 1 space for
every 400 square feet, while Los Angeles has a re-
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quirement of 1 for every 1,000 square feet above
7,500 square feet of floor area. These are substan-
tially similar to the New York proposals for the
medium bulk areas.

Within Residence Retail Districts in the lowest
bulk Residence Districts, and in the lowest bulk
General Commercial and Heavy Commercial Dis-
tricts, parking is required for all retail establish-
ments with a total floor area of 3,000 square feet or
more. One car space is required for every 300
square feet of ground floor area, and, in the case of
Commercial Districts, for every 1,000 square feel
of space in such use not on the ground floor. The
lowest parking requirement and the highest starting
point apply in the highest bulk restricted Commer-
cial and Light Manufacturing Districts. In these dis-
tricts commercial and manufacturing uses with a
floor area of 150,000 square feet or more must pro-
vide one space for each 2,000 square feet above
150,000 square feet but less than 300,000 square
feet. In all cases, as mentioned above, this parking
need not be furnished on the site, but may be located
within 600 feet in the low bulk distriets and 1,000
feet in the higher bulk districts. The regulations for
the highest bulk districts are framed in an attempl
to avoid penalizing the larger structures. No off-
street parking space need be furnished for the floor
area in their structure which is below the starting
point. Therefore, this space is exempted from re-
quirements in all buildings having more or less
floor space than the minimum for which parking
is required. A structure in the highest commercial
or manufacturing bulk district in the City located
on a lot of 100x150 feet, and built up to the maxi-
mum bulk, would have a total floor area of 225,000
square feet. Since there are 75,000 square feet in
excess of the exempted 150,000, and the require-
ment for an oflice building is one space per 2,000
square feet above 150,000, the building would have
to be provided with a minimum of 37 off-street
parking spaces.

[t is in the outlying areas of the City that park-
ing provisions in the proposed Zoning Resolution
can most materially aid in reduction of traffic con-
gestion. In these areas, in most cases, land is avail-
able at a reasonable cost, and such regulations are
consistent with the trend toward the voluntary pro-
vision of parking facilities in connection with most

TRUCK CONGESTION.

The use of public streets for storage of vehicles during
operations interferes with the free flow of moving traffic.

retail and commercial activities. Discussion of the
parking problem with retail merchants indicate that
they are already, and have been for some time, very
keenly aware of the importance of the provision of
off-street parking facilities to their business. Auto-
mobile ownership is increasing and the tendency to
shop by automobile is continually growing. If the
retail localions are to continue to thrive they must
adapt themselves to the needs of the automobile.
The measures proposed herewith represent only a
reasonable minimum which can be legally required.
They do not represent the minimum which is needed
in most areas of the City to serve the present needs
of the various retail, commercial and manufactur-
ing uses. In setting forth these minimums, it is hoped
that developers of the various types of properties
concerned will take cognizance of their off-street
parking problem and provide a greater amount
more consistent with their actual needs.

On the other hand, it is recognized that in the most
congested areas, the problem cannot be solved by
the private property owners alone. Particularly in
the older built-up areas there is a need for munici-
pal parking facilities and municipal regulation of
the curb space. However, a comprehensive attack
on the traffic problem involves not only municipal
regulations of traffic and curb parking and the pro-
vision of off-street parking facilities, but the pre-
vention of further aggravation of this problem in
the future by the provision of vehicular storage
facilities off the street within the confines of the
property which is generating the traffic congestion.
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OFF-STREET LOADING REGULATIONS

Since 1940, the existing New York City Reso-
lution has required provision of off-street load-
ing facilities for new manufacturing, department
stores, hospitals and hotel buildings, with one berth
required for each 25,000 square feet. The study for
proposed new regulations includes the review of the
types of uses to be covered, the fairness of the
formula used, the adequacy of the requirements,
and the practicability of the limited extension of
requirements to existing buildings. Investigation of
the zoning ordinances of other cities has indicated
that off-street loading requirements are frequent,
with requirements applying to the establishments
ranging from 2,000 square feet up. A series of con-
ferences was held with architects, engineers, build-
ing management firms and other authorities on this
question. In particular, the requirements for retail
buildings were reviewed with representatives of the
Retail Dry Goods Association, and the requirements
of hospitals with the Hospital Council. In addition,

a field study was made of some 64 buildings which
have off-street loading facilities and a check was
made in several sample areas of Manhattan.

Several significant conclusions emerged from this
research. First, a great many buildings have ade-
quate off-street loading facilities and where such
facilities are in existence, there has been a remark-
able alleviation of traffic congestion. While opinions
differ among architects as to the need of the loading
facilities for different types of buildings, certain
minimums can be agreed upon. The proposed regu-
lations should therefore be considered only as a
minimum, and in no sense should be regarded as
optimum requirements by building developers, or
architects. Second, the need for loading facilities
varies between low bulk and high bulk districts in
the City. Third, it appeared that the requirements
should be extended to include office buildings, al-
though the quantitative requirements for such facili-
ties in hotels and offices is markedly less than for
retail and manufacturing operations. Fourth, a flat
requirement for each square foot of floor space is
unduly severe for the larger buildings. The number
of berths required to service larger buildings de-
creases with increments in floor space as a result
of the law of probability. For example, two berths
might adequately serve a structure with 50,000
square feet and only three would be needed if the
building contained 100,000 square feet. The pro-
posed new regulations therefore include variations
of requirements according to use, districts and size
of buildings. A loading berth is defined as a space
at least 33x12 feet, except that where there is more
than one berth, the width of each may be 10 feet.
For enclosed berths, the minimum height is at least
12 feet, except that for undertakers and funeral
parlors, the figure is 8 feet. In order to avoid tying
up trafhe near crowded street corners, no permitted
or required loading berth may be erected within 25
feet from the point of intersection of any two streets.
Finally, to compensate for the provision of such
facilities, off-street loading space is exempt from
floor area to be counted in computing the floor
area ratio.

While 10 years of experience has proved the
value of off-street loading requirements for new

TRUCK CONGESTION.

Street in garment area completely blocked by trucks parking and
leading at curb.



construction, no one expects the City’s commercial
areas to be {:nmplt‘!t‘ly rebuilt within the foreseeable
future. If provision of off-street loading facilities
must wail upon such reconstruction, the problems in
most areas will remain with us. A study was there-
fore made involving the practicability of requiring
oll-street loading facilities in existing buildings.

As a result of a review of the examples of such
inslallations in the records of the Department of
Housing and Buildings, a very thorough study was
made of 16 buildings in which off-street loading
facilities were installed in recent years, with a
sketch of each and an analysis of the cost, where
possible. This study indicated that it is practical to
require the installation of off-street loading facili-
ties for existing buildings, subject to some limita-
tions. First, only the largest buildings shall be
required to install facilities, and the ratio of re-
quired berths to floor space may be less than for
new structures. Second, for hotels, offices, and
commercial establishments, in high bulk districts,
the requirements should only apply to establish-
ments on a lot with 75 feet of frontage on a street
60 feet or less in width, and an analogous pro-
vision is proposed for existing wholesale manu-
facturing and storage uses. These regulations would
come into effect within five years.

The basic regulations for new construction may
be reviewed briefly. Hotels and office buildings of
10,000 square feet or more for new construction
and 20,000 square feet or more for existing build-
ings in low bulk districts shall install one loading
berth in all structures up to 100,000 square feet or
more. For each additional 100,000 square feel one
additional berth is required. In the higher bulk dis-
tricts new hotels and office buildings of 75,000
square feet would be required to furnish one berth
for up to 300,000 square feet and one for each
additional 300,000. Existing structures of these
types would only have to install berths for floor
area above 100,000 square feet.

Any retail and commercial establishment in one
of the low bulk districts with 8,000 square feet of
floor area in a building after the passage of this
Resolution, or in an existing structure with 15,000
square feet, must provide one berth. Additional
berths are required as the size of the building in-
creases. Such an establishment in a higher bulk dis-
trict with 25,000 square feet or more in the case of

OFF-STREET LOADING BERTHS SPEEC
ERATIONS AND REDUCE SHIPPING C:

TRUCK CONGESTION.

Sidewalk storage and curb loading reduces efficiency of New York's
wholesale produce market.
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a new structure, and 40,000 square feet of floor
area in an existing structure would be required to
install off-street loading facilities. A new structure
with 1,000,000 square feet would be required to
install 7 loading berths, while an existing retail and
commercial structure of this size would only have
to install 4 loading berths. Wholesale, manufactur-
ing, storage and miscellaneous establishments, as
defined in the use lists in a low bulk district
would have the same requirements as for retail and
commercial establishments. In high bulk districts,
a new structure of this type would have to provide
one berth if its total floor area is 15,000 square
feet or more, and an existing structure would come
under these provisions if it had 30,000 square feet
of floor area. A new loft building with 100,000
square feet would have to provide 3 off-street load-
ing berths, while an existing similar structure in
such districts need only provide 2 berths.

Any school of 15,000 square feet or more is re-
quired to install one loading berth. Hospitals with
10,000 square feet or more must install one loading
berth to a size of 300,000 square feet; for each
additional 300,000 square feet one additional berth
must be added. Undertakers and funeral parlors of
5,000 square feet or more in all districts must pro-
vide one off-street berth; one additional for each
additional 5,000 square feet of floor area. The
regulations for schools, hospitals and undertakers
are not retroactive; they apply only to new
structures.

SUPPLEMENTARY REGULATIONS

While most zoning regulations are best written so
as to apply district-by-district, certain conditions
call for different treatment. Some regulations apply
equally to several districts: others govern the con-
ditions at the common boundary of two districts:
still others apply to certain types of locations, re-
gardless of the districts in which they lie. These
types of regulations are discussed in the present
section.

NON-CONFORMING USES
The Problem: Precedent From Other Cities

The original New York Zoning Resolution con-
tains very slight restrictions on non-conforming

EXAMPLE OF INCOMPATIBLE USES.

Junk yard next to residences.

uses, partly because of political and legal com-
promise, apparently too because of a hope that, if
non-conforming uses were left alone, somehow they
would go away. Experience has shown that in many
instances non-conforming uses do not wither on the




vine but tend to prosper, because zoning has given
them a monopoly in restricted neighborhoods. Con-
sequently, a series of stricter regulations have be-
come widely accepted in American zoning practice.
However, the New York provision as to non-con-
forming uses has not been changed much. The pres-
ent proposals are designed to bring the New York
Resolution into line with practice elsewhere. The
prevalent practice is based on the principle that,
while it is necessary to go slowly in order to avoid
undue hardships on existing uses, it is equally im-
portant at least to make a start on a long-run
program of unscrambling existing uses. Most non-
conforming uses are therefore permitted to continue,
but not to expand or further to entrench themselves;
and a few are subject to gradual elimination.

Proposals: Changes, Discontinuance or
Enlargement

In conformance with this policy, the proposed
regulations permit non-conforming uses to continue,
subject to several sets of limitations.

First, in general, non-conforming uses may be
changed only to conforming uses. However, it is
proposed to permit changes from certain objection-
able non-conforming uses to less objectionable non-
conforming uses, in order to encourage gradual im-
provement. For example, in Residence Districts
heavy commercial and amusement uses could
change to local stores and offices; and in Residence
Retail Districts manufacturing uses would be per-
mitted to change to commercial establishments, and
s0 on.

Second, if a non-conforming use ceases to exist,
it shall not be renewed. Therefore if a non-conform-
ing use is destroyed, or damaged to the extent of
509% of its value, it may not be resumed. More-
over, if a non-conforming use is discontinued for a
period of one year, it shall not be renewed. In order
to avoid constant legal complications from the use
of the words “abandonment™ and “discontinuance,”
it is stated that a subjective intent on the part of the
owner to resume operations shall be irrelevant for
the purpose of this regulation.

Third, a non-conforming use shall not be en-
larged, and repairs are limited to normal main-
tenance, not including structural alterations. How-
ever, in order not to make residential slums in

PROPOSED ZONING DEVICES

STABLE SURROUNDED BY RESIDENCES

Fcur-story stable surrounded by residences, photographed as an
example of the need for zoning in 1916, stili exists on Thompson
Street in 1950.

EXAMPLE OF INCOMPATIBLE USES.

Safety and quiet are obviously lacking for the occupants of these
Manhattan dwellings.
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ONFORMING USES.

manufacturing and storage processes constitute too great
sr to allow their continued operation in the vicinity of

es.

industrial districts any worse, structural alterations
in a non-conforming residence in Manufacturing B,
C and D Districts are permitted, provided that the
number of dwelling units is not increased. Also, a
limited enlargement is permitted for existing build-
ings in heavy commercial and manufacturing uses
where the non-conforming use is in a similar but
slightly more objectionable use group. This limited
enlargement is intended to permit more restrictive
mapping without too much dislocation of existing
use or employment.

Proposals: Elimination of Uses from
Residence Districts

In most recent American zoning ordinances, es-
pecially in the big cities, provision is made for the
elimination of non-conforming uses. While a few
such regulations have required immediate abate-

d these have b held in court'
ment — and lhese have been upheld 1n court —
most ordinances wisely provide for a period of time
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to permit any owner to amortize his investment. If
city planning means anything, there is no reason
why an owner should, after recovering his invest-
ment in property, still continue to exert objectionable
influences on a neighborhood. Many cities have re-
troaclive provisions requiring compulsory elimina-
tion of non-conformity in Residence Districts; and
in most cases such provisions require elimination of
both commercial and manufacturing uses in such
areas.

In the proposed Resolution, periods allowed for
elimination of non-conforming uses from Residence
Districts range from three years in the case of signs
or open land uses (such as storage yards) to thirty
years for manufacturing uses housed in buildings
of substantial value.

It is not proposed to require retroactive elimina-
tion of retail uses from Residence Districts.

Studies Underlying the Proposals:
CM District as an Expedient

In recognition of the serious responsibility in-
volved in tackling this problem, elaborate studies
were made of existing uses of land and buildings in
New York which would not conform to the proposed
Resolution. Series of transparent overlays were pre-
pared showing the proposed Residence Districts for
the whole central area and representative parts of
the outlying areas of the City. On these all non-
conforming heavy industrial, light manufacturing
and automotive service uses of such districts (as
shown on the land use map described in Chapter 7)
were marked in distinctive colors. The exact nature
of each use was determined by check in the Sanborn
Atlas plus field checks by the staff. The pattern
which thus appeared was further checked against
maps of industrial movement.

Several significant conclusions emerge from this
analysis. First and most important, the outer areas
of the City — largely developed since the first zon-
ing — are remarkably free from non-conforming

1. State ex rel. Dema Realty Co. v. McDonald, 168
Louisiana 172 (1929), State ex rel. Dema Realty Co. v.
Jacoby, 168 Louisiana 752 (1929). Also see the recent
case of Standard Oil Co. v. City of Tallahassee, 183
Federal (2d.) 410 (5th Circuit Court of Appeals 1950),
certiorari denied Nov. 27, 1950.



industrial and automotive uses. Thus the problem
is primarily one of the inner areas, which were
analyzed exhaustively. Second, a few areas — parts
of Williamsburg, East Harlem, Websler Avenue in
the DBronx — were so0 hopelessly peppered with
non-conforming uses as lo throw deubt on the rea-
sonableness of a proposal requiring elimination of
such uses. After further analysis by the mapping
stafl, il was decided that such arveas could not be
properly mapped either for residence (requiring
the elimination of manulacturing uses) or for
manufacturing (prohibiting further residential de-
velopmeni). The Commercial-Manufacturing Dis-
irict, permitting residences, commerce, and certain
types of manulacluring, was developed as a iem-
porary expedient for these areas where the present
blight and mixture of uses is so acute as to defy a
cure by zoning. Thivd, non-conforming industrial
uses were scaitered about in the other inlying resi-
deniial areas frequently enough to create nui-
sances, butl nol so heavily as to cast doubt on the
reasonableness of their terminabon.

BUILDINGS NON-CONFORMING
AS TO BULK

Although existing buildings of excessive size may
overshadow =0 as lo blight the smaller ones in a
low-density area, there are no tenable grounds for
requiring their elimination on grounds of non-con-
forming bulk alone. Under the propused Resolution,
such buildings would be permitied to continue in
use, subject 1o normal vepairs and structural allera-
tions, However, no alterations would be permitied
to increase Lhe floer area ralio beyond that specified
for the district, or 1o encroach upon exisiing yards
or upon space for light to legally required windows
in violaiion of the new requirements.

SIGNS

Since the need {or and the appropidaleness of
signs varies more or less directly with zoning dis-
tricts, the most imporlant regulations of signs in the
(iiy of New York have been included in the present
zoning ordinance, although elzewhere such provi-
sions are often in a separale law. Under these regu-
lations, passed in 1910, billboards over 500 square
feet (mainly business signs} are excluded from all

PROPOSED ZONING DEYICES

use districls except Unrestricted and Manufactur-
ing; and various other restrictions are sel forth.
These regulations arve reasonably satisfaclory, and
the present proposal is primarily concerned with
adapting them to a new scheme of districts, particu-
larly 1o Residence Retail.

The propoesals for permitted accessory signs in
Residence Districts closely follow the existing Reso-
lution, and analegous provisions in many zoning
ordinances are substantially the same. In Residence
Retail Districts, accessory business signs up to a
limited size are permiited, and illuminated non-
flashing accessovy business signs as well, subject 1o
restrictions on their height and degree of projection
over the streel. In Commercial A Districts, the regu-
lahions are similar but, in view of the special char-
acter of the area around Fifth Avenue in central
Manhatlan, the exclusion of all lighted signs is
adlded. In the remaining Commercial Districts {ex-
cepl in Commercial B-6 and Commercial C) and in
Manofacturing A Districts, the proposed regula-
tions are modelled closely on vestrictions for Busi-
ness Districts in the present ordinance, permitling
fairly large business signs. In the Commercial B-6
District, designed for Times Square, regulations
permit boilr accessory business sigms and advertis-
ing signs without vestriction, and this is the distine-
tive mark of that districi. The same regulaiions are
in eflect in the Commercial C Distviet, designed for
Coney lstand and similar areas, and in Manufactur-
ing B, €0 and D Districis.

Retroactive regulations limit the life of certain
non-conforming signs in Residence and Residence
Retail Districts,

SPECIAL REGULATIONS ALONG
DISTRICT BOUNDARIES

Where a more restrictive disiricl abuls a consid-
erably less restrictive disteict, there must be some
means of proteciing the [ormer {rom nuisances asso-
crated with the latter — but without undue hardship
lo usex in the less restrictive district,

Where a noun-residential disteict meets a Resi-
denee Diztriet, special bulk limitations are pro-
posed, with the requirements of the more restrictive
district carrying across ihe border of the less
resirictive,
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order to insure that the occupants of neighboring
buildings should have some access to light and air,
surely the constitution will permit similar limita-
tions designed to prevent the multiplication of
crashes in the vicinity of airports. While public
safety is of course a paramount consideration,
nevertheless it is particularly desirable to impose
only such restrictions as are absolutely necessary.
The proposed regulations have been worked out
with representatives of the Port of New York Au-
thority and the Civil Aeronautics Administration.

ORY OPPOSITE RESIDENCES

itions are proposed which would protect residences located
sidence Districts along the boundaries of non-residential
s by special controls of non-residential uses and bulk near
istrict boundaries,

Proposed Regulations: Major Airports. Under
the existing Resolution, both the set-back and the

Where a Residence District not normally requir-
ing side yards abuls a Residence District with a
side yard requirement, it is proposed to apply this
requirement to the first-named district.

Where a Manufacturing C or D District abuts a
Residence District, it is proposed to restrict the uses
permitted within the first hundred feet of depth of
the Manufacturing District to those permitted in
Manufacturing B Districts.

Other regulations govern the location of access to
parking and loading spaces, of entrances to business
establishments and of signs and show windows —
all in order to minimize the impact of these on ad-
joining residential areas.

LIMITATIONS OF BUILDING HEIGHT
IN SPECIAL LOCATIONS

Regulation of Height Near Airports

Regulations limiting the construction of high
buildings in the immediate vicinity of airports, for
the mutual protection of both air transportation and
the occupants of such buildings, have only recently
been recognized as a proper function of zoning: but
New York City has been a leader in this field. While
the constitutionality of such provision has often
been questioned, particularly because some care-
lessly drawn regulations have resulted in adverse
court decisions, such regulations, if properly
worked out, may be said to rest on the protection
of public safety, always the strongest basis for
police power regulations. If the constitution permits
restriction of the height and size of buildings in
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tower “privileges” are cut off for two miles around
major airports. Because of the change in the pro-
posed bulk control devices, eliminating both “privi-
leges,” as such, it has been necessary to work out
a new system of airport zoning regulations. The
new proposals not only come closer to meeting
safety standards, but actually remove unnecessary
restrictions in a considerable number of areas.

The new regulations are based on the Civil Aero-
nautics Administration standards. Under those
standards, a series of fan-shaped areas are drawn
from the end of a runway of a major airport, within
which the height of structures would be limited.
Somewhat less severe restrictions apply in the “turn-
ing” areas between the fans. These standards have
been slightly modified in the interests of uniformity
and certainty. A runway may be lengthened at any
time, and so under the proposed regulations, as in
the existing Resolution, the two-mile area is meas-
ured from the edge of the airport rather than the
end of the runway. Moreover, the protection given
is extended equally all around the edge of the air-
port, since direct application of the Civil Aeronau-
tics Administration standards would impose great
numbers of gradations which would be difficult to
uphold legally. Moreover, with the development of
the new type of landing gear which permits planes
to land without regard to the wind direction, it is
likely that a large-scale reorientation of runways
will be carried through sometime in the not-too-
distant future: yet it is of course too early to pre-
dict where such runways will be. In order to make
wise provision for the future, it is prudent to impose
height controls all around the airport.

In detail, the proposed regulations use two height
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control devices, Under the fivst, buildings are per-
mitted 30 feet high above curb level within a half-
mile of the boundaries of major airports, 50 feet
high in the area between one-half and three-quarters
of a mile {rom such boundary, and 70 feel high in
the avea belween three-quarters and 2 miles, In
effect, the last provizion guarantees the right to
build a O-story apartment building anywhere ex-
cept within three-quarters of a mile from the air-
porl, but presents the construction of 12-0rl3-story
huildings, by averaging the light angle or other-
wise, within the lwo-mile radius. This protection i=
particularly important in the critical area near the
two-mile limit in the instrument approach area to
LaGuardia Field, where a hill in Woodside rises
considerably above the airpoert level.

However, because of the variations in terrain m
several indusirial areas around alrports, especially
around Flushing, the application of the above regu-
lations was found to be unduly restrictive. It was
therefore decided 1o add a second height regulation.
Under this provision, & building may take advan-
lage of the relatively low terrain and rise up to an
inclined plane based on an angle of 30 to 1, pro-
jected from the nearest edge of the airport for a
distance of a mile and a half. Between a mile and
a half and two miles, the limit would be at a

HEAREST fDOGE
of ARPSAT
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horizontal plane one hundred and fifty feet higher
than the elevation of the airpert at ils nearesl
boundary.

As a result of a new Technical Standards Order
wsued by the Civil Aeronautics Administration in
April, 1950, further refinement of the airporl zon-
ing regulalions became necessary, and again this
was worked out in conjunction with representatives
of the Port of New York Authority and the Civil
Aeronautics  Adminislration. Because of the in-
crease in speed of the larger new airplanes, the
Civil Aeronautics Administration has decided that
il is necessary to have additional protection beyond
the two-mile mark, especially for instrument run-
ways. [t was fell that it would not be reasonable to
provide protection by zoning bevond the three-mile
mark. Accordingly, it is proposed that between two
and three miles from the edge of major airporix, the
highest projection of any structure shall wot rise
above a =loping plane of 40 to 1 projected al the
2-mile mark from a horizental plane one hundred
and fifty feet above the elevation of the airport. A
detailed analysis of the terrain between 1wo and
three miles indicates thiz regulation would not im-
pose any hardship at any point around LaGuardia
or [dlewild Airports, and it was therefore proposed
that =uch regulation should extend all around, for

7o FERET

 PERMITTEDR AEIGHT ©F BUILDINGS

>
Y-8 Spy
et BT
RVt
—'_-.-
1
"
<
&
s ;o WrPOTHETICAL
& CURB LEVEIL
w
- au AlmPERT
PEAHEL LEVEL WATH ARPORTY T e —
3 3
o H
i i
~ n

NoTE

NoBUILDING SHALL RISE ABSVE IITHER Ch) THE & FooT, 5o Foat AMD
To FOOT HELOHT LUmITS FrRR THE AREAS APECIFIED ABoviE K OR (h) THE.
FLISHT AMSLE SET FRRTH ABovE, WHICHEIVER S HISHE®R,.

Scalr? VERTICA) Mg = (0O FT.
HORIZONTA L Mty = /4 M1LL.

HE!&HT OF BUILDINGS ARCUND MAJOR AIRPORTS

A six-story building may be built anywhere except within ¥ of a mile from the airport, and (2. to l4-story buildings
are generally restricted within a 2 mile radius. However, any building within the 2 mile radius may take advantage of
relatively low terrain so long as it does not penetrate the C. A. A. glide angle of 1:50 or rise over 150 feet above

the elevation of the airport at its nearest boundary.
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the same reason set forth above within the two-mile
border.

Private Airports. In 1949, a provision was added
to the New York Zoning Resolution providing some
protection for the approaches to smaller private
airports. As the City Planning Commission in-
dicated at that time, this represented an important
step to insure the City’s place in the progress of air
transportation. Such airports are not used for in-
strument flying, and so there is much less need to
provide protection all around their perimeter. The
existing regulations therefore are limited to the fans
extending out from the ends of the runway; and
within these areas the Planning Commission may
prescribe the conformity with the Civil Aeronautics
Administration standards. However, such regula-
tions shall not apply beyond more than one-half
mile from the runway and shall not in any event
prohibit the construction of a building 30 feet high.

In the proposed Resolution, the above provisions
are incorporated with as little change as possible.

Regulation of Height Around Small Parks

Specific protection for small parks has been the
subject of repeated controversy in New York City,
centering primarily around Washington Square.
Obviously, in a high density city like New York,
small neighborhood parks provide rare and much
desired opportunities for air, relaxation, recreation
and sunshine, especially for adolescents and for
mothers with small children and for the aged. So
basic an element in the City’s amenity and health
deserves a high priority as regards the protective
regulations. Since the City has developed many
small parks in recent years, the need to protect this
investment is particularly significant. The fate of
Gramercy Park (which, of course, is a private
park) is indicative of what can happen.

It is proposed that the light angle all around a
park should be measured from the center line of the
bounding street, to prevent an increase in bulk at

the intersection of wider streets, and that the light
angle shall not be averaged for a depth of 100
feet along the frontage bordering such a park.

PROHIBITED LOCATION OF
SPECIFIED USES

Automotive Uses near Schools and Parks

The exisling restrictions on the location of ga-
rages and filling stations near schools, parks and
hospitals have been repeatedly amended and the
present wording is confused. In section 1410 of the
proposed Resolution these provisions are continued,
in clearer form and with a few modifications.

First, the application of the regulations to hos-
pitals is questionable; and, since under the new
Resolution hospitals will be required to provide
accessory off-street parking space, it is logical to
omit this provision. Second, under the proposed
Resolution, extensive requirements for off-street
parking raise a new problem of additional protec-
tion for school children. It is recommended that the
same restrictions be continued against commercial
garages and filling stations within 200 feet of, or in
the same block with and within 900 feet of a school,
public park or playground. It is also recommended
that the same restriction be applied against acces-
sory parking and loading facilities, except where it
is impossible to design exits and entrances outside
of the restricted area.

Adyvertising Signs Near Parks and
Arterial Routes

The restriction against billboards along parkways
was inserted in 1940 to protect the City’s invest-
ment in such facilities. It is repeated in the present
proposal, prohibiting billboards within 200 feet of
an arterial highway or public park 15 acre or more
in area if such billboard is within view of such
highway or park.

In addition, beyond 200 feet the size of such
billboards (in square feet) may not exceed their
distance from the highway or park (in linear

feet).'

1. A device modified from the famous Vermont statute
which was upheld in Kelbro v. Myrick. 113 Vermont 64.
(1943).

AUTOMOTIVE USES NEAR SCHOOLS AND PARKS.

In conformance with Section 21-A of the present Zoning Reso-
lution it is proposed that garages and filling stations be prohibited
within specified distances of schools, parks and hospitals.
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REGULATION OF LARGE-SCALE DEVELOPMENTS

BIG PROJECTS: A TREND AND
A PROBLEM

The trend toward large-scale development is one
of the most significant changes since the adoption
of the 1916 New York City Resolution. For exam-
ple, over 40% of the dwelling units started in New
York City in the 1947-18 period' were in large-
scale projects of three blocks or more, and half of
these were private. Most projects in New York
are residential, like Stuyvesant Town and the New
York City Housing Authority Projects. However,
non-residential large-scale projects have been built
in other cities. When large-scale redevelopment
of blighted areas gets under way, it may be
expected that large-scale operations will acquire
increased significance in both groups. In large proj-
ects there is an opportunity for freer and better
design, and open space, light and air, and some-
times usable facilities are provided which are an
asset lo the entire neighborhood.

While such a trend is obviously one to be en-
couraged, existing zoning regulations are frequently
irrelevant to large-scale projects, and where control
is exerted, it is often pointless and operates as a
hindrance. For example, height regulations—based
on the assumption of traditional blocks intersected
with gridiron streets every few hundred feet —
exert practically no control at all when buildings are
placed in large open areas apart from streets. As
a result, under the existing Zoning Resolution the
zoning envelope for large-scale projects would per-
mit huge buildings, extending from street to street,
with endlessly rising set-backs and a giant tower in
the center of the super-block — a wholly fantastic
conception.” Similarly, yard regulations are based
on development of one lot at a time, and each build-
ing is required to be on a separate lot. In large-scale
developments there are no interior lot lines, and
no reason to have any: as a result the developer of
such a project is often forced to draw in fictitious
lot lines. This is time consuming and costly. It also

1. Moreover. the period taken did not happen to
include Stuyvesant Town, except for a very few dwell-
ing units.

2. Of course for residential buildings the Multiple
Dwelling Law would actually prevent the construction of
any such monstrosity.

LARGE-SCALE PROJECT ENCOMPASSING MANY CITY
BLOCKS PROVIDES OPPORTUNITIES FOR MORE
FLEXIBLE ZONING CONTROLS.

Stuyvesant Town and Peter Cooper Village. Developments
of the Metropolitan Life Insurance Company.

serves to discourage potential benefits to be derived
from the application of the best in modern design.
While Section 21-C, inserted in the Zoning Resolu-
tion of 1940, was a step in the right direction, it
has not been widely used and does not by any means
provide a straight solution to the problem of large-
scale projects.

In selecting new zoning controls, a primary ob-
jective has been to provide regulations applicable
to single-lot developments and to large-scale proj-
ects alike. The developer of large projects, as well
as small, should be able to get the basic regulations
controlling his development from the basic text of
the Resolution.

Bulk Controls

The proposed bulk control scheme — particu-
larly foor area ratio, usable open space, units of
light access — is equally applicable to both types of
developers: and so are light angle and yard regula-
tions, provided they apply only around the edges of
each unit of development. However, two types of
special problems deriving largely from large-scale
projects require special treatment. First, large-scale
construction creates several specific problems which
do not arise from the development of single lots:
control of densily in areas where a substantial
amount of streets is closed, control of the spacing
of buildings within a large development, and the
need for providing community services in a resi-

dential development. Such problems are more
significant because of the more widespread perma-

nent impact the large-scale project has on the




IN LARGE-SCALE PROJECTS SPECIAL BUILDING SPACING
CONTROLS ARE NECESSARY.

Model of Queensview Cooperative, Astoria, Brown and Guenther,
Architects; Ralph Eberlin, C. E., Site Engineer.

LARGE-SCALE PROJECTS COMPRISE MUCH NEW
CONSTRUCTION IN OUTLYING AREAS.

This multi-block site presents different design and zoning problems
from those in the traditionally developed surrounding blocks shown
here. Glen Oaks Village—Queens development of Gross Morton
Incorporated.

section of the City in which it is located. Second,
in some instances, additional flexibility is necessary
in the use regulations, particularly since projects
usually involve considerable re-planning of streets
and re-designing of an area.

The purpose of control by floor area ratio is not
only to set for each area a maximum level of density
to which other controls may apply the appropriate
measure of light, air, and open space, but also to
set an upper limit on resulting congestion of trans-
portation, schools, social and recreational facilities,
public utilities and services. The specific problem
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of floor area ratio control in large-scale projects
arises primarily because of the latter consideration.

Super-block development in a normal large-scale
project makes possible many of the major advan-
lages of such a project — greater amenity, more
protection from street traffic, and so on. However,
super-block development makes available for use
large amounts of land which would remain in streets
in a system of gridiron development. If the bulk
regulations were to permil the use of all such land
for building, a considerably greater congestion will
result from super-block development. Since between



10 and 159 of the total area of a large-scale proj-
ect is usually land formerly in streets, the difference
in density is fairly considerable.

While it is important that a control should be
added to regulate the increment of density resulting
from the closing of streets in a Jarge-scale project,
it is equally important to encourage large-scale
construction. It is therefore proposed that one-half
of the additional land provided by the changes in
street pattern should be available for building,
while the rest should be reserved for additional
open space. Since under the usual gridiron develop-
ment two-thirds the total area of any part of the
City is buildable land, and one-third is in streets,
it is therefore proposed that, when any large-scale
development has a net site area of more than 67%
of the total area, only 15 of each 1% over 67%
may be counted in the net site to determine the
permitted floor area ratio. Thus, while the regula-
tions do provide a substantial incentive to build
large-scale projects, they also provide some control
over the additional increments of density resulting
from large-scale development.

Spacing of Buildings
While floor area ratio and usable open space are
equally applicable to small and large-scale con-

BUILDING SPACING CONTROLS

Special controls over the spacing of buildings in super
velopments are needed to insure adequate light and a
occupants of interior buildings not facing on public stree

struction, traditional space controls — based on the
assumplion of single-lot development—Dbreak down

completely in regulating such large-scale develop-
ments. For the interior of super-blocks, what is
needed is a control over spacing between building
walls, without reference to lot lines, Such a control
should be designed to require as much light and air
hetween adjoining buildings in super-blocks as re-
quired for buildings along public streets and at the
same time to permit maximum flexibility in site
planning to take advantage of orientation, topogra-
phy, and similar factors. The controls should also
be as easy as possible to understand and apply, and
should avoid dictating stereotyped planning.

The basic proposed large-scale development spac-
ing regulations are an adaptation of the angle of
light obstruction regulations, applied so as to pro-
duce approximately the same spacing amenities
without reference to streets or lots. For one-family
detached house developments, spacing devices are
based on lot area per dwelling.

Community Facilities

For large-scale operations, the plan for a whole
area may be developed without room for needed
community facilities. A lack of sufficiently ad-
vanced notice to the interested City Departments
may leave serious inadequacy of City services,
such as schools.

[t is therefore proposed, for residential develop-
ments over a certain size, the developer shall be
required to inform the Planning Commission, and
the Planning Commission shall ascertain from the
other City Agencies either (a) that sufficient facili-
ties are already available in the area, or (b) if not,
that the City Agencies shall have an opportunity to
reserve sites in the appropriate areas. This provi-
sion is designed to prevent the City’s being presented
with a fait accompli, and is not intended to involve
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tions, and the Planning Commission appears to
be the appropriate agency to administer this
regulation.

Use Exceptions

The development of large-scale projects generally
requires a substantial reorganization of the site,
including adjacent street patterns. Under the new
plans the most appropriate place for shopping cen-
ters, in a large-scale residential development, may
be quite different from what it was before the re-
organization. Moreover, when a large area is
developed as a unit, it may be desirable to permit
inclusion of additional uses, subject to special
controls — as for example, industrial uses in a
General Manufacturing District. While such prob-
lems are normally handled by changes in the zon-

ing map, it is possible to provide additional pro-
tection for the surrounding area if the problem is
subjected to special controls by the City Planning

SCALE PROJECTS REQUIRE COMMUNITY

TES ON SITE.

School in Fresh Meadows development of the New York
wurance Company, Queens.

either a donation of land or substantial delay of
authorization of the project.

While provision of this character has been pro-
posed by the Board of Education as a special law,
it will be of practical use only if the relaying of
information to the City authorities may be made a
condition precedent to the building permit. The pro-
vision therefore is appropriately included in the
Zoning Resolution. The Planning Commission is
responsible for the coordination and location of
City facilities, and for Capital Budget recommenda-
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Commission. It is therefore recommended that the
Planning Commission be empowered to grant ex-
emptions permitting additional uses in a large-
scale development, subject to special controls. In
such a situation, the Planning Commission may
require that the exception shall last only for the
life of the development: that the area affected be
only a certain percentage of the area developed;
and that special findings be made, such as a finding
that there will be no detrimental influence affecting
the neighborhood. It will also be possible to set
conditions regarding yard screenings, control over
smoke, dust and sound proofing.



CHAPTER 5

PROPOSED ZONING DISTRICTS

The devices and controls described in the pre-
ceding Chapter are brought into play: first, through
their incorporation in the proposed zoning districts
described in this Chapter; and second, through the
application of these districts to the terrain of the
ity as described in Chapter 7.

A principal objective of -the Plan for Rezoning
has been the simplification of the City’s zoning
structure. It has already been noted that the possible
combinations of the present Use, Height, and Area
Districts could in theory exceed 800 in number; and
in actual practice no less than 184 different com-
binations have been identified.

Obviously a considerable reduction was possible,

and every effort has been made to keep the number
of proposed new districts to a minimum, Howevér,
New York City is a complicated organism and it was
clear at the outset that the numher of proposed dis-
tricts could not be kept as low as is customary in
smaller cities.
* Moreover, simplification was not the only ob-
jective. Equally important was the formulation of
proposals which would enable zoning to make its
maximum contribution to the development of the
City and fulfill the aspirations and legitimate de-
mands of the people.

Among these were demands for more than the

RESIDENCE DISTRICTS
BASIS OF THE DISTRICTS

Nine Residence Districts provide for the usual
type of dwellings and for uses necessary to resi-
dence, Two districts (Residence A-1 and Residence
A-2) limit new dwelling construction to one-family
detached houses. Seven districts (Residence B-1
through Residence B-7 — also called General Resi-

usual combinations of uses in order to conform to
existing conditions, Also there were reasonable re-
quests for the protection of various parts of the City
having peculiarly distinct conditions or needs, espe-
cially in the central shopping areas. For example,
important distinctions exist in the uses found to be
appropriate on such principal midtown thorough-
fares as Filth Avenue, Avenue of the Americas,
Broadway, and Seventh Avenue.

Similarly there are obvious differences in the
bulk regulations that are appropriate in the differ-
ent parts of the City which have heen largely ig-
nored in the present zoning.

Reasonable demands, growing out of these con-
ditions, and which have been repeatedly brought to
the attention of the City Planning Commission in the
pasi, have been difficult to meet beretofore because
of the structure of the existing Zoning Resolution.

The number of districts proposed represents a
reasonable compromise between the special and
sometimes unique conditions encountered, and the
objective of keeping the proposals simple.

The proposed districts embody two principal dis-
tinctions — differences in uses, and differences in
bulk regulations. There are 15 use categories, re-
sulting in 38 proposed districts which are described
in this Chapter with examples indicated.

dence Districts) permit all types of dwellings. Dis-
tinctions between the several General Residence
Districts have no reference to building types, but
are in terms of permitted floor area ratios and re-
lated bulk controls. This is in contrast to frequent
residential zoning regulations, which list various
building forms, thus tying the regulations to exist-
ing building practice. The proposed regulations are
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intended to give freedom of design with respecl 1o
changing and improving building forms. Floor area
ratios also indicate approximalely the permitied
levels of population densily.

";w the Districts Embody the
oning Devices

Bulk Controls. Since the floor area ratio is the
basic conlrol in General Residence Districts, vary-
ing consiclerably from one tlype of area lo another,
s application to each district is discussed sepa-
rately in later pages of this Chapter.

Rear yards of 30 feet depth are proposed for all
Residence Districts in order that nalural light al the
rear of buildings may be {in blocks which are
wholly developed under the terms of this Resolu-
tion) equal to thal obtained on the sireet side on
typical 60 {oot streels. Side and front yard require-
ments vary among the distriets.

New residence construction will be required 1o
provide a specified amount of usable open space for
each dwelling unil in all except the highest bulk
distriet {Residence B-7).

Non-residential buildings permitted in Residence
Districts must comply with residence standards as
to floor area ratios, yard depths and unobstructed
light angles. Moreover, to prevent multi-story struc-
tures from overshadowing adjacent lots, special sel-
back regulalions are proposed for lall buildings in
the lower density districts.

Of-Street Parking and Loading. O -street park-
ing requiremenls apply to all Residence Disteicts —
the amount of required parking decreasing as the
densily increases. For the low-density districts,
through Residence B-3, one space per dwelling is
required {or one and two-family dwellings not hav-
ing group parking facilities. With group parking
facilities, the ratio of spaces to the number of dwell-
ings decreases with the increase in floor area ratio,
as noted in the table below. For the higher density
distriets, Residence B-4 through Residence B-7, no
parking s required for developments on lots of less
than 10,000 square feet or for developments whaose
lota] parking requirement would be less than 10
cars.

The ratio of required parking spaces to the num-
ber of dwelling units in the development is as
follows:
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PPercent of

Required

District Parking Spaces

Residence A-1 and Residence A-2 100%
Residence B-1 70%:
Residence B-2 609
Residence B-3 0%
Residence B-4 104
Residence B-3 309
Residence B-6 and Residence B-7 20%%

Of-street parking, varying with the bulk district,
s also required for non-residential uses permitted
in Residence Districts except schools and churches,

Of-street loading facilities are required for cer-
lain non-residential uses.

Permitted Non-residential Uses

Proposed Residence Districts would permit two
types of now-residential uses which provide inci-
dental services for residential development:

Accessory uses, and home occupations on

residential plots;

Residential service uses such as schools, li-

braries, churches, hospitals, community cen-

lers, ete.

The residential service uses permitied in the One-
Family Detached Residence Districts {Residence
A} are limited to the most essential services which
by their very nature must be placed within the dis-
tricts, such as schools. In the CGeneral Residence
Districts (Residence B} all the appropriate com-
mon residential service uses would be permitied.

Two considerations have guided the selection of
non-commereial community facilities which should
be permilled in residential areas:

Inclusion of all facilities which have a neigh-

borhvod or community service aspect, with

the exception of shopping.'

Inclusion of all community facilities with en-

vironmental needs similar 1o those of rexi-

dence, and which provide essential services
such as health and education.

The present Zoning Resolution permits in Resi-
dence Distriets practically all non-commercial fa-
cilities in the categories described above, and it

1. Neighberhood shopping facilities would he provided
iv Residence Retall Districts. mapped within Resi-
dence Districts. as described in a later cection of
this Chapter.



seems desirable to follow this established pattern in
so far as possible. However, since some other cities
have not followed this practice, since there has been
some local controversy about certain types of estab-
lishments and since definitions of some uses are not
simple, a thorough investigation was undertaken of
community facilities which might be permitted in
residential areas. This was done by analyses of
other ordinances and by conference with officials of
community service agencies. Along with general
problems of location, the discussions included
bulk regulations and off-street parking and loading
controls which would be acceptable to the agencies
and would also protect the residents from being
overshadowed by large buildings and from nuis-
ances of trafhe.

Conferences with hospital officials have dis-
closed a trend in hospital policy which has direct
significance for zoning. According to both the De-
partment of Hospitals and the Hospital Council —
coordinating body for all hospitals in the City —
the hospital of the future will tend to be a general
hospital, with divisions for special types of treat-
ment: tuberculosis, mental disorders, and so on.
This integration of services reflects the new philos-
ophy of medicine: that the human organism is a
single functioning unit, to be treated as such; and
that help of some sort can be given to everyone
(there are no new hospitals for “incurables™). In
accordance with this view, it would seem that no
distinction in zoning can or should be made as to
general or other hospital facilities.

Treating the human being as a whole with due
regard to all needs of patients leads also to the con-
cept of hospitals on a community basis, with special
emphasis on the following criteria:

Accessibility for the staff, patients and visitors

(by public transportation and within the com-

munity served) ;

Freedom from negative factors such as smoke,

noise and odors;

Space for grass and trees. The psychological

effect of a pleasant view outside a hospital

window can hardly be over-emphasized.

The criteria for hospital location being parallel
to those for dwellings, and the importance of a good
environment being certainly no less for the sick than
for the well, it seems reasonable that zoning should
admit hospitals to Residence Districts of any type.

COMMUNITY FACILITIES.

Community facilities such as this recreation center bein:
strueted in Riverdale are essential to the home environmen

The policy of hospital authorities has its counter-
part in the policies of the Board of Education and
Department of Welfare in regard to the facilities
for handicapped children (regardless of the nature
of the child’s difficulty, and therefore including so-
called juvenile delinquents). Wherever possible,
classes for handicapped children are combined with
other classroom facilities. It is established City
policy not to make distinctions between children.
The Board of Education acts on the theory that chil-
dren are children and that the rehabilitation of those
with difficulties (they do not use the word delin-
quent) requires that facilities for their care be lo-
cated in areas which provide ample light and air in
a normal residential atmosphere. Indeed, guided by
modern psychiatric practice, they stress the need for
the best possible environment for children with the
most difficult problems.

Similarly, a conference with a representative of
the Department of Welfare indicated that it would
be difficult to make any distinctions between types
of institutions, because homes, boarding schools,
etc., take children for different reasons. Most of the
educational and many of the institutional facilities
for handicapped children are public or publicly
supported, and it seems undesirable that the Zoning
Resolution should attempt to dictate policy contrary
to the opinion of the educational authorities as to
the most effective educational process. Moreover, in
the light of recent legal decisions' it appears un-
likely that permitting public and prohibiting pri-
vate institutions will be upheld in court.

1. See State v. Northwestern Preparaiory School, 228
Minnesota 363. 37 North Western (2d) 376 (1949).
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imperative. In the proposed Resolution they include
the requirement that non-residential facilities shall
not exceed the bulk allowance of residences in the
district (assuring very generous open space around
institutions of any considerable size), that large
buildings in low-density districts shall have special
set-backs, that off-street parking and loading facili-
ties shall be adequate to relieve residential streets of
congestion, and that parking and loading areas shall
be screened from view.

Comparison with Residence Districts of

SED RESIDENCE A-I DISTRICT. :
the Present Resolution

mily detached residences typical of the proposed Residence
istrict, Jamaica, Queens.

e e A e gy s

The present New York Zoning Resolution con-
tains twelve area districts which are mapped in con-
junction with Residence Districts; two of these are
single-family detached house districts and two
others (rarely mapped) are single-family row-
house and two-family house districts. While various
of the present districts roughly parallel those in the
proposed Resolution, the scale of permitted bulks
is higher in the former. High-bulk districts, more-
over, have been much more widely mapped in the
past than is now proposed. For example, while
33,800 acres are presently mapped in districts with
floor area ratio of 5.75 and above, the proposed
districts with floor area ratio of 3.5 or more have
been mapped in the current study to cover less than
3,000 acres. As shown in Chapter 7, such reduction
in the permitted bulk and population capacity of
Residence Districts leaves ample leeway for all
anticipated growth of the City.

ONE-FAMILY DETACHED RESIDENCE

SED RESIDENCE A-2 and B-I1 DISTRICT.

ew homes in Queens are characteristic of one-family resi-
in the proposed Residence A-2 and Residence B-l Districts.

DISTRICTS
" In both Residence A-1 and Residence A-2 Dis-

Objections to various types of community facili-
ties in Residence Districts have stemmed from fre-
quently unwarranted fear of disturbances and from
resistance to the idea of invasion by unfamiliar uses.
Such resistance, it is believed, will be modified in
many cases when the factors of community welfare
are fully appreciated, when the physical plant of
the institutions is controlled in the interest of the
neighborhood, and when the nature of such a con-
trol is understood. Effective controls are of course
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tricts, residential construction is limited to one-
family detached houses. The distinctive bulk con-
trol is regulation of the side yard width, although

the maximum floor area ratio is also limited to
0.5 for both districts.

Residence A-I

This district is designed for areas of solid single-
family development with relatively large lots and
generally open character. Conforming generally to
provisions of the present G District, the regulations
require two side yards with a combined width of



“twenty feet, as discussed in later paragraphs. It has

been mapped only in areas of the present G District
or on request of residents.

Residence A-2

This is intended for areas of singlefamily de-
velopmenl where present construction is on some-
whal narrower lois. It requires two side yards with
a combined width of thirteen feet. 1t 1s mapped in
areas of the present G-1 Distriet. Il is assumed that
extensions in the fulure would be made only on
request of residents.

Basis of Yard Requirements
Since the distinguishing features of Residence A
Districls are the side yard provisions, recent land

devedopments in the City were studied 1o establish
sla ds in line with good eurrenl practice.

Tabulalions were prepaved for the 303 one-
family detached dwellings covered by the
1948 Building Survey of the present study,
showing combined width of side yards, width
of lot and relation of these two factors,

Lol widths varied as follows:

Feet Pereent {;j’ Cases
35 08 Je85 e 8
BO10 MY 44
AY to A0 23
Over S0 e 23

Combined width of side yards showed this dis-
tribution:

Fevt Percent of Cases
10 and under .. 13
11 to 15 (moslly

13, 14, 13) 42
1610 19 e 12
200 and over o 33

Houses with lots 36 to 40 feel wide — nine-
tenths of these were 40 feet — showed a pre-
ponderance of side yards at 13, 11 and 15 feet.
Very few houses with such lot width have side
yaris outside this range. For lots over 40 feet
(most of these were belween 50 and 75 feet)
there is more scatter in yard width: from 15
10 30 feet, with the major concentration in the
20 to 29 foot groups.

PROPOSED ZONING ODISTRICTS

For lots of 40 foot width — characteristic of
developments under Federal Housing Admin-
istration financing — width of side yards was
as follows:

_;‘_'_m_fr.f ) . _!’r’rc‘f’n.{. o_j iases
Under 13 . 4
L e 27
1 e, 26
15 and over . 13

These data indicate the following conclusions
with respect 1o yard provizions:

That two zoning districts are justified: one hased
on lots around 40 feet wide, the other on lols of 30
feet and up.

That the narrower lot district, while essentially
paralleling the present (G-1 District, should increase
the requirement for combined width of side yards
from 10 10 13 feet, permitting an 8-foot driveway
o one side and a minimum yard of 5 feet on the
olther. Very {ew houses in the study fell below this
level, even though they might legally have done so;
the need of driveways is obviously the veason.

That combined side yards of 20 feet or more are
sutficiently common 10 warrant a district with a 20
feel minimum requiremenl — providing the same
degree of side yard amenity as the present G Dis-
iricl. Such requirement, however, should be freed of
the provision in the G District which permils con-
siderably narrower side vards if the lot width is
less than 50 feet: and the proposed regulalions are
designed 10 climinate this weakness,

The study cited above alzo supplies data for
framing the regulations for yard width exceplions
for narrow lots. The dala show a preponderance of
lots around 40 feet or 50 feet in width. Therefore,
in the Residence A-1 District, with the wider side
yard requirements, exceptions for narrow lots
slart with lots less than 30 feet, and in the Resi-
dence -2 District, with the slightly narrower side
yards requirements, exceptions for narrow lots
start with lots less than 40 feet.

Present regulations call for equal division of side
yards on each lol. With a 20-foot combined yard,
for instunce, each side yard shall be ten feel. The
proposed regulations would allow a minimum side
vard of five feet in both Residence A Districts, mak-
ing possible a combination of five and eight fool
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yards in Residence A-2 Districts and a combination
of five and Hfteen feet in Residence A-1 Districts,
It 1s felt that this provision will produce open space
with greater privacy for residents and will permit
builders greater flexibility in planning — as for in-
stance where the service sides of adjacent houses
could [ace each other across a ten foot space bul
windows of living areas would be separated hy
thirty feet,

Front yards of 15 feet are required in both dis-
tricts.

Spacing controls for several one-amily detached
residences built on one zoning lot provide increased
flexibility for the designer while maintaining the
protection to the residents afforded by these
districts.

GENERAL RESIDENCE DISTRICTS

The seven General Residence Districts permit,
subject 1o the basic regulation of Hoor area ratie,
any desired combinations of dwellings, including
both one-family and multi-family types.

The full range of residential service uses is also
permitted in these Residence B Districts. All non-
residential uses are subject to the same bulk regu-
lations as the residential buildings, as well as to
additional sel-back regulations in the lowest bulk
districts,

Residence B-|

This lowest density Generval Residence District
has the same [loor area ratio (0.5} as the One-
Family Detached Districis. Since side yard regula-
ifons are included, this district safeguards the con-
struction of single-family houses and yet permits
consiruction of duplexes, garden apartments and
other forms of low density housing.

Examples of garden apartments in approximately
this bulk class are Qakland Gardens and Glen Qaks,

This distriet is mapped in much of Richmond; in
the Flatlands Section and Bay Ridge in Breoklyn;
in the outer part of Bayside, Little Neck, Howard
Beach and Sit. Albans in Queens; and the Country
(lub Area in the Bronx.

Factors in Designing the District. The formula-
tion of a General Residence District to be broadly
mapped in the low density areas of the City is based
on these premises:
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That the character and essential values of a
low density neighborhood depend on control of
building bulk and general openness, not en
specification of building types.

That it is increasingly difficult, if not already
impossible, to write the residential provisions
of a zoning ordinance in terms of building
types, or to predict the exact combinations of
building types best suited to given areas.

That modern conirols will protect the occu-
pants of every type of dwelling, at the same
time being adaptable to new building forms as
these may develop.

The sense of space and openness which charac-
terizes a low density area is produced chiefly by a
low lloor area ratio and by open space permilling
lawns, trees and inner-block vistas. This sense of
space and repose is not tied to any one type of
dwelling; it is being achieved in many develop-
ments using various kinds of buildings.

It is practically impossible to determine long in
advance just which kinds of development will be
wanted in, or appropriate for, each low density area
of the City. The outer reaches of Queens illustrate
the range of local choice. Some areas are being de-
veloped with row houses, some with garden apart-
ments, others with a mixture of these and single-
family detached dwellings. Diversification attracts
families of diflerent sizes and diffeven! stages in
the family cycle, and may contribute much to the
enrvichment of community life.

A General Residence District relates the total
population capacity of a low densily area to a
rational scheme for the City as a whole, and leaves
the exact means of achieving that capacity to local
choice — now or later as may be.

A further difficulty with districts based on specific
types of dwellings is that of definition. Carden
apartments and row houses, for example, may be
identical except {or tenure on an ownership or ren-
tal hasis. Zoning administration has been plagued
with problems of definition and interpretation aris-
ing from progress in lechnigues of building and
design. 1t seems unlikely that builders will become
less crealive; the answer appears to lie in framing
diztriets that will nol stand in the way of building
progress.



ROW HOUSE DEVELOPMENT IN RIVERDALE, SHOWING
EFFECT OF LIMITATION ON LENGTH AND MINIMUM
SPACING OF BUILDINGS. Robert C. Weinberg, Architect.

Protection for the Usual Types of Buildings. Spe-
cial controls, highlighted below, are included in
this Residence B-1 District to safeguard the charac-
ter of common dwelling types.

For the one-family house, controls of the Resi-
dence A-2 District are repeated in this district so
that developments of the Federal Housing Adminis-
tration type can be built anywhere with adequate
protection.

A minimum side yard of eight feet is required
for any two- or three-family house, resulting in al
least 16 feet of open space between any two such
buildings.

In the row house or garden apartment develop-
ment, buildings within 70 feet of the street are
limited to 100 feet in length, with spacing require-
ments between the ends of buildings. Visual breaks
and inner-block views are assured, and long dreary
runs of building wall prevented.

As noted in the previous review of bulk devices,
special set-backs are required for non-residential
buildings and for residences over two stories high.

Anticipated Problem of Local Acceptance

One of the basic points in what many think is a
flexible, foresighted revision of the present ordi-
nance, will undoubtedly become the subject of con-
siderable discussion in localities in Queens and
Richmond, particularly. The Consultants recognize
the character of many private house owners’ prop-
erties and objections against inclusion of other
building types. It is emphasized that the present
mapping of Residence A-1, Residence A-2 and Resi-
dence B-1 has been accomplished, in the limited
time, without the benefit of many detailed discus-
sions with local groups most interested in this sub-
ject. Further restrictions can be applied to single-
family areas where local sentiment favors them.

Residence B-2

This district, with a floor area ratio of 0.8, is
designed primarily for the typical higher bulk row
house or garden apartment. Study of the charac-
teristic floor area ratios occurring with these forms
of construction showed that they often fall as low

P
L PO

PROPOSED RESIDENCE B-1 DISTRICT.
A row of attached dwellings in Sunnyside, Queens, illustra
proposed regulations for the Residence B-1 District.

PROPOSED RESIDENCE B-2 DISTRICT.

Combining’ two- and thirteen-story buildings with ampl
space, a project which meets the requirements of a Re
B-2 District. Fresh Meadows, Queens.




OSED RESIDENCE B-3 DISTRICT.

amily houses in Queens typical of older areas proposed
sidence B-3 Districts with maximum floor area ratio of 1.4.

OSED RESIDENCE B-4 DISTRICT.

housing development representative of the proposed control
sisidence B-4 Districts most often built at & stories with about
coverage.

as 0.4 and characteristically run closer to 0.6 than
0.8. However, the 0.8 figure allows desirable lee-
way for the two-family row house and for other
types of two-family construction. It was also found
that certain very low density multi-story apartment
developments fall within this bulk class.

The district is mapped broadly in those areas
where row house construction is the typical form,
and specifically in the following locations: College
Point, northern Jackson Heights near LaGuardia
Field, Richmond Hill in Queens; Throggs Neck in
the Bronx; Canarsie and the Marine Park Area in
Brooklyn.

The essential difference between this district and
Residence B-1 is the absence of mandatory side
yard requirements here. For this reason, if optional
side yards occur they are required to be eight feet
wide. Thus, where a side yard occurs on one lot and
not on the adjacent lot it will not be excessively
small.

The lack of general side yard requirements is
based on the premise that in districts with this bulk
the need for privacy, quiet and pleasant outdoor
space may be better met by continuous rows of
attached buildings than by detached buildings
which are deep in plan with narrow yards between
them.

Safeguards and encouragement for well-designed
detached buildings are provided by inclusion of
special regulations for one-family detached houses
built in groups.

Residence B-3

This district, with a floor area ratio of 1.4, is
essentially a bridge between the low density and
medium density areas. It is different from most of
the others in that the floor area ratio is governed by
the typical bulks of old row houses and two-story
multiple dwellings, as well as by characteristic floor
area ratios of current building types. The district is
designed to provide a means whereby densities in
comparatively low bulk built-up areas may be held
to their present level. Some of the future building
in such areas may be row houses, similar to those
in the 0.8 district; some may be three-story apart-
ment developments whose floor area ratios range
closer to 1.0 than to 1.4; some may be low coverage
six-story apartments; some may be combinations of
these and other low density dwelling types.

PROPOSED RESIDENCE B-5 DISTRICT.

Characteristic of a Residence B-5 District in both floor area ratio
and location is Parkchester project of the Metropolitan Life Insur-
ance Company.
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The need for such a district is particularly clear
in the older parts of Brooklyn and Queens, whose
pattern is predominantly that of one-and two-family
houses with floor area ratio in excess of 0.8. Reduc-
tion of the bulk of these areas to conform with
present building practice cannot be justified, nor
can destruction of their essentially low density
character by spotty introduction of very high bulk
apartments in schemes for redevelopment. A check
of these older low density areas indicated that 1.4
is characteristic of their floor area ratios. Investiga-
tion of current building practice showed enough
building of varied types with floor area ratios be-
tween 0.8 and 1.4 to justify establishment of the
latter figure for this district.

; PROPOSED ZONING DISTRICTS

Examples of large developments in this bulk
category are Marine Terrace, Rocky Hills Gardens,
the New York City Housing Authority projects:
Astoria, Nostrand and Queensbridge. Shorehaven
has also approximately this floor area ratio.

This district is mapped in Astoria and Corona in
Queens: and in parts of Brooklyn such as East New
York, where the present development is essentially
of a one-and two-family character but at rather high
coverage.

Residence B-4

This district, with a floor area ratio of 2.4, is in-
tended for typical medium-coverage, medium den-
sity development (6 stories at 40% or 12 stories at

EXAMPLE OF MAXIMUM PERMITTED DEVELOPMENT UNDER PROPOSED RESIDENCE B-4 DISTRICT.
Floor area ratio of 2.4 produced by six-story buildings at 40%, coverage or eight-story buildings at 30% cowv:




20%). It is designed to give the best possible
amenity within areas which must be predominantly,
if not completely, built up with multi-family
dwellings. "

Examples of current large-seale development
which, with varying floor area ratios fall well within
this district are: Thornycroft Apartments, Queens
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PLE OF MAXIMUM PERMITTED DEYELOPMENT UNDER PROPOSED RESIDENCE B-5 DISTRICT.

gs of six- and twelve-stories with coverage of approximately 0% and 30% respectively achieve
i floor area ratio of 3.5.

Boulevard Gardens, New York City Housing
Authority projects Melrose, Amsterdam, and
Governor Smith Houses. Summary data from the
Federal Housing Administration on the bulk pat-
tern of “608” apartments indicate that the average
6-story Federal Housing Administration apartment
has a floor area ratio of approximately 1.8 and falls
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ALTERNATE TREATMENT OF THE RESIDENCE B-5 DISTRICT.

Fourteen-story building at 25% coverage achieves a floor area
ratio of 3.5,




JSED RESIDENCE B-6 DISTRICT.

development of 13 stories at about 35%, coverage meets

oposed requirements of a Residence B-6 District with un-
open space for this Manhattan location, Sutton Terrace
sents. H. |. Feldman, Architect.

also into this category. It should be noted that the
examples given in this category range from 6 stories
to 8 stories to 12 and even 15 story buildings with
accordingly varying coverage.

This district encompasses substantial areas of
multi-family development such as Williamsburg in
Brooklyn, and is also mapped in limited parts of
Manhattan which are farthest away from transpor-
tation facilities and which are scheduled for rede-
velopment, such as Corlears Hook. The district is
also mapped in Long Island City in Queens; Wil-
liamsbridge and Morrisania in the Bronx; Crown
Heights and outer Eastern Parkway in Brooklyn.

Residence B-5

This district has a floor area ratio of 3.5, approxi-
mately that of Stuyvesant Town. It is considered the
highest bulk district which provides reasonable
dwelling amenities, especially for families with
children, and therefore the highest density district
that should be generally mapped.

The population capacity provided by the floor
area ratio of 3.5 is approximately the same as the
average population density in Manhattan. If this
district accommodated any fewer people per acre,
too many families would have to live in even higher
bulk districts if the estimated population is to be
accommodated. At the same time, 60% coverage for

PROPOSED RESIDENCE B-7 DISTRICT.

Existing development h;rical in area proposed for highest bulk
Residence District, Residence B-7 with maximum floor area ratio
of 10. Gracie Square, Manhattan.
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EXAMPLE OF MAXIMUM PERMITTED DEVELOPMENT UNDER THE PROPOSED
HIGHEST BULK IN RESIDENCE DISTRICTS.
Floor area ratio of 10 obtained here with 20-story building at 50% coverage or |
buildings at approximately 65% coverage.

the typical 6 story building seems to provide the
minimum acceptable amenity for any widely map-
ped district. Therefore, a figure of 3.5 was selected
for this district. In this case the existing pattern
was sometimes disregarded since the excessively
high coverages of old tenement houses have never
been considered a guide to new regulations in the
City.

Residence B-5 is mapped in all areas where high
density apartments are necessary, except in some
fully built-up and stable areas when the present
higher bulk makes a proposed reduction of bulk
unrealistic. It is the highest density district mapped
in Queens, and also in Brooklyn with the exception
of Brooklyn Heights. It is mapped in Jackson

Heights, Rego Park and Forest Hills in Queens;
Tremont area west of Jerome Avenue in the Bronx:
around Prospect Park in Brooklyn: Lower East
Side and Harlem in Manhattan.

Residence B-6

With a floor area ratio of 5.0, this district is in-
tended to be used in the stable high density areas
such as those parts of Manhattan and the Bronx
where the 3.5 district would be meaningless because
of existing high bulk buildings not likely to be re-
placed in the near future. The bulk regulations in
this district would generally require 8-or 10-story
structures in the future to take advantage of the full
floor area permitted.
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Residence B-7

This district, with a Hoor area ratio of 10.0, is
intended primarily for a few areas of intensive
high-cost development in upper central Manhattan
where the established building bulk and land values
are very high.

This floor area ratio was selected to correspond
approximately to the typical floor area ratios in the
limited areas where this district is to be mapped.

The bulk devices employed in this district are the
same as those in Residence B-4, Residence B-5 and

DISTRICTS ASSOCIATED WITH

RESIDENCE-RESTRICTED
MANUFACTURING DISTRICT

The Residence-Restricted Manufacturing Dis-
trict, which is mapped in selected outlying unde-
veloped areas adjoining very low density Residence
Districts, will permit offices and certain types of
manufacturing free from offense. Many such activi-
ties no longer engender the nuisances commonly
associated with manufacturing, and their location
in the outlying sections of the City is consistent with
present trends in industrial location. In addition to
providing more desirable locations for such activi-
ties, these outlying sites can provide sources of
employment closer to residence, with corresponding
reduction of the load on the public transit system.

Similar in many respects to Section 3(10) of the
present Resolution, the Residence-Restricted Manu-
facturing District regulations contain a restricted
list of permitted uses, and a provision for permits
for other activities concerning which it can be
proved that no nuisance will affect adjacent resi-

Residence B-6 Districts except for usable open space
which is not required here. The location of the dis-
trict and the nature of its occupancy is such that
usable open space is not as acute a responsibility
of the City and it is difficult, if not impossible, with
such bulks to provide any really useful amounts of
open space in connection with the dwellings.

The mapping of this district is limited entirely to
areas of high income, high land values and high
bulk: examples are Central Park West, Central
Park South, Fifth 4nd Park Avenues from 59th to
96th Streets, and Murray Hill, all in Manhattan.

RESIDENCE

dences. Uses permitted include medical and optical
goods and watch manufacturing. The permits men-
tioned above would be granted to specific establish-
ments and are not transferable. Bulk regulations
proposed for manufacturing establishments provide
for a very low floor area ratio of 0.3. Ample yards
and landscaping are required to assure develop-
ment in character with the surrounding residence.
Housing within the Residence-Restricted Manufac-
turing District is regulated by the bulk controls of
the Residence B-1 District (floor area ratio 0.5).

This Residence-Restricted Manufacturing Dis-
trict is mapped in areas like Flushing Airport,
along the southeast border of Queens next to New
York - International Airport and in the lowland
south of Fort Wadsworth in Richmond.

RESIDENCE RETAIL DISTRICTS
Residence Retail Districts are mapped in selected
locations within Residence Districts, in order to
permit retail, office and consumer service facilities
which are used by the residents of the surrounding
area on a day-to-day basis. As in the present Local
Retail District, it is proposed to permit these retail
uses on the ground floor only. Multi-story commer-
cial uses will therefore be required to locate in
Commercial B Districts where they will be less of a
nuisance to residence. The overall bulk of structures
in Residence Retail Districts is controlled by the
bulk regulations of the Residence District within
which the Residence Retail District is mapped.
Accessory off-street parking will be required in
Residence Retail Districts, except those mapped

PROPOSED RM DISTRICT.

With the strict controls over use, bulk and landscaping set forth
for RM Districts such establishments as the Sylvania Laboratory
in Queens shown above can be an asset in some residential areas.

il



within Residence B-6 and Residence B-7 Districts,
in amounts varying with the controlling Residence
District.

Since these districts serve and are a part of resi-
dential areas, they permit only uses in which the
nuisances created are outweighed by the conveni-
ence of having the service nearby. Undesirable
activities not permitted include:

Processing, servicing or sale of goods not
expected to be consumed or used entirely in
the surrounding neighborhood.

LOCAL SHOPPING STREET IN RESIDENTIAL AREA.

Any other activity, such as large-scale com-

: ; : The proposed Residential Retail Districts are designed to
mercial amusement, causing vehicular or

the development of pleasant retail facilities at selected
convenienty accessible to the residential areas they ser

pedestrian congestion beyond that normal to

the neighborhood.  ~

Receipt, storage and re-delivery by dealers of
heavy bulk products such as stoves, refrigera-
tors, furniture, etc.

Creation of noise, smoke, dirt, dust, odor, or
other nuisance not inherent in activities serv-
ing immediate consumer needs of residents in
the surrounding neighborhood.

Parking Regulations

Off-street parking requirements are similar for
all Residence Retail Districts, and can be general-
ized as follows:

When mapped within Residence Districts with
maximum floor area ratios of 0.8 or less (Resi-
dence A-1, Residence A-2, Residence B-1,
Residence B-2 and Residence-Restricted Manu-
facturing): retail establishments with 3,000
square feet of floor area or more shall pro-
vide one parking space per 300 square feel.

When mapped within the Residence B-3 Dis-
trict with floor area ratio of 1.4: retail estab-
lishments of 6,000 square feet of floor area or
more shall provide one parking space per

600 square feet.

When mapped within the Residence B-4 Dis-
trict with floor area ratio of 2.4: retail estab-
lishments of 10,000 square feet of floor area
or more shall provide one parking space per
1,000 square feet.

When mapped within the Residence B-5 Dis-
trict with floor area ratio of 3.5: retail estab-
lishments of 15,000 square feet of floor area

or more shall provide one parking space per

1,500 square feet.

No parking space is required for retail uses
when mapped within the Residence B-6 and
Residence B-7 Districts.

Loading Regulations

Off-street loading requirements for Residence
Retail Districts are split into two groups: for Resi-
dence Retail Districts mapped within Residence A
and Residence B-1 through Residence B-4 Districts
and for those mapped within Residence B-5, Resi-
dence B-6 and Residence B-7 Districts. In the first
group of districts, retail uses in new buildings with
8,000 square feet or more of floor area and existing
buildings with 15,000 feet or more must provide
at least one loading berth. In the higher density
districts, the loading regulations apply to new re-
tail structures with 25,000 square feet or more and
existing structures of 40,000 or more.

Mapping Depth

One of the major proposals of the Plan For
Rezoning is the substantial increase in the depth
to which Residence Retail and Commercial Dis-
tricts are mapped from the street line. With the
exception of Residence Retail B, Residence Retail
Districts are mapped at 150 foot depth to provide
space for parking and larger stores and thereby to
contribute to the increased stability of these shop-
ping locations.
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PLAN FOR REZONING

Residence Retail A

This district iz designed to provide space for
necessary retail stores and services in the lower bulk
Residence Districts.

Since, in the areas tributary to these Retail Dis-
tricts, there 1s insufficient buying power to support
stores and services not providing daily necessities,
this district has the most restrictive use list of any
Retail or Commercial Distriet — permitting chiefly
groceries, drug stores and other establishments
which are used for daily shopping. The permiited
store types are thus based on the criterion of pro-
viding necessary services, and not on the relative
degree of nuisance created. Since stores in these
locations depend te a large extient on automobile
trade, ample off-street parking provisions are
recommended. To facilitate such parking, this dis-
trict 1s mapped to a depth of 150 feet from the
street, where poxsible. This district is found chiefly
in Staten Island and outer Queens,

Residence Retail B

Where considerable but scattered retail activity
precludes rezoning {or residence but would not jus-
tify the general shopping faeilities of Residence
Retail , Residence Retail B is mapped to permit
established uses to continue without non-conformity.
However, in order to encourage concentration of
future retail development in the more appropriate
clustbrs zoned in Residence Retail €, Residence
Retail B is mapped only 100 feet deep, and the
maximum =ize of stores is limited to 2,000 square
feet.

The Residence Retail B District is designed to be
mapped In Residence B-1 through Residence B-7
(floor area ratios 2.4 to 10,0}, It iz {ound primarily
in the following situations:

COMMERCIAL DISTRICTS
BASIS OF THE DISTRICTS

The basic purpose of Commercial Districts is to
provide sufficient and appropriate space for the sale
of goods and exchange of services, notlimited to the
needs of domestic consumers. The proposed distriets
are divided into four groups. 1} The Restricted and
the Ceneral Commercial Districts are designed

g0

W iy medium deunsity areas where existing retail

development between mapped clusters of Resi-

dence Retail C justifies continued retail zoning.

Sections near the Sunset Park shopping center

in Brooklyn are typical.

In high density areas where ribbon retail de-

velopment predominates and Residence Retail

B depth and store sizes would be appropriate,

as on Amsterdam Avenue in Manhattan,

All uses permitted in Residence Retail C Dis-
tricts, except hotels, are permitted in Residence

Retail B Districts.
Residence Retail C

The Residence Retail C District is mapped within
all Residence Disiricts. It is the basie district used
lo provide space for all types of retail functions in
Residence Districts, and {in properly separvated
clusters) to supplement Residence Retall A in the
lower density districts. In keeping with the pre-
dlominant shopping habits in the medium and high
density areas, more diversified types of merchan-
dising and services should be available within walk-
ing distance of the residences they serve: and this
district therefore would probably tend to draw a
wider range of retail and service uses than those in
Residence Retail A. Although transient hotels are
the only uses in addition to those permitted in Resi-
dence Retail B, the lack of restriction on store sizes
makes this district the characteristic neighborhood
shopping center with =upermarkets, large variety
sfores, appliance stores, ete,

Wherever possible, Residence Retail 1= mapped
to a depth of 150 feet in clusters of several blocks
{rontage. The purpose is to accommodate larger
stores and to provide space for Zecessorv parking,
Such parking, however, is required only for Resi-
dence Retail (0 areas within the lower density Resi-
dence Districts. '

primarily for retail and office uses, 2) The Com-
mercial Amusement Districts are designed for large-
scale amusement areas, and thus have practically
no restrictions on signs, 3) The Heavy Commercial
Districts are designed chielly to provide space for a
variety of awtomotive and miscellaneous repair
services. ©4) The Commercial Manufacturing Dis.
tricts are designed as temporary, or interim, zoning



for areas so mixe@®n use with housing and manu-
facturing that no decision could be made at this
time regarding their ultimate character.

The proposed regulations for these districts take
into account several basic trends in the location and
character of commercial development. First, the
natural tendency of commercial activity to concen-
trate in relatively small areas makes for greater
convenience and efficiency in the transaction of
business — both for shoppers interested in buying
a variety of items, and for businessmen dealing with
one another. Second, retail sales in outlying com-
mercial centers have been expanding in comparison
with sales both in local shopping streets and the
central commercial areas in Manhattan. Third, in
the outer areas, shoppers are more likely to come by
automobile and off-street parking facilities are
essential. Fourth, in all areas, off-street loading
facilities are necessary for certain types of build-
ings, in order to free the streets for movement of
traffic. Fifth, experience has shown that large-scale
manufacturing development, with ‘its attendant
trucking, blights commercial development.

Finally, a study of the commercial land-use pat-
tern throughout the City indicates clearly a tendency
for like uses to congregate together in locations
separate from uses which are different in character.
Typical concentrations include retailing, whole-
saling, general office areas, and heavy commercial
service and automotive service uses.

These trends, coupled with a study of commercial
use and bulk characteristics throughout the City,
form the basis for dividing the Commercial Districts
into 16 different districts grouped under 5 general
categories of use controls. There are 4 Restricted
Commercial A Districts, all serving the central mid-
town areas of Manhattan and downtown Brooklyn.
The General Commercial B Districts are divided
into 6 districts, of which the first 4 are mapped in
100-odd outlying regional commercial shopping
centers throughout the City, and the last 2 of which
serve the needs of central Manhattan and downtown
Brooklyn. The Open Commercial-Amusement C
Distriet is designed specifically to serve the needs of
Coney Island. Three heavy Commercial CD Dis-
tricts are mapped in many areas throughout the City
where there are concentrations of repair garages
and other automotive services and similar heavy
commercial services. Finally, the two Commercial-

"Some builders believe that the tendency towards higher bt
with less ground coverage will continue because better rents i
obtained for space with full access to light and air."—Specia
mittee to Study Effect of Rezoning on Assessments. July 1950
Lever House, 390 Park Avenue, exemplifies the proposals

Commercial A-2 District. Skidmore, Owings and Merrill, Arc

Manufacturing CM Districts are mapped to a very
limited extent in the mixed use areas described
above.

The pattern of mapping Commercial Districts is
integrated with the other controls proposed. To as
large an extent as possible these districts are
mapped in concentrated clusters and not permitted
to-spread over large stretches of frontage so as to
create extended ribbon development. Concentrated
commercial centers have proven to be successful,
and in order to continue to hold their position
should be zoned in such a way as to encourage mer-
chants to continue to demand the space available.
It was this thought as well as the desire to protect
residence which motivated the differentiation be-
tween the Residence Retail and General Commer-
cial Districts. If the advantages of the commercial
locations may be maintained, the merchants, the
public and the City are benefited.

Where the districts are mapped they are per-
mitted to develop in greater depth than heretofore.
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) COMMERCIAL A-1 DISTRICT.

ng bulk requlations for commercial and residential
n the proposed Commercial A-l District are illustrated
ke-Bernet Galleries and the Carlyle Hotel at Madison
1 76th Street in Manhattan. City Investing Corporation.

This is particularly true of the Commercial B-1 to
Commercial B-3 Districts in the outlying areas
where the depth of mapping is generally 200 feet
or more compared to 100 feet at present. This en-
courages the development of large stores in these
locations and affords space for required parking.
In the Commercial D Districts on the other hand the
mapping is largely at 100 foot depth from the street
front, to discourage large users from entering these
locations and to protect adjacent residence from the
possible nuisances generated by heavy commercial

uses. 7

RESIDENCE IN COMMERCIAL
DISTRICTS i

New residential construction will be permitted in
any Commercial District but shall comply with regu-
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lations for a specified Residence District — usually
that Residence District having the same floor area
ratio as the Commercial Districts involved. All
hotels in Commercial Districts are required to fur-
nish light access units in the 40-foot wedge for light
category.

RESTRICTED COMMERCIAL DISTRICTS

These districts, differing only in permitted bulks,
are designed to provide space in central Manhattan
and downtown Brooklyn for office and business ac-
tivities of City-wide, regional and national scope.
In them are concentrated many of those nation-wide
activities in which New York leads the nation —
corporate management, banking, commodity and
stock exchanges, insurance, advertising, stores, elc.
While these activities dominate these areas, numer-
ous auxiliary services are also found, such as small
printing, photographic and photostatic services, and
custom lailoring, dressmaking, millinery, and jew-
elry manufacturing. In view of the distinctive char-
acter of these areas, the use regulations prohibil
objectionable factors, such as glaring
theatres, pawn shops and the various automotive

S1Zns,

services.

These districts which are quite similar to the Re-
stricted Retail District in the present Resolution are
given extra protection by means of the device
termed “Facade Regulations.” By this, certain per-
mitted uses which are essential to the economic
functioning of these areas are restricted from use of
ground floor store frontage. They may locate on a
floor above or below the ground floor or on the
ground floor, but not within 50 feet from the front
property line, and may have no display window
facing on the street. Typical uses so regulated in-
clude bakeries, shoe repair shops, dry cleaners,
public auction rooms, eating and drinking places
with entertainment, and all permitted manufactur-
ing activities. Another device giving strong protec-
tion to these districts is the prohibition of wholesale
storage with the exception of samples in wholesale
offices and showrooms. This does not prohibit ma-
terials storage accessory to retail and other per-
mitted uses. The production and servicing of goods
is also permitted in connection with any permitted
use. However, not more than 10% of the floor area
of any permitted retail or wholesale establishment
may be used for such purposes and no machines of
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®0OSED COMMERCIAL A-3 DISTRICT.

-estricted Commercial A-3 District with a maximum floor area
of 10 is proposed for selected locations in downtown Man-
n and Brooklyn. Characteristic of new structures in this
ct is the Crowell-Collier Building. Leonard Schultze and As-
tes, Architects.

THE FULTON STREET AREA IN DOWNTOWN BROOKLYN

IS

ALSO PROPOSED AS AN APPROPRIATE LOCATION FOR THE

RESTRICTED COMMERCIAL (CA-3) DISTRICT.

more than 15 horsepower may be used in such func-
tions. It is only by such regulation that the whole-
sale functions may be kept from moving into these
areas. In these Restricted Commercial Districts,
all residence is subject to the controls of the Resi-
dence B-7 District.

Parking and Loading Requirements

Only the largest new buildings in these districts
will be required to furnish parking and loading
facilities. New commercial structures with 50,000
square feet of floor area in Commercial A-1 and
100,000 in other Commercial A Districts will be
required to devote the equivalent of one full story
to parking spaces provided they have at least 75
feet of frontage on a 60-foot street. Off-street load-
ing berths are required for new structures with
over 75,000 square feet of floor area, and for
existing structures with over 100,000 square feet
of floor area.

Commercial A-1 District

Floor Area Ratio—3.5, with the exception of
residences which are subject to the controls
of Residence B-7, and may therefore have
a floor area ratio of 10.0.

Rear Yard—30 feet.

This district is designed to serve specifically the
frontage on: Madison Avenue above 60th Street.
This area is predominantly residential in charac-
ter, although present zoning is Restricted Retail.
In order to keep large commercial uses from in-
vading the area the floor area ratio of 3.5 is set as
a maximum for new commercial construction. This
permits five-story buildings at 70% coverage.
Buildings of such bulk with the restrictions on com-
mercial uses in this district should not create much
nuisance, and should preserve the residential char-
acter of the area.

While there is no limit to the height to which
commercial uses may go in purely commercial
buildings there is a limit placed on such uses when
located in residential buildings. In these cases no
commercial uses are permitted above the ground
floor.

This district should have a very beneficial effect
on Madison Avenue and similar areas. The type of
commercial use likely to take advantage of the 3.5
floor area ratio is not likely to endanger the char-
acter and quality of this area. Banks, publishing
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MODEL SHOWING BLOCK DEVELOPED UNDE
CONTROLS FOR EITHER PROPOSED COMMERC
OR B-5 DISTRICTS WITH FLOOR AREA RATIO!

houses and similar office uses, and art galleries are
likely to take advantage of this privilege. Where
such building takes place it will aid rather than
harm the surrounding residential property by the
ample light and air it makes available to its
surroundings.

Commercial A-2 District

Floor Area Ratio—10.0 for all uses.

Rear Yard—30 feet.

In the area surrounding but not including the
highest bulk commercial center there are many
hotels, apartment hotels and residences mixed with
some office uses. In order to protect this residence
and not discourage office uses within this area, this
district provides residential bulk controls for all
uses. Typical locations are on Park Avenue from
46th Street to 56th Street and the area east of Park
Avenue known as the United Nations approach.

Commercial A-3 District

Floor Area Ratio—10.0.

Rear Yard—10 feet.

This district is mapped north of the very highest
concentration of commercial bulk in midtown Man-
hattan and in Brooklyn in and around The Civic
Center. The extension of the highly concentrated
area with very high bulk is not likely to occur over
a wide area, nor is it desirable to extend this type
of congestion ‘over a broader area than it affects
today. With this in mind, a Commercial A-3 Dis-
trict with a floor area ratio of 10.0 is established.

Commercial A-4 District

Floor Area Ratio—15.0.

Rear Yard—10 feet.

This, the highest bulk Commercial District, is
confined largely to areas where there is a predomi-
nance of buildings with very high bulk, such as the
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BLOCK DEVELOPMENTS UNDER PROPOSED HIGHEST BULK COMMERCIAL AND MANUFACTURING DISTRICTS,
CA-4 AND MA-2, WITH MAXIMUM FLOOR AREA RATIO OF 15.0.

Grand Central zone and the Wall Street area in
downtown Manhattan. However, these areas are
not solidly built up at the very highest bulks found
therein. The maximum floor area ratio of this dis-
trict is recommended as 15.0 in order to hold down
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the bulk and further congestion to what may still be
an economic level for the builder and owner. The
mapping of this highest bulk district is confined to
locations where property values and existing build-
ing bulks demand a high floor area ratio figure.




Basis For Floor Area Ratios In Central
Commercial Districts

It is true that a number of the new, large com-
mercial buildings constructed in midtown Man-
hattan since the end of World War 11 have had floor
area ratios in excess of 15.0. Whether it is neces-
sary to build beyond this figure to create an eco-
nomic unit may be the subject of considerable
debate between speculative builders and others. The
Consultants have had numerous discussions on this
subject and the consensus seems to be that the new
Commercial A-4 District should have a maximum
floor area ratio of 15.0.

Existing congestion clearly demonstrates the
need for a reasonable maximum. Estimates of the
possible total additions to commercial floor space
which can be expected in the central Manhattan
district indicate clearly that many times the esti-
mated amount can still be accommodated with the
proposed floor area capacity for all the Restricted
and General Commercial Districts.

The approximately 9365 acres of floor area to
be permitted within all the Central Commercial
Districts (Hoor area ratios of 10 and 15) in Man-
hattan below 59th Street is more than the 8942
acres estimated to be currently used for commer-
cial purposes in the entire City. Estimates of the
manufacturing and loft floor space in Manhattan
for 1948 indicated a total of only 4516 acres.
Although no reliable estimates of existing commer-
cial floor space are available, it is not likely that
it greatly exceeds the total manufacturing space
in the borough. The best indications are that the
proposed zoning permits an envelope which will
accommodate from 75 to 100 percent more floor
space than is likely to be absorbed by 1970.

Former Mayor O’Dwyer in July, 1950, asked
Chairman Jerry Finkelstein to appoint a group of
prominent civic leaders and property value experts
to review the Consultant’s recommendations. The
committee, under the chairmanship of Robert W.
Dowling, spent much time on the discussion of this
very point of bulk in the midtown area. A quota-
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CURRENT HIGH BULK OFFICE CONSTRUCTION.

Illustrative of current construction in the Grand Central A
posed for Commercial A-4 is the building at 100 Park
Kahn and Jacobs, Architects.

“The proponents of the suggested regulations
believe that the . . . indicated limitations of
the bulk of great commercial buildings will be
of benefit to adjoining land and to the com-
munity generally.”

“Some builders believe that the tendency to-
wards higher tower buildings with less ground
coverage will continue because better rents
may be obtained for space with full access to
light and air.”

Some figures compiled at that time showing the

bulks of typical buildings in the midtown area are
given in the table on the following page.

tion from their report is inserted here for its bear-
ing on the subject.
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PLAN FOR REZONING

Existing Proposed Proposed
Floor Area Zoning Floor Area
_Ratio | _ B _ Ratio
855 Avenue of the Americas {30th Sireet) 3.0 Commercial B-5 10
Crowell-Collier Pub. Company Bidg. “11.0 Commercial A4 . 13
225 Fifth Avenue 11.0 Commercial A-1 15
Rockefeller Center {entire project} 12.0 Commergial Al & 15& 10
Commercial B-5
McGraw Hill Building 12.0 Commercial A-3 10
New York Life Building 13.0 Commercial A-4 15
New York Furniture Exchange 13.0 Commercial B-5 10
Port of New York Authority Building 15.0 Commercial B-5 10
Tishman DBuilding 18.0 Commercial A-i 15
Fquitable Life Assurance Society Building 17.0 Commercial A1 15 ’
Western Unioo Building 3181 Manufacturing €.3 7
205 Park Avenue {59th Street) 194) Commercial A-d 15
100 Park Avenue 210 Commercial A-4 15
Empire State Building 320 Commercial A-1 15

GENERAL COMMERCIAL DISTRICTS

These districts mapped in concenlrated commer-
cial loeatious throughoul the City serve the dual
purpese of providing for both wholesale and retail
activities and relaled services. Whereas in the Re-
stricled Commercial Districts it is important to ex-
clude wholesale activities on any large scale with
accompanying storage, the exclusion of these uses
is not so importanl where the General Commercial
District is mapped in the retail areas, simply
because few wholesale or heavy commercial
uses are likely to locate on the more expensive sites.
There are some wholesale uses of a small exlent
which locate in the outlying retail shopping ceunters
hut they are of such a nature as not to constitute a
nuisance in these areas. Therefore although a use
diztinction had been made in the early stages of
mapping, between the outlying Retail Districts and
the midtown Wholesale and General Commenrcial
Bistrict, it was found possible to combine these into
one use classtfication. The bulk distinction which
varies from a foor area ratio of 1.0 in the lowesl
bulk outlying distriet to a foor ratio of 10.0
in the highest midtown General Commercial Dis-
trict will also serve to prevent any possible mnva-
sion of wholesale uses in the outlying areas. Many
activities, retail, service and amusement which were
nol permitted in the Restricled Commercial District
are permilied in General Commercial. The most
significant additions are lhose of . theatres and
arenas, wholesale offices and showrooms with acces-
sory storage, commercial public parking garages
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and parking lots, and several additional minor
manufacturing uses.

The division of the General Commercial Districts
inte five bulk categories was made as a result of
intensive field studies of existing bulks in these
locatious, bul with coguizance of present commer.
cial building practices. The floor area ratio for the
two central distriets was set at 10.0 for the same
reason as the Restricted Commercial Districts (with
the exception of the very highest bulk area sur-
rounding Grand Ceulral Wall
Street}.

In the outlying Commercial Districts the existing
floor area ratios range from an average of 1.5 10 a
maximum of 3.0 in most cases. By studying these
existing bulks from insurance allases and field
checks and grouping them by floor area ratio aud
parking space needs, it was found desirable to
establish two low bulk districts with diflering park-
ing requirements depending largely on lecation.
These are the Commercial B-1 at 1.0 and the Com-
mercial 3-2 at 1.4 floor area ralio. The next natural
grouping easily fell within the Commercial B-3
bulk coulvols — a foor area ratio of 2.1 with a
low parking requirement. The Commercial B-4 at
50 was almost completely diclated by the sur-
rounding residential bulks. Residential bulk sur-
rounding the Commercial Districts was taken into
consideration in all cases, even though it is of less

Terminal and

importance in ouilying areas since there are few,
if any, mixed resideulial and business structures
now being built in such commercial cenlers,




Usually the commercial floor area ratio is equal
to that permitted in the surrounding area. How-
ever, in some cases this was not possible because
of the differential in the present existing structures
and the parking space needs in such locations.
The study of present construction practices in-
dicates clearly that the high floor area ratio is a
thing of the past in outlying business centers. Out
of 167 commercial buildings built in 1948, 154

were one-story slructures.

Commercial B-1 District

Floor area ratio—1.0
Residential buildings—bulk regulations for
Residence B-2 apply

Rear yard—20 feet

The Commercial B-1 District is mapped in retail
shopping locations in the outlying sections of the
City such as ‘Stapleton in Richmond, Fresh Mea-
dows, Whitestone, and other centers in outlying
parts of Queens. The main controls over bulk of
buildings in this district are the parking regula-
tions. The parking requirements are the greatest for
any Commercial District and in larger buildings
amount to a parking area equal to the floor area of
the structure in retail and commercial use. How-
ever the parking controls do not control the bulk
when, as is permitted, these facilities are provided
off the site.

Commercial B-2 District
Floor area ratio—1.4
Residential buildings — for residences the
bulk regulations of Residence B-3 District
apply.

Rear yard—20 feet

This district is used in shopping centers which
are older and more built up, and located in areas
with higher residential densities than the Commer-
cial B-1 District. Typical locations are Hugh Grant
Circle in the Bronx, Myrile and Jamaica Avenues
in Queens, and Bay Ridge at 86th Street in
Brooklyn.

Although the permitted floor area ratio is only
slightly higher than that for the Commercial B-1
District, the parking requirement which is again an
important determinant of permitted bulk where
parking is provided on the site is only half that
which is required in the Commercial B-1 District.

SHOPPING CENTERS FOR THE NEW CARRIAGE TRADI

Large well-planned shopping centers in outlying sections
City can be properly developed under the regulations -
Commercial B-1 District, which requires ample off-street
facilities. Characteristic of these new centers is that ai
Meadows in Queens.

-

PROPOSED COMMERCIAL B-3 AND B-4 DISTRICTS.

Major outlying commercial centers with concentration of 1
bulk buildings are prcposed as Commercial B-3 and B-4 C
lllustrative of these intensive locations are Flatbush in
(above) and Jamaica in Queens (below).
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Commercial B-3 District

Floor area ratio—2.4

Residential buildings — for residence the

bulk regulations of Residence B-4 District
apply.

Rear yard—20 feet

The Commercial B-3 Districts are located again
in the older, built up locations. In these areas, how-
ever, the permitted bulk of structures is a more
important factor than in the Commercial B-2 Dis-
trict. The parking requirements are not a very
strong determinant of bulk in these districts, since
only the very largest structures with over 10,000
square feet or more, or with 7,500 square feet on
the ground floor must provide parking. The ratio
of parking space to floor area is roughly the same
as for the Commercial B-2 District. Typical loca-
tions are Flatbush and Church Avenues in Brook-
lyn, Flushing in Queens, Parkchester shopping
center and Kingsbridge Road in the Bronx.

Commercial B-4 District
Floor area ratio—>5.0
Residential building—for residences the bulk
regulations of a Residence B-6 District
apply.

Rear yard—10 feet

This district is mapped at the point of highest
building bulk concentrations in the largest outlying
business centers in the City, such as 149th Street
and Third Avenue in the Bronx, Jamaica in Queens,
and in St. George, Richmond. In addition, the dis-
trict is mapped in areas where the surrounding
residential bulk is equivalent to the floor area ratio
permitted in this Commercial District at such loca-
tions as downtown Brooklyn, at Flatbush Avenue
and Livingston Street and 125th Street from Lex-
ington to 8th Avenues in Manhattan.

Parking requirements do not substantially affect
the bulk regulations for this district, since build-
ings with 50,000 square feet or more are the only
ones required to furnish parking facilities. Load-
ing requirements for both new and existing build-
ings however are significant. New retail and com-
mercial structures of 25,000 square feet or more
and existing structures of 40,000 square feet or
more are required to install loading berths. Whole-
sale, manufacturing and storage establishments
built after the passage of this Resolution must in-

CENTRAL AMUSEMENT DISTRICT.

Large outdoor-advertising displays at the scale fou
Times Square are confined to the Commercial B-6 Di

stall berths for structures of 15,000 square feet or
more, while those in existence at the time of pas-
sage which are over 30,000 square feet in area,
must install loading berths.

Commercial B-5 District

Floor area ratio—10.0

Residential buildings — for residences, the
bulk regulations of Residence B-7 apply.

Rear yard—10 feet

The Commercial B-5 District is a Central Com-
mercial District mapped only in downtown and
midtown Manhattan in areas surrounding the Re-
stricted Commercial Districts where more general
commercial and wholesaling activities take place.

Parking is only required for the very largest
buildings with 100,000 square feet of floor area or
more and therefore does not affect the bulk regu-
lations to any extent. Loading requirements for this
district, however, are significant since they start
with retail and commercial buildings of 25,000
square feet and wholesale and manufacturing and
storage establishments of 15,000 square feet or
more in the case of new buildings. Existing retail
and commercial structures of 40,000 square feet
of floor area or more and wholesale manufacturing
and storage buildings of 30,000 square feet or
more are subject to the retroactive loading pro-
visions.

Commercial B-6 District

The Commercial B-6 District differs from the
Commercial B-5 District only in the regulations

[0l
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covering signs. The Commercial B-6 District is de-
signed expressly for the area in and around Times
Square in Manhattan, and the sign regulations
therefore permit more outdoor advertising signs
than in any other Commercial District with the
exception of Commercial C which has similar sign
regulations.

COMMERCIAL C DISTRICT

This Open Commercial Amusement District has
bulk and use regulations identical to the Commer-
cial B-4 District, with the exception that outdoor
amusements such as those found in Coney Island
are permitted. Such uses as roller coasters, merry-
go-rounds, and shooting galleries are permitted
in the Commercial C District which is mapped in
Coney Island and other commercial amusement
park areas in the City.

HEAVY -COMMERCIAL DISTRICTS

In addition to retail stores and personal services,
a number of automotive and other equipment re-
pair and maintenance services as well as miscel-
laneous home furnishings and clothing cleaning
and repair services are necessary in locations con-
venient to residential areas. Many of these services
involve some degree of nuisance, and the districts
provided for them are therefore called Heavy Com-
mercial Districts.

In the outlying areas of the City the heavy com-
mercial uses tend fo occur in clusters along major
trafhc arteries. This is particularly true of the auto-
motive services, such as used car sales lots. In this
type of location the uses occur at a very low build-
ing bulk. Only a small portion of the lot is covered
by the structure in these instances. In the inlying
built up areas of the City these uses occur at a
slightly higher bulk and coverage along heavy traf-
fic streets, and in other cases in blocks immediately
adjacent to retail commercial centers. These uses
are particularly prevalent along streets where the
property has been blighted by an elevated structure
and residential uses have tended to vacate because
of the noise and dirt.

Typical uses permitted in the Heavy Commercial
Districts are automobile and trailer sales lots,
building material yards of limited size, contractors’
offices, auto repair garages (with the exception of
body repair), laundries and dry cleaning establish-

HEAVY COMMERCIAL DISTRICTS.

Such activities as auto and other equipment, repair and mainte-
nance services, as well as miscellanecus home furnishings and
clothing, cleaning and repair services must be located in areas
convenient to the residential areas they serve.

PROPOSED ZONING DISTRICTS

ments, furniture and similar storage warehouses,
and surrounding cemeteries in many cases, monu-
ment works and sales establishments. These are all
uses closely related to needs of the consumer and
therefore serve a purpose in the vicinity of resi-
dential areas. However, manufacturing and, of
course, the Coney Island type amusement are pro-
hibited in these districts. Otherwise, all uses per-
mitted in Residence Retail and other Commercial
Districts discussed above are permitted.

In order to limit the nuisances created by the per-
milted uses, cerlain restrictions and mapping prac-
tices are proposed. First, to prevent very large
establishments from coming into these districts,
they &ire seldom mapped to a depth of over 100 feet.
Where they abut Residence Districts a solid wall of
fire resistant material must be constructed along
such boundaries. Second, a limitation is placed on
the amount of production and servicing of goods
which can take place in establishments in these
districts. Not more than 10% of the floor area in
any permitted retail or wholesale establishment
may be used for production and servicing accessory
to such uses, and not more than 15 persons may be
engaged in such production and servicing in any
establishment. Machines used for production and
servicing are limited to a capacity of 3 horsepower.
Third, all activities which could possibly create
nuisance to the surrounding residence must be con-
ducted within completely enclosed buildings. Fin-
ally, no heavy commercial use is permitted in the




PLAN FOR REZONING

same structure with residences, although the ground
floor of residences in these diztricts may be used for
retail and commercial purposes permitted in other
distriets discussed above,

Parking and loading requirements for these (is-
triets, particularly in outlying areas, are siringent,
since the predominant uses generate a great deal of
automobile and truck trathe.

Commercial D-1 District
Floor area ratio—(.8
Residential buildings — for residences, the
bulk regulations of Residence B-1 District
apply.

Rear yard—20 feet

This district with the lowest permitted bulk of
all Heavy Commercial Districts is mapped along
highways and major traffic arteries in the outlying
sections of the City. Typical locations inclugle Coney
Island Avenue in Brooklyn, Boston Read {rom Bay-
chester Avenue to Hulchinson Street in the Bronx,
Northern Boulevard east of Flushing in Queens,
and Forest Avenue from Lochman Avenue to
Decker Street in Richmond.

The parking regulations for the Commercial D-1
District are quite stringenl. The regulations are
identical to the Commercial B-1 District where
eslablishments of over 3,000 square feet must pro-
vide 1 parking space {or each 300 square {eet of
floor area on the ground floor and one for each
1,000 square {eel of flodr area not on the ground
floor. In addition, there is a provision proposed that
in any event not less than 20% of the area of any
lot in the Commercial D-1 District must he devoted
1o off street parking purpoeses,

Commercial D-2 District
Floor area ratio—1.41
Residential buildings — for residence, the
hulk regulations for Residence B-3 District
apply.
Rear yard—20 feet
Since this distriet is mapped in more built up
medium-density areas the bulk permitted is greater
than in Commercial D-1. With the exception of the
parking requirements the regulations for the two
districts are the same. Since the Commercial -2
District is not generally mapped along highways
where vacant land is readily available at low cost,
it is not possible to provide as much parking in
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many cases as in Commercial 1-1. Twenty percent
of the lot area must be devoled to parking and uses
with 3,000 square (eet of floor area or more must
provide one off-street parking space for each 600
square [eet of floor area on the ground floor, and
for each 1,000 on all other Hoors.

Commercial D-3 District

Floor area ratio—>5.0

Residential buildings — {or residences, the

bulk regulations of Residence B-6 District
apply.

Rear yard—10 feet

This district has a very high floor area ratio con-
sidering the type of heavy commercial uses per-
mitted and its proximity in localion to residence. It
is designed specifically for the areas of Manhattan
and Brooklyn built up t¢ a floor area ratio of 5.0
or more where there are concentrations of large
slorage garages, [urniture warehouses and the like.
Typical locations include the areas adjacent 1o the
approaches to the Washington and Queensborough
Bridges in Manhattan. Parking and loading re-
quirements arve less than for any other Heavy
Commercial District. One parking space is required
for every 1,500 square feet above 50,000. Loading
requirements apply to smaller buildings. New
structures of over 15,000 and existing buildings
with over 30,000 square [eet must install at least
one loading berth.

COMMERCIAL-MANUFACTURING
DISTRICTS

There are a few areas in the City where the pat-
tern of manulacturing and residence uses has be-
come so confused and inextricably intermingled
over the years that other means than zoning will
have to be employed to determine their ultimate
functions. In some cases the removal of a physical
structure, such as an elevaled, might be sufficient
to change the pattern of use. In others nothing less
drastic than redevelopment and rebuilding of an
area for either residence or manulacturing will
straighten out the present confused land use pattern.
When either change has taken place it will be pos-
sible to rezone these areas into one of the more
clearly deflned districts. The proposed zoning then,
i of an interim or temporary nature. The Commer-
cial-Manufacturing Districts should only be used



for these selected areas, and at such lime when they
ne longer require such special recognition these
districts should be dropped from the Resolution.

There are two general categories of areas appro-
priate for Commercial-Manufacturing Disiricts.
First, there are the sircets with elevated struclures
n the older low bulk areas of Brooklyn which cut
directly through residential areas. Heavy commer-
cial and certain light manufacturing uses have
crept into this frontage over the years. Particularly,
a prevalence of small clothing manufacturing shops
were {requently found at scattered locations along
such frontage. For these areas the Commercial M-1
District with a floor area ratio of 1.4 is appropriate.
To a somewhat less extent this condition exisis in
Queens where the manufacturing uses are not neces-
sarily in the garment calegory, The other areas {or
Commercial-Manufacturing  Districts are in lhe
blighted sections of parls of East Harlem in Man-
hauan, and between Third and Park Avenuces from
Claremont to East Tremont Avenue in the Bronx.
Here the higher floor area ratio of 3.5 selected for
the Commercial M-2 District is appropriate. The
conditions arising {rom a comhination of manufac-
luring and residential use at such a bulk are much
more dangerous than in the Commercial M-1 Dis-
trict, but a close study of the residential and manu-
facturing bulks in these areas clearly demonstrated
that no lower bulk is possible. Of the 1wo Commaer-
cial-Manufaciuring Districts this is the less desir-
able, and should be the first to be dropped {rom the
Resolution when the ullimate use in tbese areas has
been clearly determined.

The Commercial-Manufacturing Districts permil
all uses found in the Commercial D Districts plus
the manufacturing aztivities — largely clothing,
novelty and printing — permitted in the Manufac-
luring A District described below. In addilion the
restricled manulacturing uses permitted in Resi-
dence-Restricted Manufacluring Districts, such as

MANUFACTURING DISTRICTS
BASIS OF THE DISTRICTS

Proposals for the Manufacturing Districts are
based on two major premises. First, zoning should
reserve for manufaciuring activities sufficient space
with the appropriate physical characleristics, trans-

PROPOSED ZONING DISTRICTS
[

optical and medical goods and equipment manu-
{acturing, are permitted. As a measure of protec-
lion to residence these uses are only permitied in
completely enclosed buildings, and in no case may
these manufacturing uses take place in the same
structure with residence. Permiited retail and
wholesale establishments may only devote 10% of
their Hoor area to production and servicing of
materials.

Commercial M-1 District

Floor area ratio—1.%

Residential buildings—for residence the bulk
regulations for Residence B-3 Distriet apply

Rear yard—20 feet

Parking Requirements—Same as for Com-
mercial -2 District. A minimum of 20%
of the lot area must be devoted to parking,
and one space per 600 square feel of foor
area on the ground floor and 1000 on other
floors must be provided for structures with
over 3,000 square feet of floor area.

Loading Requirements—New buildings with
aver 8,000 square feet and exisling struc-
tures of over 15,000 square feet of floor
area in retail, wholesale, or manufacluring
use must provide al least one loading berth.

Commercial M-2 District

Floor area ralio—3.5

Residential buildings—{or residences the bulk
regulations for Residence B.3 District
apply.

Rear yard—10 feet

Parking requirements—one space per 2,000
square feet of Aoor area for strucluves with
over 10,000 square feet or more,

Loading requirements—Same as for Commer-
cial M-1. New Buildings with over 8,000
square feet and existing structures of over
15,000 square {eet of Aoor area in retail,
wholesale, or manufacturing use must pro-
vide at least one loading berth.

porlation and utility facilities, and should encour-
age mulually beneficial relationships of uses, in
order to protect and stimulate the manufacturing
base essential to the Cily’s economic wellare. Sec.
ond, nuisance-producing establishments should be
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NCE IN MANUFACTURING DISTRICTS.

ir to keep new residences from areas inappropriate for liv-
d to preserve industrial land for its proper purposes, it is
»d that new residential construction be prohibited in
cturing B, C and D Districts.

segregated according to the character and degree of
the nuisance, in order to subject as few people as
possible to the most objectionable influences and to
protect adjacent Commercial and Residence Dis-
tricts.

Based on these premises, four manufacturing use
district categories are proposed. Manufacturing A
permits garment and related light manufacturing.
Manufacturing B permits an additional broad list
of general manufacturing operations. Uses added
for Manufacturing C include all heavy industrial
categories with the exception of the more noxious
and dangerous industries, which are permitted only
*in the Manufacturing D District.

These four categories of manufacturing use regu-
lations have been combined with necessary bulk
regulations to produce these nine proposed Manu-
facturing Districts:

District Floor Area Ratio Parking Ratio
Manufacturing A-1 10.0 Low
Manufacturing A-2 15.0 Low
Manufacturing B-1 2.0 High
Manufacturing B-2 5.0 Medium
Manufacturing B-3 7.0 Low
Manufacturing C-1 2.0 High
Manufacturing C-2 5.0 Medium
Manufacturing C-3 7.0 Low
Manufacturing D 5.0 High

The variations in floor area and the parking
differentials are necessary because.of the three
general types of locations occupiéd by each use
category. These are, first, the outlying one-story
plants on low coverage where large amounts of
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parking are needed and feasible. Second, the sec-
tions of the Bronx, Queens and Brooklyn on the
waterfront or rail rights-of-way, but removed from
the most congested areas. These are not adequately
served by rapid transit and therefore require some
parking. Finally, there are the central downtown
Brooklyn and Manhattan sections where bulk has
been high and parking difficult to provide. By com-
bining the bulk ratios in this fashion the number
of use districts has been kept to a minimum. Also,
by having similar bulk districts for Manufacturing
B and C, the possibility of Manufacturing B uses
seeking locations in Manufacturing C Districts
because of freer bulk regulations is minimized. If
this possibility had not been minimized the Manu-
facturing C uses might have difficulty in finding
sufficient choice of locations.

As a matter of fact there is little new manufac-
turing construction at high floor area ratios. Most
new building in all areas is being done at 1.0 or
below. A sample study of 2080 properties in vari-
ous Manufacturing B locations in the City showed
that at least 80% of the existing structures have
floor area ratios of less than 2.0 and half the prop-
erties were developed at 1.0 or less.

A requirement of off-street loading facilities,
based on floor area, is proposed in all Manufactur-
ing Districts. Off-street parking, related to building
floor area, is required for the larger structures in
all districts.

Sign regulations for these districts are not as
restrictive as in most Commercial Districts.

Where a Manufacturing District abuts a Resi-
dence District, it is proposed that transitional con-
trols (with additional bulk and use regulations)
shall apply to the abutting manufacturing uses, in
order to minimize the nuisance impact on adjoining
residences.

RESTRICTION OF NEW RESIDENCES
FROM MANUFACTURING DISTRICTS

It is proposed that future residential construction
be prohibited in Manufacturing B, C and D Dis-
tricts. This regulation, widely adopted in other
cities, is designed both to keep new residences from
an area inappropriate for living, and to preserve
existing good industrial land for its proper pur-
poses, essential to the City’s economic development.



Residence is not prohibited in Manufacturing A
Districts which cover only the high bulk light manu-
facturing areas of midtown Manhattan, where there
is little or no tendency for residence to locate. This
assures a sufficient contrast between the uses per-
mitted in districts permitting residence such as CD
and CM Districts and those prohibiting residence
to minimize legal questions.

The Consultants’ proposal t(,ohibit residences
in manufacturing areas is basg!l on considerations
such as these:
Protecting manufacturing land against en-
croachment by residence will help conserve the
City’s economic base.
Prohibition of new residence in such areas
leads to gradual elimination of exposure of
any homes to dangerous and obnoxious influ-
ences.
Separation of residence and manufacturing
uses permits better provision for services and
more suitable environment to each.

LIGHT MANUFACTURING DISTRICTS
Manufacturing A-l1 and A-2

These Light Manufacturing Districts, with pro-
posed floor area ratios of 10.0 and 15.0 respec-
tively, are designed specifically for use in the
garment manufacturing areas of midtown Man-
hattan. The distinction in bulk is primarily an effort
to confine the highest bulk to as restricted an area
as possible. Any measurement of congestion in
either of these districts would show that any addi-
tional building space in the area would only make
an already*inlolerable situation slightly more un-
economic and less susceptible to improvement by
traffic regulation. In addition to clothing manufac-
ture, the use regulations permit a limited number
of other non-nuisance manufacturing processes in-
cluding novelties and printing. However, open
amusement uses are obviously inappropriate, and
both the heavy commercial and the more objection-
able manufacturing uses are also excluded.

The strict use limitations, with exclusion of all
manufacturing processes involving any degree of
nuisance, are based on several considerations. If
objectionable manufacturing processes were per-
mitted, they would be a serious annoyance both to
the huge labor force working in the area, and to
those in the intensive central commercial area im-

LOFTS GIVE WAY TO ONE-STORY CONSTRUCTION.

The most desired type of manufacturing space today is in one-story
buildings with low land coverage, as illustrated by this new factory
in Long Island City. .

PROPOSED ZONING DISTRICTS

mediately to the east. Moreover, manufacture of
bulkier products would introduce additional con-
gestion, with a different type of trucking, into the
area. Since New York’s largest basic industry is
firmly established in this section, it is important to
protect it against any such encroachment.

The parking and loading regulations in these
districts apply only to the very large buildings;
100,000 square feet of floor area in Manufacturing
A-1 Districts, and 150,000 for Manufacturing A-2
Districts. The parking ratio to floor space is twice
as great for manufacturing uses than it is for stor-
age establishments, but in no case is the require-
ment greater than the equivalent of one full story
devoted to parking use. Parking requirements are
waived for all structures which do not have at least
75 feet of frontage on a street 60 feet or less in
width. Off-street loading berths are required for
new structures with over 15,000 square feet of floor
area, and existing structures of 30,000 square feet
of floor area which have at least 50 feet of street
frontage.

GENERAL MANUFACTURING
DISTRICTS
Manufacturing B-1, B-2 and B-3

The General Manufacturing B-1, Manufacturing
B-2 and Manufacturing B-3 Districts with floor
area ratios of 2.0, 5.0 and 7.0 respectively, are
designed to provide for the majority of the City’s
manufacturing employment outside the garment
trades. A broad list of manufacturing activities is
therefore permitted. However, since in many areas
manufacturing is carried on in close proximity to
residence, the heavier industries which would be
harmful to residence are excluded. New residential
construction will not be permitted in these districts.




parking and loading regulations identical to their
counterparts in the Manufacturing B Districts. The
uses permitted, however, comprise a long list which
in effect includes all other types of industry not
permitted in Manufacturing B, with the exception
of those involving noxious influences and dangers
which are confined to locations in Manufacturing
D Districts. Most heavy industry is therefore per-
mitted in Manufacturing C. Typical of these uses
are: machinery, building materials, leather tanning,
glass manufacture, rubber products, structural steel
and stone products. Most Manufacturing C Districts
are mapped in locations with access to water and

FACTURING D DISTRICT.

icted industry is confined to the MD District, illustrated by
eas as that in the vicinity of Newtown Creek above.

Typical manufacturing uses permitted in Manu-
facturing B Districts include: textiles, small metal
products, leather, paper and plastic products, and
electrical appliances. Required parking regulations
vary for each of the Manufacturing B District
bulks. In Manufacturing B-1 Districts an establish-
ment with 5,000 square feet of floor area or more
must provide one space per 1,000 square feel.
In Manufacturing B-2 Districts the starting point is
raised to 10,000 and the ratio reduced to one space
per 2,000. In Manufacturing B-3 Districts only
structures with 50,000 square feet qualify, and
they need only provide one space per 1,000 above
50,000 square feet. Manufacturing B Districts
usually are located on or near truck highway
routes, and have rail facilities in some cases.

INDUSTRIAL MANUFACTURING
DISTRICTS
Manufacturing C-1, C-2 and C-3

These districts, with floor area ratios of 2.0,
5.0, and 7.0 respectively are controlled by bulk,
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rail transportation. New residence construction is
excluded from all Manufacturing C Districts.

HEAVY INDUSTRIAL-
MANUFACTURING DISTRICT

This is the only district which permits all uses
including the most obnoxious and dangerous in-
dustries, but not including residences. Only one
bulk category with a floor area ratio of 5.0 was
established because bulk is an unimportant con-
sideration in this district which is primarily mapped
in out of the way sections of the City, either well
surrounded by other Manufacturing Districts or
separated by natural barriers from residence. Typi-
cal uses confined to this district include: manufac-
ture of chemicals, petroleum produects, paint, rub-
ber, glue, soap and fertilizers. Livestock yards and
the storage of explosives are also confined to the
Manufacturing D District, subject to the appropri-
ate City and State regulations and laws such as
Building Codes, Fire Department regulations,
Labor Laws, etc. Parking and loading regulations
are identical with those for the Manufacturing B-1
and Manufacturing C-1 Districts.
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CHAPTER 6

ADMINISTRATIVE PROVISIONS

In general, the proposed adminisirative provi-
sions follow the existing pattern of zoning adminis-
tration in New York City. This system is working
reasonably well, and no advantage would be gained
by adopting a diflerent system. A few important
modifications, however, are required partly because
of weaknesses indicated in past experience and
partly because of the structure of the proposed
Resolution. This Chapter explains such modifica-
tions and discusses briefly the operation of the
standard administrative provisions.

INTERPRETATION

Many of the interpretative clauses are standard
in zoning ordinances, such as those covering the
relationship between the ordinance and other regu-
lations applicable to the same subject matter. How-
ever, adoption of a wholly permissive Resolution
requires a mechanism to classify additional uses
which, though similar to those which have been
listed, are omitted — either because specific listing
was felt unnecessary or because they may simply
have been overlooked, or because of their develop-
ment after passage of the Resolution. Some added
uses may be important enough to warrant the for-
mal procedure of amending the text of the Reso-
lution, but usually it will be simply a matter of
interpreting the use groups. A mote informal pro-
cedure is therefore appropriate. For this purpose a
mechanism is set forth by which the Planning Com-
mission may make additions of other similar uses
to the use groups. Such & procedure is, of course,
limited to uses not already listed in other use
groups. ft is {urther required that the new uses
shall conform to the basic characteristics of the use

group, and shall not adversely affect the character
of any of the districts in which such group is per-
mitted.

ENFORCEMENT

A zoning ordinance is enforced by four means:
a huilding permit, a certificate of occupaney, in-
spection by the building department, and legal pro-
ceedings. In the present instance, as with all zoning
ordinances, conformity o zoning is a prerequisite
for the issuance of heth building permits and cer-
tificates of occupancy. Since the prerequisites for
issuance for these two permits are set forth at length
in the Administrative Code, no provision is made
in the Zoning Resolution. The proposed procedures
for inspection and criminal proceedings follow in
general the provisions of the existing Zoning Reso-
lution.

AMENDMENT

Before the adoption of the New York City Char-
ter in 1938, all changes in the Zoning Resolution
and in the zoning maps were handled directly by
the Board of Estimate. When the City Planning
Commission was established under the Charter, its
functions were defined to include a larger role than
the usual advisory position of such an agency.
Under the Charter, amendments of the zoning text
and maps are taken up first by the City Planning
Commission; and, if passed by the Commission,
such amendments go into effect after 30 days, un-
less rejected or modified by the Board of Estimate.
Moreover, under the present system proceedings to
amend either the text or the maps may be initiated
either by the Planning Commission or by petition
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submitted to the Commission. It is further provided
in the existing law that, if objections to a zoning
change are made by 20% of the owners in, immedi-
ately adjacent to, or directly opposite the area of
the change, the change may go into effect only if
approved by a unanimous vote of the Board of
Estimate. The Commission has prescribed a series
of rules for notice, hearings, and so on.

In broad outline the Charter procedure has met
with general acceptance, with a few exceptions. No
good reason appears, therefore, to change the basic
system. The proposed Resolution continues the ex-
isting division between proceedings initiated by the
Commission and those initiated by petition. How-
ever, several relatively minor changes are proposed
in the method for notice and hearing. While notice
in the City Record may satis{y legal requirements
for constructive notice, it is not seriously argued
that this constitutes an efficient method for notify-
ing those affected that a zoning change is under
consideration. It is therefore proposed that the Com-
mission should adopt the system — now required
in proceedings where private parties have initiated
petitions — of placing posters along.the streets in
the area aflected. While it is recognized that this
may constitute quite a big task, nevertheless pro-
visions for real notice are an essential part of demao-
cratic procedure well worth the bother. On the other
hand, it is not thought wise to subject the Commis.
sion’s staff to the burden of fnding the names of
all registered owners and sending them notice by
registered mail.

It is also proposed that, in proceedings Initiated
by the Commission, the Commission should, to the
extent practical, send notice of proposed changes to
the appropriate local organs of information and
places of assembly in the area affected, such as the
local newspaper, post office, community center, rail-
road station; and to interested groups and organi-
zations, At least in the outlying parts of the City,
this should represent a substantial improvement.

As for proceedings initiated by petition, the pres-
ent system, providing notice both by posting and by
registered mail as well as in the City Record, is
considerably more adequate. It is proposed to per-
mit all restdents of an area to initiate such petitions,
since all who live in an area are equally affected by
undesirable conditions which zoning needs to con-
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trol. The Charter procedure limits the time for filing
such proceedings to the month of April; and this
provision has placed undue burden on the stafl of
the Planning Commission during the Spring months.
It is therefore recommended that filing of such pe-
titions should be permitted throughout the year.

The existing clause requiring unanimous vote by
the Board of Estimate {or any zoning change pro-
tested by 20% of the owners in or near the area
affected was inserted to facilitate adoption of the
original Zoning Resolution. For a time analogous
provisions, permitting various uses in certain areas
by consent of affected or nearby property owners,
were also tried all over the country. It is now gen-
erally agreed that all such provisions have worked
very badly. In addition to opening the way to
neighborhood bickering, obstructive tactics, and
even brihery, such provisions run counter to the
basic principle of zoning as a legislative act in the
interests of public health, safety and welfare. Out
of thirty-two zoning ordinances examined, only
eleven contained 20% protest clauses; they have
heen omitted in most recent ordinances. New York
City experience has further shown how unreliable
and haphazard the system of private veto has be-
come. The 20% may, in fact, be only a single owner.
Moreaver, inclusion of various adjacent and oppo-
site properties makes it possible for a single owner
~— who may never have seen the area — to hlock
a change which is considered desirable by every one
in the area, by experts in the Planning Commission,
and by all but one of the City’s principal legisla-
tive representatives in the Board of Estimate. It
is therefore recommended that the Charter be
amended to eliminate the 209 protest clause
entirely.

One additional change is recommended in the
procedure for amending the Resolution. It is uni-
versally admitted that spot zoning is one of the
major faults of zoning. By spot zoning is meant the
relaxation of zoning restrictions (by a map change)
for a small area, usually as the result of political
pressure and {avoritism. Under the existing New
York Resolution, hoth use and bulk controls have
been so0 loose that the problem has not been as seri-
oux as in other cities, but it is not realistic to expect
this situation to continue. Under a Zoning Resolu-
tion with more effective controls, constant political



pressure may be expectd for amendments of the
7oning map to permit moe intensive use and bulk
for a particular lot. In order to provide a proper
and defnitive answer lo such requests, two limita-
Lions are proposed on small map changes.

First, no amendment shall be adopted {or an
area of 10,000 square feet or less — usually a
single lot ~— except in two situations: to adjust the
houndary of an adjoining district, and to estahlish
a small local shopping center. The latter provision
is deemed essential, for there is no reason to require
such shopping centers to be larger than is abso-
lutely necessary in residential areas.

Second, no amendment shall be adopted to in-
crease the permitted bulk for an area of two blocks
or less in Residence B Districts, again except for
specific situations where such change might be
appropriate. For example, such small change might
be appropriate to adjust an existing boundary, or
to increase permitted bulk where essential {or some
community {acility.

YARIANCES

Since no zoning ordinance can possihly ft every
conceivable situation created by topography, sireet
layout and land subdivision, such ordinances must
contain provisions to modify the requirements in
specific situations. The phrase used in the original
New York Resolution, “Practical difbculty and un-
necessary hardship,” haz been widely accepted all
over the country; and under New York law its mean-
ing is now well settled. Under this standard, vari-
ances may be granted only when the application of
regulations creates hardship in the development of
a parcel of land hecause of conditions which are
peculiar to that site and not prevalent in the sur-
rounding arca. No changes are recommended in the
proposed Resolution.

SPECIAL PERMITS

In addition to provisions for variance of the
literal terms of a Zoning Resolution to deal with
individual hardships, zoning ordinances usually in-
clude provisions {or permitting additional uses in
certain districts, subjcet to administrative super-
vision. Such provisions apply to uses whose appro-
priateness in certain areas may depend either upon
the site chosen or upon the method of construction
and operation.

ADMINISTRATIVE PROYISIONS

The parking provisions of the propused Resolu-
tion permit garages and parking lots as of right in
considerably more districts than in the present Reso-
lution, and thus the provisions for special permits
for garages and parking lots become considerably
less important. However, the proposed Resolution
provides for special permils in several types of
situations. Where the location of such uses has no
particular relevance to major problems of city
planning, it 1s appropriate to permit permits to be
granted by the Board of Standards and Appeals.
However, in a few instances, primarily involving
uses with a large trafhc-generating capacity, it is
proposed that permits should be granted hy the
City Planning Commission, since such uses will
aflect the plan of the City over a considerable area.
In most instances, the grant of a permit is eondi-
tioned upon specified findings.

Special Permits by the Board of
Standards and Appeals

The provisions for permits by the Board of
Standards and Appeals fall into three eategories.

First, provisions in Sections 7 {a) and 7 {¢) of
the present Resolution, permitling minor extensions
of existing buildings and uses, are continued. Sec-
tion 7 {b) which is duplicated hy the amended
version of 7 {c¢) 1s omitled. The provisions aflect-
ing termination of non-conforming industrial uses
and buildings non-conforming as lo bulk are essen-
tially similar.

Second, the Board is authorized to permit uses
and bulks not permitted under the provisions of
various sections of the Resolution. These provisions
apply to transition regulations and to height regu-
lations around airports, as in the present Resolu-
tion, and are applied to the regulations over off-
street parking and off-street loading. No showing
of hardship is required in these cases.

Thicd, in several districts, the Board is empow-
ered lo permitl certain additional uses subject to
such terms and regulations as may be appropriate
lo protect the surrounding area. These provisions
are generally analogous to those in Section 7 of the
existing Resolulion, but with important modifica-
tions. Uinder those provisions, necessary utilities —
fire and police stations, railroad passenger stations,
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electric substations, telephone exchanges and water
pumping stations — may be permitled in Residence
Districts and Residence-Restricted Munufacturing
Ihstricts, where they are not permiited as of right:
and radio towers may be permitted in Residence I3,
Residence-Restricted Manufacturing and Residence
Retail Districts. In Residence Rerail € Districts,
theatres, tourist cabins and Hlling stations may be
permitted in an appropriate area. Commercial
parking garages and commercial parking lots are
permitted in Residence Retail and Commercial A
Distriets, The provision on theatres was inserted
after a detailed study of the areas where Residence
Retail mapping was appropriate, since it appeared
that large numbers of theatres are presently located
in such areas. In addition, filling stations are also
permitted in Commercial B-1, B-2, B-3 and Com-
mercial € Districts. Finally, trailer camps may be
permitted in Commercial 1, Commercial M and
Manufacturing A Districts,

Special Permits by the
City Planning Commission

The various provisions inserted in the Zoning
Resolution in the last few vears for administrative
supervision of certain uses by the City Planning
Commission are consolidated in the proposed Reso-
lution into a single section. The existing provisions
{or review of large parking facilities, bux stations,
drive-in theatres, and airports are continued, ex-
cept heliports and airports may not be permitled
in Residence Distriets, and the districls in which
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drive-in theatres may be permitied are adjusted
to the new Resolution. Auditoriums and stadiums
are added to the list subject to approval by the
Planning Commission.

REGULATIONS FOR LARGE-SCALE
DEVELOPMENTS

The importance of certain special provisions for
large-scale developments has been discussed in
Chapter 1. Several provisions diseussed in that
Section — use exceptions, modification of bulk con-
trols, and checking on needs for schools and other
essential community {acilities
administrative section,

are included in the

SEPARABILITY CLAUSE

Since in zouing, challenges on constitutional
grounds are most often made — and upheld —
against the application of ordinances to particular
parcels of land, rather than on the regulations as

a whale, the separability clause presents a special
problem. Under the proposed eclause, if any
seclion of the text should be declared invalid in
toto, the legislative inlent i declared that the
eflect of such decision shall be limited to that
clause. Under a separate and more inportant pro-
vision, if the application of any section of the
ordinance to any parcel of land or building is de-
clared invalid, the legislative intent is declared that
the eff'ect of such decision shall be limited to that
particufar parcel of land or particular building,




CHAPTER 7

DRAWING THE NEW ZONING MAPS

The provisions of the Zoning Resolution are
without eflfect until the disltricts have been precisely
defined on a map. Only thus can the requirements
of the various types of disiricls be translated inio
controls aflecting the use of land and buildings and
property and the construction of new siruciures.

The preparation of the zoning map involves more
than an arbitrary drawing of district lines. The dix-
tricls as mapped and the restrictions and regula-
tions which they imposce must be a reasonable exer-
cise of the police power as defined by the couris
under the term= of the enabling legislation.

The impact of the mapping of zoning districis is
moreover of great significance from a ciiy planning

GENERAL OBJECTIVES

ldeally, zoning districis should include areas of
hemogeneous use, where a certain sei of controls is
unifermly applicable from the point of view of the
value of the property directly involved and the
health and wellare of the community in general. In
praclice, the isolation of such homogeneous is-
iricts is not always {easible, since through the years
prior 1o zoning and those in which an increasingly
obsolete law directed the development of the City,
incompatible uses have intermingled in many in-
siances 1o an exieni which makes an aiiempt at
orderly sorting oul all bul impossible, [n such cases
the problem is reduced to one of finding what could
well be lermed the common denominator of a

point of view. The zoning map is Lhe iangible ex-
pression of the outlook {or the future development
of the City. It lacks provision for public improve-
ments and services which are feaiures of a com-
prehensive city plan, except as existing streets and
parks, etc., may appear incidentally on it. But in a
very real sense 1t is an imporiant element of the
cily plan, {or it reflects and 1o a large degree deter-
mines the nature of the privaie property develop-
ment which all other elements of the plan are in-
tended to serve.

Hence il is important o realize in drawing a zon-
ing map that not enly the developmeni of property
within each district is involved, but the future struc-
ture of the whole City is influenced,

specific area and subjeciing it 1o conirols which
best answer, on the whole, ils immediate and future
needs as well as those of the larger community of
which it is a part.

A syitable inier-relationship heiween the map-
ping of specific areas and the control of the area by
zoning districl regulations 1= only possible if the
regulations are drafted with due consideration of
existing field conditions. This correlation was
achieved in the Plan for Rezoning through consiant
field lesting of the conirols as they were being
drafted: by their application 1o typical areas, and
by their modification in the light of this application.
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To help determine where districts should be
mapped, a thorongh study was made of existing
land uses and of recent building trends. Additional
governing considerations were derived from the
sludies of future residential, commercial and in-
dustrial space requirements; and land to meet these
requirements was sel aside in areas most suitable
for each purpose. Also, wherever incompatibility of
uses wilhin an area threatened the health and wel-
fare of the community and the stability of property
values, an attempt was made 1o discourage, and in
some casges even to prohibif, the continuation of
existing practices. [n some instances new features,
such as newly built or planned highways and parks,
have influenced the mapping substantially., Wher-
ever possible, an attempt was made 1o map Resi-
dence Districts in a way which would enable them
to be part of communities, rather than permil them
to become isolated pockets surrounded by non-
residential uses.

PROCEDURE

The stafl concerned with mapping was organized
into fAive teams for assignment to the five boroughs.
This was necessary because of the vast extent of
Greater New York which is really “hve cities in
one.” It was also desirable because of the wide
variety of conditions and substantial diflerences
encountered in the various boroughs. The several
teams were thus enabled Lo make intensive feld
observalions and studies in their respective bor-
oughs, and to accommadale the mapping to the con-
ditions there encountered.

Care was taken, through constant staff inler-
changes between he borough teams and the head-
quarters stafl, lo insure a consistent approach to the
problems encountered, and to keep the regulations
realistic in the light of conditions actually encoun-
lered in the field.

Cerlain basic studies were made prior to the
mapping of each borough. The most important of
these was the preparation of a series of overlay
maps collecling in a readily visible manner com-
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Each districl was mapped in such a way as to
insure thal various necessary service [acilities will
be easily accessible to it. Thus the localion and
amount of residence relail frontage was based on
the residential area and population il was lo serve.
Similarly, Heavy Commercial Districts were gen-
erally located with reference to the residence and
commercial areas they serve,

The mapping operalion involved not only an en-
tirely new set of districts but the complication
inherent in reducing New York City’s zoning regu-
tations from the present 3-map syslem to a single
map system. This required close attention lo lhe
guestion of building bulks coincidentally with the
determination of uses. Under the intensive develop-
ment presenl in New York, with its rapid transi-
tions in bulk, use, and land value, careful exam-
ination of land use malerials available and field
checks had to be made belore the mapping operation
could be carried on by the staff with assurance.

parable information about every piece of property
in the City. These are described in the following
paragraphs,

Generalized Land Use Maps

For zoning purposes, it was important to deler-
mine the predominant land use over large areas,
For this purpose an overlay was first prepared on
the original 600 scale land use maps on which small
variations in land use were disregarded. On this
map residential areas were further broken down by
prevailing bulk of buildings.

These 35 sectional overlays were then reduced in
scale to show each entire borough on one sheet to
enable the siafl to visualize clearly the major land
use patterns in each borough.

Determination of Stabilized Areas
Obviously in an almost fully built-up city such as
New York there is nol as much flexibility in project-
ing a desirable land-use paltern as there would be
if the City contained large amounts of undeveloped



land. Changes in recently developed areas are not
likely, and the same is true as well in many areas
where building investments are particularly heavy
including railroads and stations, libraries and mu-
seums, armories, etc. Moreover, various municipal
features such as parks, parkways, schools and others
were deemed to be of a permanent character. A
map was prepared, where all areas not considered
likely to change in the next twenty years were shown
according to their characteristic use and bulk.

Determination of Building Trends

With the help of the Sanborn Insurance Atlas,
overlays on the 600-foot scale land use maps were
prepared showing the development which has taken
place in the last twenly years in the Bronx, Brook-
Iyn, Queens and Richmond. For Manhattan, due to
the facl thal the major part of its development
ocenrred prior to 1930, a special set of overlays
was prepared showing the building trends between
1910 and 1930, as well as those from 1930 to dale.
These overlays were especially helpful in insaring
that the mapping of the proposed zoning district=
would not, in general, run counter to discernible
trends,

Determination of Land Values

Map= were prepared showing the assessed value
of all land in the five boroughs. These maps showed
the extent to which land values were based on zon-
ing as well as= on actual use. They also helped insure
that the proposed mapping would take into con-
sideration effect of rezoning upon the City’s prime
saurce of revenue.

Determination of Retail Frontage

In view of the fact that considerable reduction in
frontage zoned for business was contemplaled, a
detailed study of existing retail and related uses
was made with the help of dala collected in the
New York Journal-American Sales Control Manual.
Field surveys of all such frontage which included
a listing of the uses found in many major commer-
cial centers were made by the staff. Maps were
prepared showing all block froniz where al least
30 per cent of the frontage was found to be in
relail and related consumer service uses. On the
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hasis of these maps of existing retail use and resulis
of other studies of retail activities, standards and
rules for the mapping of retail frontage were eslab-
lished. With this background the retail frontages
were mapped in guantities sufficient to serve sur-
rounding residential populations and yet provide
reasonable choices of location for merchants,

Existing Building Bulks in Proposed
Commercial and Manufacturing Districts
In order to insure that the proposed maximum
building bulk regulations in Commercial and Manu-
facluring Districls were realistic in the light of
existing conditions, a special sludy of Lhese areas
was made. 1n each case computations from the San-
born Insurance Atlas were made of the average and
maximum bulk prevailing in the district,

Special Studies

In addition, special studies were made of condi-
tions which were deemed important to the develop-
ment of a particalar borough, but which had no
general application. For example, in Manhattan
special studies were made of the bulks of the build-
ings in the area south of 39th Sireet and of manu-
facturing locations by type of manufacturing. In
Richmond special studies covered land in 1ax liens
and the patlerns of land ownership in areas still
vacani and undeveloped.

The studies and maps mentioned in the para-
graphs above, together with a large volume of notes,
constitute the documentation of the mapping opera-
tion. While the mapping was in progress, the stafl
sought the views of various civic and real estate
groups, of municipal departments and of the vari-
ous special purpose public authorities. Many of
their suggestions and criticisms were incorporated
in Lthe proposed maps, which does not imply, how-
ever, thal the proposals of the Consultants have the
endorsement of such groups.

It should be sirongly emphasized that within the
limitations of lime and stafl (fve field leams of two
or three members each) this conslilutes Lthe best joh
of mapping the 36,000 City blocks which could
have been done. Further discussion with local
groups and borough officials as well as detailed
public hearings must precede final adoption of the
proposed zoning maps.
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EXISTING LAND USE AND FUTURE NEEDS

EXISTING LAND USE
Grouped according to the basic zoning classili-
cations, residence, commerce, and manufacturing,
the existing use of land in the city as a whole and
in each of the five boroughs exclusive of streets and
of areas devoted to parks, plavgrounds, cemeteries,
airports, and other similar large institutional uses,
is as follows:
FEXISTING LAND USE IN NEW YORK CITY
1948

Land Actually in Use: i. e. Exclusive of Streets,
Large Parks, Playgrounds, Cemeterics, Airports,
and Other Similar Large Reservations of Land

Manufacturing® Commerce® Residence”

New York Ciy 11680 - 1930 41.020
Manhaltan 1,540 o260 3,24}
Bronx 1,490 340 4,87
Brooklyn 3,650 42() 13,380
Queens 3,200 320 15,830
Richmond 1,800 90 3,700

sManufacturing includes lighl. general and lieavy manu-
facturing, and services usuvally associated with it or
located in manufacturing areas. Specifically the fol-
lowing land use categories designated for the 1948
study are included: warehousing, loft and Hght in-
dustry, autemolive slorage and serviees. industry and
transportation.

PCommerce includes all offices and stores without resi-
dence overhead.

‘Residence includes all land used for residential purposes
including those buildings with stores on the ground
floor.

FUTURE NEEDS AND PROPOSED
ZONING

Calculations of the amounts of land needed in #

the future (1970) for these purposes have been
presented in Chapter 2.

Fands allocaled to these purposes by the pro-
posed zoning districts have also been measured.

For the ¢ity as a whole these relationships are as
follows: .

1t is to be noted that in the case of land for manu-
facturing, the needs were estimated very generously
both because of the importance attached to this
economic activity, and recenl trends toward more
extensive use of land by manufacturing plants. Be-
cause of this generous estimate, the land zoned [or
this purpese is only slightly greater than the esti-
mated nead.

In the case of commercial lands, the estimate of
need did not greatly exceed present use, because it
seems doubtful that any great amount of new land
will be needed for these purposes in view of present
tendencies toward concentration of commercial
uses. However, in this instance, the lands proposed
1o be zoned for these purposes are some 50%
greater than the estimated requirements. This gives
considerable latilude in choice of siles.

These diflerences also reflect the fact that resi-
dence will be excluded generally from manufactur-
ing areas, so that their zoning can be figured much
more closely than that of commercial areas, from
which residence would not be excluded.

ACRES IN PROPOSED DISTRICTS

Menufacturing?  Commerce* Residence!
Existing Use® 11,680 1,930 41,020
Estimated Need® 20,970 2,160 (not estimated )
Proposed Zoning® 21,855 3,265 66,750

“For notes relating to existing land use see footnotes for the table above.

"For methods of determining estimaled need see Chapter 2.

“Proposed zoning categories were combined as follows to permit aceurate comparison between
existing use, estimated need and proposed zoning:

dManufacturing: includes all Manufacturing and Heavy Cominercial Districts.

“Commerce: includes al} Commercial Districts except Heavy Commercial and includes a partial

acreage allowance for Reésidence Retail.

fResidence: includes all Residence Districts. Residence-Restricted Manufacturing (since the ex-
tent to which these areas will be used for manufacturing is unknown), and Residence Retail
{since residences may be built above stores).
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Comparable figures have not been given for re-
tailing, because so much present and anticipated
relai] store space is to be found not only within
Residence Districts but actually within residence
buildings. This doubling up makes it difficult 1o
present absolule measurements. Greal care has
been taken, however, to assure adequate provision
for the retailing function in the proposed zoning,
without repealing the past mistake of grossly ex-
cessive retail {rontages.

POPULATION CAPACITY OF
PROPOSED RESIDENCE DISTRICTS

The quantity of land needed for residence is, of
course, a function of total future population and of
population densilies in the various residential areas.
It has therefore not been figured comparably to the
other uses. It should be noted, however, that the
proposed zoning contemplates more than a 50 per
cent increase in land zoned for residence, and there-
fore, in the light of total population estimates, pro-
vides for a significant decrease in densities. It
should also be noled that this land includes land for
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residence retail, and for any expansion of any land
used for residence services, schools, parks, ete.,
although existing land in these uses is excluded.

In order 10 efflectuate a decrease in densities,
population capacily, while providing for flexibility,
must nol be excessively above ;mpulaiion cstimates,
The following table shows the comparison between
the estimated population for 1970 and the capacity
provided by the proposed zoning envelope.

The comparison between estimated population
and the capacity aflorded by the zoning envelope
indicates thal room 1s provided for almost hfly per
cent more people than the estimated 1970 popula-
tion. The leeway belween expected population and
population capacily varies between boroughs, with
the grealest margin provided in those boroughs
where the grealest population change is expected.
While the difference between total expected popula-
tion and total capaecity 1s not excessive considering
the need to reserve some of this land for recreation,
education and local shopping, the zoning envelope
provides space for more than six times as many
persons as the expected increase in population.

COMPARISON OF POPULATION CAPACITY OF PROPOSED
RESIDENTIAL DISTRICTS WITH ESTIMATED 1970 POPULATION

1Y Proposed

Residential
Hnr(mgh J’.’Aming
. (Acies)
Manhaltan 3,080
Bronx 7.935
Brooklyn 16,290
Queens 25.380
TOTAL 1t BOROS 52,685
Richmond 14,0065
NYC TOTAL 06750

4% Column 2

2y Population 3) FEstimated
as % of

Capacity of 1070

Zoned Area Papulation Column 3
(Persons) (Parons™ ,oaumn e
2,091,004 1,920,000 1099
2.284.000 1.650.000 139
1.850.000 2,560,000 1314
3.218.000 1.815.000 177%

11,:489.000 8.315.000 138%
1,130,000 240.000 471 %

12.619.000 8.585.000 147%

MAPPING THE FIVE BOROUGHS

BOROUGH OF MANHATTAN

Rezoning for Manhaltan must recognize that vir-
tually all Jand arcas in the Borough have been de-
veloped and that use patterns are firmly established.
Some changes in use are neverlheless inevitable
over the years, particularly in areas designated
for slum clearance and redevolpment.

For this reason the major objectives of rezoning
in Manhattan are to {acilitate a gradual reordering
of present undesirable mixtures of land uses and

building types: to bring use areas inlo proper
accord with future growth prospects; and to prevent
excessive bulk in future building in central com-
mercial and manufacturing areas and in residence
areas — parlicularly those in which normal new
building 1= likely to take place and those old ones
which will eventually be cleared and rebuilt.

Existing Zoning
Generally almost all Residence Districts permit
an excessively high building bulk. Many almost
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wholly residential areas, moreover, are mapped in
non-residential, primarily Business, Districts. Out-
standing examples are such areas as East Harlem
and the Lower East Side.

Excessive bulks are also permitted in non-resi-
dential districts. Strip business zoning covers, in
many instances, exclusively ground floor retail de-
velopment. Local Retail, the corresponding present
district, is mapped only in a few isolated spots. In
addition, a few large Unrestricted Districts cover
areas where the existing development would war-
rant a light manufacturing classification. Such areas
are to be found in midtown, between 14th and 30th
Streets and 5th and 7th Avenues, between 36th and
40th Streets and 7th and 10th Avenues. Also, areas
such as Manhattanville, Upper East Harlem, the
Dyckman Street area and the vicinity of Bellevue
Hospital are predominantly residential, or closely
surrounded by residential development, and are
therefore improperly zoned Unrestricted.

Proposed Zoning

Residence Districts. The proposed Residence Dis-
tricts reflect the fact that no future increase in popu-
lation is seen for the borough. The highest bulk
district, Residence B-7 (floor area ratio 10.0), is
mapped only in areas where present development
and land values have created a pattern of exceed-
ingly high residential densities which can be justi-
fied in terms of special amenities or special occu-
pancy. Also, the lowest bulk classification reason-
able for the borough in view of land values and
population requirements, Residence B-4 (floor area
ratio 2.4), is mapped as widely as was found prac-
tical. This lowest bulk district is mapped in areas
of relatively low land values, away from rapid
transit facilities, and where there was some likeli-
hood of public assistance in clearance of land for
redevelopment.

The zoning proposals are adequate to accommo-
date the borough’s potential population with a
reasonable surplus for flexibility and variations in
building bulk. In addition, it is expected that the
residential areas mapped in Commercial Districts
may continue to house some substantial proportion
of the borough’s population. yAr

Residence Retail and Commercial Districts. No
substantial reduction of retail frontage was found
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possible due to the fact that continuous retail street
frontages are a necessary complement of excep-
tionally high residential densities. For the same
reason it was not found possible to encourage “clus-
tering” of stores, since such a procedure would
lead to burdensome package-carrying distances for
large numbers of people and would increase the
necessity for pedestrians to cross heavy traffic
streets.

Manhattan’s Commercial Districts include the
highest valued land anywhere in the City. The prin-
cipal areas mapped for commercial use are the
downtown and midtown central commercial sec-
tions; major but less intensive sections on, and ad-
joining, 14th Street, on Broadway between 72nd
and 110th Streets, on 125th Street and on 181st
Street: and mixed commercial and residence areas
with a limited amount of manufacturing, princi-
pally on the lower East Side and in East Harlem.
The wide range of activities taking place within
the major central areas have had a tendency to
separate into various specialized locations, with the
result that parts of the same district frequently
seem quite dissimilar in character. Thus the Com-
mercial B District embraces areas devoted to
general retail, office use, and wholesaling; concen-
trated retail centers serving adjacent residence
areas; and a special district with unrestricted
signs (Commercial B-6) — the central theatrical
and amusement district.

The highest bulks are found in the lower down-
town area, in the vicinity of Grand Central Station,
along 5th Avenue and along central portions of
the principal side streets such as 57th, 42nd and
34th Streets.

Heavy Commercial Districts are mapped in such
areas as the vicinity of the waterfront, the upper
reaches of Amsterdam and 7th Avenues, the ap-
proaches to the Washington and those to the
Queensborough Bridge.

Commercial-Manufacturing Districls are gener-
ally mapped in redevelopment areas, where no
identifiable trends indicate clearly the type of de-
velopment likely to take place in the near future,
and where the present intermingling of uses would
make any other decision little short of arbitrary.
It is expected that, following the formulation of



redevelopment plans, or the emergence of a clearer
pattern of development as a rvesult of other opera-
tions, the zoning of these areas may need to be
revised.

Manufacturing Districts. Proposed Manufactur-
ing Districts ave based on the analysis of trends in
the Jocation of manufacturing establishments since
1900. At thal time the prineipal manufacturing
concentrations were located in lower Manhattan
near the East River. In 1922, the most siriking
shift was that towards the West 5ide, along the Hud-
son River pier area. In 1916, no diminution of
activity was apparent on the West Side, while the
most significant growth had taken place in the cen-
ter of the midiown section, north of l4th Street
between 3rd and 8th Avenues, with an exiension
pointing eastward and centered along 12nd Street.

The garment, millinery and graphic arts centers
located in the center of the borough and on excep-
tionally high cost land, are mapped in a restricted
figh bulk light Manufacturing District. The manu-
facturing sections of the lower and upper downtown
areas are mapped in General Manufacturing
Districts, The West Side waterfront itself and the
Fulton Market — Brooklyn Bridge section — are
mapped in a heavy Manufacturing District. {No
noxious industry is permitted anvwhere on the
island). Addiional small Manufacturing Districts
were mapped to recognize small manufacturing
establishments and transporlation facilities, such as
the Ruppert Brewery in the East 90’5, the New York
Central’s Manhattanville Terminal, etc.

BOROUGH OF THE BRONX

Rezoning for the Bronx must recognize that,
although &ll lands in the borough bave not been
developed, use patterns in most areas have been
clearly established and definite trends have heen
established in most of the remaining areas. In gen-
eral, il may be said that the western half of the
horough ix not expected 10 change materially in the
next twenty vears, since it was so rvecently devel-
oped. However, the availability of vacant land, the
construction of new parks, parkways and express-
ways, as well as the forthcoming reduction in water
pollution in Long Island Seund, which will make
boeating and even swimming possible, may all con-
iribute to the more intensive development of the
borough’s vastern end.

DRAWING THE NEW ZONING MAPS

Existing Zoning

More than 80% of all land now zoned for multi-
family residential use in the Bronx could be de-
veloped at almost double the bulk of most present
developments, Present zoning iz also equally ex-
cessive in arcas where one- and two-family houses
are the predominant type of development. Frontage
zoned for business substantially exceeds the front-
age used for such purposes. Recent rezoning by the
Planning Commission has made an attempt at
reducing such business frontage, especially in the
proposed redevelopment area south of Crotona
Park. On the other hand, present business zoning
has permilied the inhltration of manufacturing and
heavy commercial uses especially along Thivd and
Jerome Avenues, Boston Post Road and White
Plains Road. Unrestricted zoning generally follows
existing development or includes vacant land suit-
able for industrial use.

Proposed Zoning

Residence Districts. The only districts restricted
to detached single-family houses correspond to the
present G Districts, and are all located in River-
dale. The permitted intensity of development in-
ereazes with the proximity of the various areas to
transportation facilities and to employment oppor-
tunities. In all recommendations made, existing
development was one of the major determining in-
fluences. The highest bulk permitted anywhere in
the borough is mapped in the area roughly bounded
by Fordham Road, the Grand Concourse, 153rd
Sireet and Jerome Avenue. In some instances, the
proposed zoning restricts the bulk of buildings
below that prevailing in the area, despite the fact
that it is recognized that the full benelits of such
zoning will not he {elt for a number of years.

Residence Retail and Commercial Districts. In
general, it was {ound possible to map residence
retail frontage in such a way as fo encourage the
“cluslering” of stoves rather than permit their de-
velopment in endless strips. Wherever the type of
surrounding development allowed, sufficient land
was included in residence retail areas to permit
the development of adequale off-street parking
facilities,

High hulk Commercial Districts include all the
areas of highesl commercial activily (such as Ford-
ham Road, 149th Sireet, ete.) and areas surrounded
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by very high bulk residential development. Else-
where, as well, especially in the immediate vicinity
of subway stations and at important traffic inter-
sections, a higher bulk than warranied by the ex-
pectation of commercial development was mapped
in order to keep parking requirements to a reason-
able minimum. It would alse permit residential
development, if it were to occur, in such areas to
be built to a bulk corresponding to that of the sur-
rounding neighborhood.  Outlying  commercial
centers were assigned to lower bulk disiricts in
conformance with existing hulk patterns and park-
ing needs.

Heavy Commercial Districts were mapped aleng
major trafhe arteries, and in a few isolated cases, to
include City transportation yards, monument works
around cemeteries, drive-in movies and boat yards,

Commercial-Manufacturing Districts were map-
ped in some areas where incompatible uses are
loo intermingled to make any other decision possi-
ble. Most areas thus designated are scheduled for
eventual clearance and redevelopment.

Manufacturing Districts. Heavy Manufacturing
Districts are mapped in areas where such uses al-
ready exist or where rail, water or other transporta-
tion features make such areas desirable for man-
ufacturing development. The marshy area bounded
by the Hutchinson River, Givans Basin and the pro-
posed New England Thruway, while vaeani, is
placed in a Manufacturing District by reason of
the excellence of transportation facilities serving it
and also by reason of its isolalion from residential
areas. General Manufacturing Districts are scat-
tered throughout the borough to correspond to the
present development pattern as well as to encour-
age the development of outlying centers of em-
ployment.

Noxious industry 1s permitted only in the Hunts
Point Area, along the East River, substantially in

accord with present “unrestricted” zoning.

BOROUGH OF BROOKLYN

Brooklyn has the largest population of all ihe
baroughs, providing homes for ahout 36% of the
(ity’s inhabitants. I also has the largest drea in use
{or industrial and manufacturing purposes. Many
of ils residents live on land preseully zoned for non-
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residential uses. One of the major objectives of
rezoning in Brooklyn, and one of its major prob-
lems, is to make available sufficient land for indus-
try and manufacturing and provide good residential
conditions for the many people living near large
manufacturing employment centers.

Other objectives of rezoning are to facilitate a
gradual reordering of present undesirable mixtures
of land uses and building iypes; to protecl pre-
dominantly developed one- and two-family rvesiden-
lial areas against the encroachment of tall apart-
ment houses and excessive retail store frontage;
and generally to bring about an improved borough
paltern of land use.

Existing Zoning

Approximately one-fifth of the borough is zoned
Unrestricted or Business despite the fact that the
character of many of the areas therein i predom-
inanily residential. This applies particularly in the
old, well-established communities of Williamsburg,
Greenpoinl, Bushwick, Bedford-Stuyvesant and
Brownsville. The areas where such lack of protec-
tion of residential development is in evidence are
also the areas where are found Brooklyn’s worst
slums and blighted areas. Fifteen to twenty percent
of the borough’s population lives in non-residential
districts.

Excessive strip business and retail zoning is also
prevalent, with resuliing sterilized land. Fxcessive
business zoning is also responsible for the slow en-
croachment of manufaclturing uses along retail
streets and the consequent blighting not only of the

retail streets themselves, but also of the surround-

ing residential arcas.

No protection is offered the downtown Commer-
cial District, where only a short stretch of Fulton
Street is zoned restricied retail, while all the rest is
zoned “business,” therehy permitling the encroach-
ment of heavy storage and manufacturing estab-
lishments into the area.

Spot zoning examples are numerous. Partly, they
were made in answer {0 the demand for space for
manufacturing establishments. However, many
were made when the original Resolution was
adopted, for the purpose of legalizing manufactur-
ing plants in their existing location; this despite the
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fact that often such plants were located in solidly
residential areas.

Present residential bulk zoning throughout aboul
80% of the borough is excessive, since il corre-
sponds to development with 12-story buildings on
80% coverage. Wide ™venues, such as QOcean
Avenue, are zoned for even higher bulks. Most
seetions where prevailing development is of low
bulk are offered no protection whatsoever.

Proposed Zoning

Residence Districts. The two districts presently
restricted 1o detached single-family houses are
placed in a corresponding districl, Areas where the
predominant development consists of single family
houses such as Bay Ridge and Flatbush, as well as
undeveloped areas located far from transportation
lines and not served by community facilities, such
as New Lots and Flallands, are mapped in lowest
bulk general residence. The bulk increases with the
relative proximity of the various areas lo rapid
transit lines and to the downtown section, always
recognizing the predominant present development
of each area. Most of the residential area is placed
in a districl permilting a maximum floor area ratio
of 1.4, corresponding to predominanl existing bulk.
Most recent development in the more outlying areas
such as Beachhaven at Brighton Beach, Arlington
Village in Fast New York and others, whether com-
posed of two-, three-, or six-story buildings conform
to the requirements of this distriet. Higher densities
are permitted in areas where present high bulk de-
velopment 1s comparatively stable, in areas which
afford easy access to major employment centers and
in areas where the value of the land is high due to
its location along a wide avenue or in close proxim-
ity to large parks.

Residence Retail and Commercial Districts. Resi-
dence Retail frontage iz mapped along streets in
resideniial areas having substantial business activ-
ily and in all areas where residential building ac-
tivity juslifies the expectation that an inerease in
population will be followed by a corresponding
increase in retail activily. In some instances resi-
dence retail is proposed for frontage presently
oeceupled in eonsiderahle proportion by light manu-
faeturing and heavy commercial uses, but where the
presence of such uses is having an adverse effect on
the characler of the shopping street. It is hoped

DRAWING THE NEW ZONING MAPS

that, in time, such uses can be induced to move to
areas reserved for heavy commercial and manufac.
turing activities. Residence Retail A and C Dis-
tricls are mapped to a depth of 150 fect wherever
possible.

Commercial Districts. The downlown commercial
area is placed in a Restricted Commercial Distriet.
Such recognized aclive xecondary shopping cenlers
as Sunset Park, Borough Park, Bay Ridge, etc., are
placed in a Ceneral Commercial District with a
bulk corresponding o the comparatively low bulk
of the xurrounding Residence Districls. Areas close
to downlown, where only large structures would
have space for required off-street parking, are
placed in a Commercial District with higher bulk.

The two Amusement Districls mapped are in
{loney lsland and at Ebbets Field.

Heavy Commercial Dislricls are mapped princi-
pally where such uses oceur along major trucking
arteries, al important trafhic intersections, adjacent
1o major and secondary shopping centers and m
appropriate places o service residential areas.

Areas where the intermingling of uses is so hope-
less as to preclude the possibility of a radical solu-
tion wilhin the scope of zoning powers are placed in
Commercial-Manufacturing Districts. This is done
with the understanding that such areas will be eon-
stantly reviewed, and that a positive zoning decision
will be taken when definite trends in use are dis-
cernible. In many cases, the solution will be
aehieved through wholesale elearance and rede-
velopment of such areas.

Manufacturing Districts. General and heavy
manufacturing areas are found throughout the bor-
ough, and the mapping of these districts is gener-
ally in aecordanee with this patlern.

The amount of vacanl land available in such dis-
tricts may cause an increase in manufacturing ac-
tivities in the more outlying areas, thus redueing the
rush-hour load on the Manhattan bound rapid-
transit lines.

Noxious industrial districts are mapped along
Newiown Creek and parts of the New York
Bay waterfront, generally following the pattern of
present Unrestricled Districts. Wherever possible,
the proposed manulacturing building bulks are low,
in order lo permit the development of much-needed
off-sireet loading and parking facilities.
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BOROUGH OF QUEENS

The major change from existing zoning in Queens
is the proposed general lowering of permitted bulk
for restdential development throughout the barough,
Most of Queens under present zoning is eligible for
the kinds of apartments now going up in Manhal-
tan. Such construction obviously will not occur all
over the borough, for if it did Queens could easily
absorb the entire presenl population of New York
City.

A second important contribution of rezoning for
the borough of Queens is guidance of the develop-
ment of the remaining tracts of vacant land in the
borough so that they are used in the best possible
way from the point of view of the borough as a
whole, Specifically, in recent years some of the
last good industrial sites in Queens have been taken
for housing developments. Typical areas affected
are in Astoria {Marine Tervace), and Long Tsland
City  {Queensview, Ravenswood and Queens-
bridge). The proposed Zoning Resolution would
set aside and protect a good proportion of the besl
remaining undeveloped industrial sites by placing
them in Manulacturing Districts from which new
residences would be excluded.

Existing Zoning

The outstanding characteristic of residential zon-
ing in Queens is the extraordinary discrepancy
belween it and existing development. While one-
and two-family houses predominate almost cvery-
where, approximalely 60% of all residentially
zoned land permits development with twelve-story
buildings covering 80% of their lot. There are
several areas resiricted to one-family houses, some
of which, however, include oullying undeveloped
land unsuitable for residential use. The remainder
of the residentially zoned land permits develop-
ment equivalent to six-story buildings on 30-35%
of the lot. The total number of people which could
be accommodated in the Residence Districts of
Queens 15 30,000,000, approximately 20 times ils
population.

Strip business and retail zoning is prevalent,
especially in the older, more inlying areas.

With the exception of such inztances as the land
northwest of the interseclion of Horace Harding
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and Queens Boulevards, in Corona, large sections
of College Point and the Rockaways, the unre-
stricted and manufacturing zoning covers indus-
trially developed areas or areas generally suilable
for industrial development.

Proposed Zoning _

Residence Districts. The fact that the mosl pre-
valent type of development in Queens is the one-
and two-family house has been recognized in the
mapping of the proposed districts. High bulk apart-
ment houses are permilted only where they already
exist in areas located in close proximity to rapid
transit and railroad lines. Medium bulks are also
proposed in such older residential areas as Stein-
way and other locations near rapid transit and
railway passenger slalions, which are close to
major employment centers both in Queens and in
Manhattan.

Districts permitling exclusively one-family houses
were mapped only where existing zoning is similar,

Residence Retail and Commercial Districts. At
present, with the exception of the major commer-
cial centers, retail and accessory activilies take
place in establishments located on the ground floor.
Residence Retail Distriets are mapped throughout
the borough where some degree of retail activity s
present or may be clearly anlicipaled. Wherever
possible, Residence Relail Distriets are mapped to
a depth of 130 feel, lo permit the development of
ofl -street parking facilities.

Major commercial centers, such as those in Ja-
maica, Flushing, Jackson Heights, etc., are mapped
in a district corresponding to existing present de-
velopment and parking needs.

Several Commercial-Amusement Districts are
mapped in the Rockaways to include the beach and
resort activities present in thal section of the
horough.

[n addition, some small areas where the inter-
mingling of uses ix such as to preclude the possibil-
ity of a just decision al this time, are mappe®t in
Commercial-Manufacturing Districts.

Hanufacturing Pistricts. All existing concenlra-
tions of manufacturing establishments are recog-
nized and protected by assignmenl lo appropriate
soning districts. Sufficient vacant land has been in-



corporaled in Manufacturing Distriels 10 accommeo-
date  all estimated increases in manufacturing
activities in the borough 1o 1970.

The major indusirial cenler of the borough is
along the Easl River — Newtown Creek waterfront.
The more isolaied portions of the various indus-
Irial areas are set aside for noxious industry, but
in no case does such a district directly adjoin a
Residence District excepl for special zones set aside
for public uiility installations.

Some of the undeveloped outlying or swampy
portions of the borough are mapped in a Residence-
Restricled Manufacturing District, 1o encourage
employment in close proximity 1o residential areas.

BOROUGH OF RIGHMOND

The vast siretches off undeveloped land in the
borough of Richmond "are New York City’s last
=ubstantial land reserve.

The development of the borough has been held
up mainly by its inaccessibility. The contemplated
span over The Narrows, which will connect Rich-
mond with Brooklyn, may have an imporlant effect
on the future development of the island but a sud-
den large-scale inerease in the borough’s total popu-
lation is not likely until the dependence of ils
residents on employment elsewhere is ended. This
ix largely due lo the fact that the traveling time (o
AManhatian for those who will continue 1o rely on
public transportation will still be excessive. Of
approximately 35,000 people in the labor foree,
33,000 commute daily to Manfattan, and a few
additional thousand to Brooklyn and New Jersey.

Existing Zoning

Much of the borough’s existing zoning would
permit a patiern of development based on six-story
apartmeni houses covering thirly per cent of the
land. Predominant recent residential development,
however, has consisted of single-family houses on
50-foot lots, and of (wo-story garden apariments,
covering approximalely 25 per cent of the land.

An excessive amount of frontage is presenlly
zoned for retail and commercial uses, which per-
mils the indiscriminate location of steres, thereby
creating a considerable amount of sterile land and
interfering with the development of convenient,
concentrated shopping centers. Business Districts
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are generally found in 100-foot strips backed up
by Residence Districts. This fact results in the fre-
quent establishment of many manufacturing con-
cerns in too close proximily 1o residences.

Unrestricled Districts are generally mapped in
areas unsuilable for development, industrial or
otherwise.

An additional characleristic of the present bor-
ough zening maps is the profusion of spot-zoning
map changes which were necessitated by the in-
applicability of existing controls to various unfore-
seen land use demands in various areas,

Proposed Zoning

Any rezoning scheme for the borough of Rich-
mond must not only recognize lthe errers made in
the development of the other boroughs, but must
also Insure that Jow densily development will be
prolected and that a repetition here of the City-
wide patlern of ever-increasing congestion will be
neither possible ner necessary.

Residence  Ihstricts. Residence Districts  are
mapped s0 as to conform more closely to existing
development and to recent building trends. A num-
ber of arcas presently developed with single-family
homes are placed in a corresponding district. The
largest portion of the borough, however, is placed
in a General low bulk Residence Dhstrict which
would permit both single-family homes and low
densily garden apartments. Areas already devel-
oped lo a higher density and those lying along the
major traffic arteries leading to and not far from
the St. George Ferry Terminal, are placed in
slightly higher density districts. Certain areas of
undeveloped land are placed in the Residence-Re-
stricted Manufaciuring Disirict which would permit
their immediate use for well-designed, low-density,
landscaped light-manufacturing plants, the pres-
ence of which will not reduce the desirability of the
area for surrounding residential uses.

Residential Retail and Commercial Districts.
Wherever pessible, residence retail and commercial
frontage is mapped 1o a depth of 150 to 200 feet,
to permit the development of off-street parking
areas, and 1thus to reduce the threal of retail decen-
tralization and of a corresponding loss of sales in
the established centers. In the more outlying areas,
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restricted residence retail is mapped so as to be
easily accessible from all the homes in the area.
Heavy Commercial Districts are mapped along
ajor traffic arteries as well as in conjunction with
:Ee major commercial centers. Two amusement
areas are mapped at South and Midland Beaches.
Manufacturing Districts. General manufacturing
is mapped in compact areas, generally along major
streets or along the railroad. The large amount of

124

vacant land included in such districts will make
unnecessary the continuation of spot zoning prac-
tices which were unavoidable in the past.

All heavy manufacturing is relegated to water-
front areas, as well as to a few portions of.the high-
land in the south-west corner of the borough. As for
noxious industry, it is proposed that it be permitted
only along the west shore, in areas not suitable for
any development other than industrial.
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MAPS OF THE FIVE BOROUGHS OF THE CITY

OF NEW YORK COMPARING:

¥

The series of maps for each of the five boroughs of the City of New York
presented in the following pages provides a visual comparison between land
uses now in existence (Map 1), zoning controls now in effect (Map 11), and
the new zoning districts proposed by the Consultants (Map I1I).

In each instance land uses and zoning districts have had to be generalized
sufficiently for showing at this scale and classified in roughly comparable
categories for visual comparison through common color designations (as
shown more particularly by the legends on the several maps).

Manufacturing and heavy industry are shown on each map in light blue
and dark blue respectively.

Commercial and business areas are shown in red.

Purely local commercial (retail) areas, including for the most part stores
in residential buildings, are generally omitted both because it would be
impractical to show them at this scale, and because they are, after all, inci-
dental to the residential areas of which they are a part.

Residence is shown in a color series running from light gold through
brown to black in order to distinguish bulk as well as use. The darker the
color the greater the bulk, either existing or permitted.

Large parks and some semi-public open spaces are shown in gray, and
vacant land in white.

These maps present, in broad perspective, the proposed new zoning regu-
lations as compared with existing uses and existing zoning. Precise com-
parisons are impossible at this scale, and between such varying systems of
regulations. The color patterns are, however, sufficiently comparable for
showing the relation of what is proposed to what now exists. Further notes
on the bases of comparison appear on the following page.

EXISTING LAND USE
PRESENT ZONING
PROPOSED ZONING
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NOTES:
Residential Bulk Groupings

In Map I, existing residential areas range from detached onefamily
houses through four characteriztic types of residential development having
floor area raties ranging from 1.3 to over 1.8

In Map 11, the lranslation of presenl zoning regulalions inte comparable
bulk equivalenls was not simple, since only a few of the zoning disiriets in
the present Zoning Resolution have direct bulk controls. Dislricts limited to
specific lypes of dwellings, such as single-family, two-family, or row houses,
impose praclical limitations on bulk which are reflected on the map. In
other districts the maximum floor area ratio shown is that resulting from the
combined Area and Height Districts in effect, as per the following table:

Floor Avea Batios for

}.Ieig:hl Area Districts
Distriets - f\ Cee '—h . C C D :
115 8.4 7.8 7.5
1 7.6 7.0 6.7 .
34 6.7 6.1 2.7 2.2
15 3.5 5.0 1.6 3.9

This table indicates the possible floor area ratios for interior residential
lots 100 feet in depth on streets 60 feet in width without using tower privi-
leges. Multiple Dwelling Law limilations are applied where they are more
restrictive than zoning.

Where the street is 100 feet or more in width, it is possible to huild resi-
dential structures having floor area ralios in excess of 10.0 in the following
distriets: A" and “B” Area Districts where combined with Height Districts
of Class 1 or more; and “C” Area [hsiricts combined with Height Districts of
Class 114 or more. Frontages where this additional bulk can be achieved are
shown on Map I1.

In Map I1I, residential bulk is regulated posilively since the preposed
regulations stipulate maximum floor area ratios for all Residence Districts.

Commercial and Industrial Use Groupings

As noted previously, purely local stores are generally omitted from the
maps.

Precise comparison of the extent of Commercial Districts is diffieult
largely because of the wide range of uses permissible in the Business Dis-
tricts of the existing Zoning Resolution. For this reason, only central and
major commercial areas are shown in red on Maps | and 1I. Where ware-
housing and light manufacturing predominate, they are shown in purple,
even though located In existing Business Districts. Many such areas have
been designated as Heavy Commercial Districls in the proposed Resolution,
which are included in the areas shown in red on Map [T1.

Industrial areas are comparable on all three maps.
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“More sunlight and purer air in the buildings and
spaces adjoining them, to permit the children to play off
the street, have become actual necessities for the mass of
people.’

“It seems clear that every building should have day-
light. across to outer air for ventilation . ..”

“Mr. Alfred D. Barnard of the United States Fidelity
& Guarantee Company suggested that all buildings used
for homes, tenements, hotels, offices and factories should
have one foot of window space to every one hundred feet
of cubic contents.” (Report of Heights of Buildings
Commission, 1913, pp. 223-2206).

Quoting Henry Wright: The Place of the Apartment
in the Modern Community, The Architectural Record,
March 1930: ‘The Zoning Law should impose conditions
that will absolutely eliminate the existence of any room
used for living purposes which does not have an outlook
at least in one direction upon space ample to assure
privacy and excellent light and air.

“It (zoning) seems a major need in housing by regu-
lating different residential uses of land and densities of
buildings; the sizes of courts, side and rear yards. the
relation of bulk of building to air and light, ete. ete.”

THE COURTS HAVE RECOGNIZED
THE NEED: '

The courts have repeatedly held that restrictions
on the bulk of buildings in order to provide access
to light and air are a proper exercise of the police
power in the interests of public health. The quota-
tions set forth below illustrate this well-established
principle. Most of these decisions date from the
early days of zoning: in more recent opinions
there is relatively little discussion, presumably
because the point is so well settled.

In Wulfsohn v. Burden, 241 New York 288, 150
North Eastern 120 (1925) in upholding the Mount
Vernon residential zoning regulations which re-
quired 25- and 50-foot yards—thus requiring a
reduction in the coverage of a proposed apartment
building to about 50 per cent—the New York Court
of Appeals said in 1925:

“In support of such a regulation we think the zoning
authorities could assume and the courts below could
have found that the orderly and advantageous de-
velopment of the City of Mount Vernon and the wel-
fare of its citizens would be promoted by a funda-
mental division of the city into districts devoted
respectively to business and residential purposes
under which its dwellers might establish homes in the
latter districts where they would be free from disturb-
ing conditions and risks and deprivation of health
conditions. such as abundant light and air, ordinarily
incident to congested business distriets . . .”

ACCESS TO LIGHT AND AIR.

"The sordid selfishness which would insist upon getting houses
upon land without regard to reasonable provisions for light and
air, must be restrained if public welfare is to be preserved.”

Connecticut Supreme Court, 1920.

DOCUMENTATION

In Gorieb v.Fox,274 United States 603 (1927),
permission had been granted to erect a store in a
residence district subject to the provision of a front
yard requirement. The petitioner challenged the
Roanoke front building line ordinance which pro-
hibited the proposed store. The United States
Supreme Court, in 1927, recited various valid
bases for the ordinance, including the following:

. the projection of a building beyond the front
lines of the adjacent dwellings cuts off light and air
from them . ..”

In Pritz v. Messer, 112 Ohio St. 628, 149 North
Eastern 30 (1925), in replying to a challenge on
the exclusion of bulky apartments from certain
parts of Cincinnati, the Ohio Supreme Court said
in 1925:

“If a law regulating the air space which must be
allowed in a tenement house has a reasonable rela-
tion to health, we cannot say that a measure (i.e. the
zoning ordinance} which will save considerable dis-
tricts for the city in which the air space is unblocked
by massed building construction has no reasonable
relation to health.

The mere fact that the economic factor looms largest
in determining the choice of a residence does not
mean that restrictions which give space and air, light
and separation to houses will not eventually shape
the kind of buildings which is done. and benefit the
public health . . .

Furthermore we cannot sav that the council did not
look forward to a time when by the natural function-
ing of the lawof supply and demand the tide of popu-
lation would turn in the direction where light, air
space and health can be secured as normal living con-
ditions, and where by these restrictions and by pub-
lic demand the builders would be compelled to build
homes which would make for the maintenance rather
than for the deterioration of the American family.”
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In Town of Windsor v. Whitney, 95 Connecticut
357, 111 Atlantic 354 (1920), in upholding regu-
lations prescribing {uture street lines and building
lines, the Connecticut Supreme Court said in 1920:

“Streets properly located and of suitable width help
transportation, add to the safety of travel, furnish
better protection against fire and better Tight and air
to those who live upon the sireet . . . Narrow streels
in congested industrial centers breed disease. Too
many houses crowded upon a lot without sufficient
light and air menace health. Such a neighborhood
affects the morals of its people. The sordid selfish-
ness which would insist upon getting houses upon
land without regard to reasonable provisions for
air and light must be restrained if the public welfare
is to be preserved...”

In Welch v. Swasey, 193 Massachusetts 364, 79
North Eastern 743, affirmed, 214 United States 91
(1909}, in upholding the height regulations of
the early Boston ordinance, the Massachusetts
Supreme Judicial Court said in 1909:

OPEN SPACE
THE NEED IS REAL

The acute need for open space in residential
areas in New York City is a matter of common
knowledge. The quotations set forth below, taken
from statements received from a large number of
civic organizations, have indicated the extent of this
need and its relationship to the public health, both
physical and mental.

Miss Charlotte Carr, Executive Director,
Citizen's Committee on Children of
New York City, inc., March 9, 1950

Provisions for apen space adjacent to all houses
where children live should be included in our
zoning law. Anyone conscious of the needs of
children for an outdoor place to play and for
young babies to have sunlight and air in park
spaces deplores the limited number of children
seen throughout the day in our big public parks
and is depressed by the overcrowded conditions
in our too {ew neighborhood parks.

Riding along the Franklin Roosevelt Drive it is
rare to see any children in that great park space
between the Drive and the East River. This park
isn’t empty because mothers do not want to find
a place for their children but because the parks
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“The erection of very high buildings in cilies, espe-
cially upon narrow sireets, may be carried so far as
materially to exclude sunshine, light and air, and
thus to affect the public health.” '

In Brougher v. Board of Public Works, 107
California Appellate 15, 290 Pacific 140 (1930),
in upholding those height regulations in the San
Francisco zoning ordinance which forbade the
construction of a proposed ten-story hotel, the
California Court of Appeals said in 1930:

“It seems well settled that a municipality may . . .
regulate as to height of buildings . . . and it would
seem te be nothing unreasnnable or arbitrary or at
variance with considerations looking to the securing
of an adequate supply of sunlight and to overcome
obstruction against the diffusion of the same . . .”

. it ithe zoning ordinance} was passed for safely,
public convenience, comfori, general welfare, pre-
vention of and spread of fire, for the conservation of
sunlight and air. the prevention of congestion of
streets due to overcrowding. as well as for aesthetic
purposes,”

are not accessible to any child who cannot be taken
there by an adult and brought back. The danger
of the public highway precludes the use of this
park by children under fourteen years of age and
is dangerous for children even older because of the
heavy traffic. '

A study of accidents to children on New York
streets will, we suspect, indicate a high proportion
of these accidents might have been prevented if
play space for young children could be had with-
out crossing public highways. The families of the
very rich are as badly off as those of the under-
privileged where it comes to open park space near
their residences.

If we are to permit the building of great new
apartments without adequate usable space around
the apartments, we are doing a great disfavor to
children on all economic levels. Where this failure
to provide open space comes with the overcrowd-
ing always greater in families of low incomes, we
are asking for the increase in morbidity and delin-
quency that have too long been typical of New
York City tenement areas. It is as important that
the principle of open space around new residential
structures be made a matter of law as that we have
stoplights for trafhc.



Miss Lillian D. Robbins, Executive Director,
Lenox Hill Neighborhood Association,
Manhattan, July 8, 1950

In our neighborhood we are particularly con-
scious of the need for housing, adequate open
areas, and planning as was indicaled in a study
“Let’s Lnite to Belter Yorkville” prepared by
Herbert Jennings for the Yorkville Planning and
Housing Council. Yorkville has one-sixiy-fourth of
the park area recommended by the National Re-
crceation Association. {This study was made in
1049.)

In discussing the danger implied in such a sitna-
tion, one of our stall members cited the case of
. K. His family occupies the ground floor apart-
ment of a “railroad fial”. The kiichen is in the
rear, and one walks through four rooms 10 reach
the living room (fromt) which, in this family, i
used as the parents’ bedroom. The children play on
the {ronl steps, and oflen in warm wealher they
allempt climbing from the stoop 1o their apartment
window. Dennis has twice fallen in trying to do
this and each lime had a severe head injury. The
mother is nol able 1o watch him every momeni;
she is usually at work in the kilchen in the rear.
There are two younger brothers who have not yel
been involved in such accidents, but are never-
theless in danger.

Another problem that confronts many of our
tenement neighbors is that of the mothers who live
on upper beors of walk-up apartments, especially
those who have pre-school age children, 1n order
to give them needed air and sunshine, they must
dress them and carry them and their carriages
down the stairs. There is seldom a suitable, or any,
space provided for the storage of carriages, hi-
cycles, or other movable equipment needed for
children. This situation presenls problems that
seem so unsurmouniable thal mothers {requently
skip this task and the children are kepl indoors
and allowed 10 entertain themselves as they will.
Mothers of large [amilies could permit children to
go downstairs alone if they could play in play-
grounds adjacent to their homes where they could
be walched {rom a window.

One of the worst effects of poor housing and
inadequale recrcational facililies is thal many
families with adolescent and younger children are
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crowded together in a small apartment with no
provision for privacy or for having one’s friends
visil. Faced with this situation, the children refuse
to slay home. They “hang around” the pool parlors
and bars, whence they frequently take the [first
steps loward becoming delinquenls.

One could write volumes on the eflect of bad
housing and inadequate open play space on menlal
and physical health and safety. We believe that it
15 an indisputable fact thal good housing and
proper recreational facilities are two of the most
important factors contributing 1o a good and con-
structive family and community life.

Miss Jessie Edna Crampton,
Executive Secretary, Brooklyn Juvenile
Guidance Center, Inc., January 24, 1950

The restrictions of minimum living space in
apartment houses have placed children constantly
under pressure. In addition 1o this, there 1z an utter
lack of open space which accenluates the tensions
being developed. Just hecause the family has a
reasonably adequate income in lerms of today’s
costs, 11 does nol {ollow that they can oblain ade-
quate housing in terms of space in which to grow
and play. Many middle-income {amilies live in
G-story apartments which have completely deprived
the tenants of open space.

Builders should realize that their obligation is
nol only io provide sleeping and ealing quarters,
but also some kind of space for leisure which is a
vital part of living. Children can’t be expecled to
slay indoors. The lack of open protected areas
has made il especially frustraling for the lives of
voung children. In turn builders should also recog-
nize that the older tenants have similar needs. Old
people must have a place in which 1o rest and
enjoy tbe sun.

Any person who is working in child clinics will
tell you thal the emphasis these days is on the
therapy of the child. One of the major means of
working oui his problems is to be able 10 find a
spol where this child can go for recreation so thal
he can learn to develop healthy social relation-
ships. He must be given opportunities for group
play. It has been found that once you have given
kids the open prolected area, they will figure out
for themselves what they wanl to play.
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It is significant to note that thix lack of open
space and all its resultant problems is not confined
lo neighborhoods of apariment houses, but equally
as serious is the problem in areas of one- and two-
family dwellings. It is surprixing to see how re-
stricted the children are here too because there is
insufficient yard space and the little front green
lawns are “outside boundariex”. Children are rve-
stricted here too 1o the narrow strips of concrete.

When children arve unable to give vent to their
feelings and are constantly frustrated, the deslruc-
tiveness in children veveals itself that much more
readily. Children having never been given privacy,
something to cherish, a place to take pride in, will
deslroy someone elxe’s property without any
qualms, This destructiveness is the greatest threat
to property owners. Hundreds of parents have
complained to the child guidance center that many
dificulties arise from the facl “that there just isn’t
a place for those kids to go”.

Mrs. Louise Simsar, Executive Secretary,
Brooklyn Council for Social Planning,

danuary 16, 1950

There ix no doubt that the lack of open xpace
near the home is one of the mosl serious problems
facing New York City today because vpen space
ix a need for children, teen-agers, adults, and the
aged group.

Young children must have spots in which they
can freely play and exercise their energies. Young
teen-agers need a “place to hang out” and to re-
lease their pent-up Mothers need
space to park their haby-carriages and allow their
older children to play alone safely. Adults need
space for rest and recreation. The aged group,
which continues to grow larger in our population,

frustrations.

has more time for leisure and rest, and must have
outdoor space Tor a good part of the year when the
wealher is suilable. These older people are usually
forced to live in one room, and desperalely need
outside place to resl.

It 1= difficult to prevent the young mother of
today from becoming frustrated because of the
difheulties of caring for her children in over-
crowded areas. You can™ expect people to remain
normal and healthy if you don’t provide some
brealthing space for them. You can’t coop children
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up in the house and expect them to be happy and
safisfied.

The latest sociological and psychological re-
search into what makes for a suecessful happy
marriage has vevealed that young married couples
should learn to live alone and independently.
Living alone means that the young mother must
lake care of her children by herself. She needs to
have protected outdoor space where she can leave
her children alone while she is performing indoor
household duties.

The Brooklyn Council is currently publishing
a report on the Tompkins Park Area in which they
point out how important the lack of open recrea-
tional space is in contribuling te juvenile and young
adult delingueney. This situation is just as true for
the Bedford and Williamsburg areas of Brooklyn.

Mr. Louis P. Kurtis, Executive Secretary,
Committee on Housing, Community
Service Society, January 13, 1950

Two of the basie amenities of living conditions
are the admission of abundant sunlight to dwell-
ings and the provision of open spaces where
dwellers may spend leisure hours. What every
home needs 1= the provision of enough open space
in which young children can play under safe con-
ditions close to their mothers, enough space out-
doors and indoors for youths and adults te organize
largely for themselves those activities in which
they wish to engage close 1o home. Interspersed
open places providing opportunity for both passive
and active recreational activities for small chil-
dren, vouths and adults ix absolutely essential.

It is frequently repeated by nurses and social
workers associated with the Community Service
Society that the lack of privacy and places for
rest and recrealion are forerunners of acute family
hreakdowns. The Society is continuously being
made aware of the effect of bad living environ-
ment on Tamily adjustment and mental health,
{hildren, more than anybody else, bear the brunt
of overcrowding, and are the greatest sufferers
from this condition. Bad physical health, neuroses,
delinquent  behavior, trouble at school, are
diffculties aseribable to housing conditions and
environment.



Miss Helen M. Harris, Executive Director,

United Neighborhood Houses of N. Y. Inc.,
May 25, 1950

United Neighborhood Houses is greatly inter-
ested in the proposed revised Zoning Resolution
which would provide for usable open spaces adja-
cent to new dwellings in New York City. There is
need for this kind of space not only to insure
decent light and air for dwellings but, in addition,
to make available places close at hand where
mothers may be with their babies out of doors and
young children may play without encountering the
hazards of the City streets.

In this highly overcrowded City of ours, with its
dense traffic, parents are loath to have their chil-
dren go even a block or two away from home to
a playground. For many children the nearest public
playground is many blocks distant and often
entails crossing dangerous north and south arteries.
Existing facilities are already overtaxed. The
settlements would welcome any change in the zon-
ing laws which would provide attractive places
near at hand which offer repose and quiet and
safe play.

Mr. Edward S. Lewis, Executive Director,
Urban League of Greater New York, Inc.,
May 29, 1950

The Urban League of Greater New York is
very much concerned about the need for open
space for all age groups in the Harlem area, as
well as in other congested parts of New York
where there is evidence of overcrowding.

In" the latter part of 1948, we conducted a Pro-
gram Direction Conference in which we invited
outstanding experts in housing, education, recrea-
tion, and -health, and representatives of civic
agencies, to confer with us about the major prob-
lems of the Negro community in New York City.
We have available research papers covering the
facts in-the above fields. Congestion and over-
crowding were certainly characteristic of East,
Central and West Harlem, and the Bedford-
Stuyvesant and South Jamaica areas. The new
public housing projects that are being constructed
in these communities will displace thousands of
families and the space available will still not be

OPEN SPACE.

"A better utilization of space to provide more sunshine a

for young and old."

Mr. Edward S. Lewis, Executive Director,
Urban League of Greater New Yerk.

enough to meel minimum health and decency
standards.

We have been very conscious of these problems
and have accordingly called their attention to the
New York City community. In 1946, the Urban
League conducted a housing demonstration to
clean up the junk-littered lots and houses in a
four-block area, 117th and 118th Streets between
Lenox and Fifth Avenues. This project attracted
City-wide attention and brought into sharper focus
the terrible overcrowding in the area.

Any casual trip through the streets of Harlem
would reveal another striking problem; namely, a
lack of wholesome recreational outlets for young
and old people. This issue only hits the paper
when a gang murder occurs, but it is always
present, and in case of a serious disturbance these
idle groups are exceedingly difficult to handle. The
writer has had first-hand experience in the last
Harlem riot, that confirms this observation.

The League’s Block Councils have worked for
many months in trying to secure play streets in
congested areas of East Harlem and the results
have been limited. Among the social agencies, only
the Y.M.C.A., Y.W.C.A., and the Salvation Army,
have programs of any consequence to help the
young and the aged. Here again the demand for
services is far in excess of the supply.

Naturally the strains and tensions associated
with a ghetto existence are bound to have their
effect on the mental health of the inhabitants. The
LaFargue Clinic and its distinguished founder,

133



PLAN FOR REZONING

Dr. Frederic Wertham, have dramalized the men-
tal health problems of the area, and pointed out
again that the lack of recreational opporlunilies
have their impact on the acute problems of delin-
quency for young people and adulis.

Obviously, there i no easy solution for the
problems listed. In our opinion, however, concrete
steps could be taken to provide more open space
for recreation. At one time, the Citizens® Planning
Council had a lot of playground projects thal pro-
vided for a cleaning up of vacant lots and using
them for playgrounds.

A betler ulilization of space to provide more
sunshine and air {or young and old in the area
will certainly involve beller planning than has
been characteristic of the past for the redevelop-
ment of the Harlems and the Bedford-Stuyvesanis
of the fulure. We submit that the application of the
best planning principles available to the problems
listed in this letter would produce striking results
and improve the morale of the people living in
the areas discussed.

Mr. Albert L. Buschmann, President,
Jackson Heights Community Federation,
Queens, January 3, 1950

The three outstanding problems of Jackson
Heights are: 1) overcrowding 2) transportation
congeslion 3) lack of vpen space for recreation.
The parking problem and the inadequacy of edu-
cational facilities are alse very important since
they in themselves create more problems for the
area. No maller whal the problem is in Jackson
Heights, there is no deubt that the cause is the
high density of pepulation living in solid blocks of
f-story apartment houses,

There 1s no housing problem here in the usual
sense of the word. All the apariment houses are in
good shape and where there are one- and (wo-slory
fumily dwellings, they are almosl invariably in
excellent condition. However, when you think of
“approsimately 100,000 people living in 100
square blocks”, there is the important problem of
overcrowding, The chief result of this overdevelop-
ment is the lack of open space for children. This
is definitely a most serious problem. H side and
rear yards could be increased, this would be vne
way of providing space.
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Mr. Daniel Carpenter, Chairman
Chelsea Association, Manhattan,
December 13, 1949

Although Manhalian public housing is at a
higher density than most of the surrounding build-
ings in this neighberhood, the amenity of open
space compensates for high density. The people
living outside the project {Elliot Houses) have
recognized the value of open space, and are very
jealous of the project lenants. The young mothers
of today feel the need of open protected areas as
strongly as the need for good diets and good
schools. They will push their baby carriages long
distances to have the benefit of open space to park
their carriages.

Mr. Albert B. Hines, Executive Director,
Madison Square Boys' Club, May 9, 1950

Available play space adjoining the home is
ideal and wherever possible children should not
be asked 1o go further than their own block to find
some opporlunity for recreatien and play.,

Mr. Peter H. Weiss, Secretary,
Parkway Community Council, Brooklyn,
January 4, 1950

This area at the presenl time is particularly con-
cerned with the problem of adolescent delinquency.
There have been many recent shoolings, killings,
robberies and aulo accidents in the area, In an
allempt to combat this problem, the organization
has created a teen-age council which is working
for more playgrounds—more open space—which
is conspicuously absent from this community. The
children have no place o play.

Miss Dora Tannenbaum, Chairman
Lower East Side Planning Council,
Manhattan, January 5, 1950

There are vacant lots scallered throughout the
area which are used simultaneously as camping
grounds and playgrounds for the children. These
vacant lots, and the abandoned houses also found
in the neighborhood; e.g., Delancey and Cannon
Streels, lend to the delinquent behavior of the dis-
irict. There is a desperate need for protected out-
door open space.



Mrs. Mildred Fisher, Secretary,
Yorkville Civic Council, Manhattan,
December 21, 1950

There is very little open usable space and play
streets are greatly needed. The lack of adequate
light and air comes from shallow courts, narrow
side yards, and inadequate rear yards.

Mr. William Taylor, President,
Bedford-Stuyvesant Neighborhood
Council, Brooklyn, January 4, 1950

There is no usable open space for either chil-
dren or adults in this area. The high density of
families desperately requires recreational space.

Mr. Milton J. Goell, President,
Brownsville Neighborhood Council,
Brooklyn, January 19, 1950

Some provisions for open space have been made
in the Brownsville Houses project, but the need
for additional open space in other parts of the
community, for parks and playgrounds is very
greal.

Mr. Orrin G. Judd, |st Vice-President,
The Brooklyn Hill Association, Brooklyn,
January 6, 1950

Although Brooklyn Hill is composed chiefly of
single-family dwellings with individual back
vards and front yards, there is still lacking ade-
quate open space for children and adults. Most
of the children are forced to play in the streets.
The Equitable Life Insurance Company has built
several large apartment houses within the last five
years in this area, and has provided its own open
space.

THE COURTS HAVE RECOGNIZED
THE NEED

The courts have repeatedly held that restrictions
on the bulk of buildings by requirements for open
space at ground level are a proper exercise of
the police power in the interests of the public
health and welfare. The quotations set forth below
illustrate this well-established principle. Most of
these decisions date from the early days of zoning;
in more recent opinions there is relatively little
discussion presumably because the point is so well
settled.
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_In Gorieb v. Fox, 274 United States 603, per-
mission was granted to erect a store in a Residence
District subject to the provisions of a front yard
requirement. The petitioner challenged the Roanoke
front building line ordinance which prohibited the
proposed store. The United States Supreme Court in
1927 recited several valid bases for the ordinance,
including the following:

“It is hard to see any controlling difference between
regulations which require the lot-owner to leave open
areas at the sides and rear of his house and limit the
extent of his use of the space above his lot and a
regulation which requires him to set his building a
reasonable distance back from the street (as here)
.. . All rest for their justification upon the same
reasons which have arisen in recent times as a result
of the great increase and concentration of population
in urban communities and the vast changes in the
extent and complexity of the problems of modern city

life.”

The City Council’s grounds for adopting the
Ordinance were obvious since:

“Front yards afford room for lawns and trees, keep
the dwellings farther from the dust. noise and fumes
of the street, add to the attractiveness and comfort of
a residential district, create a better home environ-
ment. and, by securing a greater distance between
houses on opposite sides of the street. reduce the fire
hazards.”

In R. B. Construction Co. v. Jackson, 152 Mary-
land 671, 137 Atlantic 278 (1927) in upholding
a side yard requirement at the end of a group of
row houses, the Maryland Court of Appeals said:

“In view of the general systematic application of the
provision to future building development in the en-
virons of Baltimore City, there is certainly no ele-
ment of arbitrary discrimination or unreasonable
classification involved. The ohservance of the house
construction plan adopted by the ordinance would
secure and preserve to the city an extensive suburban
zone in which the houses needed for its future in-
crease of population would be separated by open
spaces . . . The separation of buildings has an ob-
vious tendency to reduce fire hazards . . .”

“There can be no question as to the additional pleas-
ure and comfort which would be thus (i.e. by pro-
viding open space between houses) afforded to those
living in the zone of houses separated by the areas
for which the zoning ordinance provided . . . The
separation of buildings . . . is plainly conducive to
the health of the city.”
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“The yard regulations would secure and preserve an
extensive suburban zone in which homes . . . would
be separated by open spaces enabling their occupants
to enjoy improved ventilation and abundant sunlight
.+« The separation of buildings has an obvious ten-
dency to reduce fire hazards, and a freer admission
of air and sunlight to the homes of the city is plainly
conducive to the health of its people.”

In Brett v. Building Commissioner of Brookline,
250 Massachusetts 73, 145 North Eastern 269,
(1924), in upholding the creation of a one-family
district, the Massachusetts Supreme Judicial Court
in 1924 set forth the following as valid grounds
for regulations under the police power:

“It may be a reasonable view that the health and gen-

eral physical and mental welfare of society would be

promoted by each family dwelling in a house by it-

self. Increase in fresh air, freedom for the play of
children and of movement for adults, the opportunity
to cultivate a bit of land, and the reduction in the
spread of conlagious diseases may be thought 10 be
advanced by (single-family dwellings).”

In Pritz v. Messer, 112 Ohio St. 628, 149 North
Eastern 30 (1925), in replying to a challenge on
the exclusion of bulky apartments from certain

OFF - STREET PARKING SPACE

THE NEED IS REAL

The acute need for off-street parking space in
residential, business and manufacturing areas in
New York City is a matter of common knowledge.
The quotations set forth below, taken from state-
ments received from a large number of civic
organizations, have indicated the extent of this
need in business areas, and its relationship to
trends in shopping development.

Mr. Robert F. Brown, Executive Secretary,
Jamaica Chamber of Commerce, Queens,
October 28, 1949

The most common problem of shopkeepers in
Jamaica is the lack of parking space for the cars
of its shoppers. This is the one great factor in
promoting or discouraging business. Not only is
there a lack of parking space for the convenience
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parts of Cincinnati, the Ohio Supreme Court said
in 1925:

“. . . Family life is promoted by the separation of
families, and by their residence in districts where the
open spaces, the possibility of gardening, and the
freedom from the society which presses around one
in a partial business and tenement district, make for
health through recreation and peace of mind.”

In Bebb v. Jordan, 111 Washington 73, 189
Pacific 553 (1920), in upholding the validity of
the Seattle zoning ordinance in a contract case, the
Washington Supreme Court said in 1920:

“If it be a legitimate exercise of legitimate power to
prescribe fire limits and restrict the character of
buildings that may be erected therein, or to require
buildings to be equipped with fire escapes of a cer-
tain design. or to require buildings to comply with
a prescribed street line facing a public park, or to
require open space in the rear of a tenement house,
then clearly it is a reasonable exercise of the same
power to require that a building designed for apart-
ment use have a court for light and air and an open
space in its rear. The purpose in each instance is the
same, namely, the protection of the lives, health and
comfort of the people of the city.”

of shoppers, but the streets jammed with cars have
impeded the movement of traffic terrifically on
Jamaica Avenue. The stores which have provided
off-sireet parking facilities (Gertz's Department
Store — 1200 cars, Macy’s roof parking — 200
cars) have found it is an asset to their business.
Streets were made for the movement of traffic and
not for the idle storage of cars. All kinds of stores
should provide parking facilities. Of course, stores
already built in highly congested areas no longer
have room to provide such facilities, but where
there is little development or no development at
all yet, such facilities can be provided. Hempstead
is only 10 minutes away where there are municipal
parking lots. People prefer to shop comfortably
and a good deal of the business has been going
there. Wherever you find good parking facilities
that’s where you’ll find prospering retail centers.
Traffic has also been impeded by sidewalk loading.



Mr. Joseph Lubin, Executive Secretary,
Flushing Merchants Association, Queens,
October 27, 1949

Parking is the number one problem in the Flush-
ing Area. The new Fresh Meadows project with
its off-street parking facilities has attracted a
great deal of business away from Main Street,
Flushing. Stores like Abramson’s and the Food
Fair Markets have found that providing off-street
parking facilities means good business. Part of the
parking problem will be solved by a new municipal
parking lot in back of Main Street on Roosevelt
Avenue which will accommodate 1100 cars. The
parking problem is further aggravated by trucks
double parking on Roosevelt Avenue for loading
and unloading. Moreover, a great deal of business
has been lost to Manhasset, Long Island, because
of the available parking space there and the lack
of congestion.

Mr. Arthur D. Cole, Executive Secretary,
Steinway Street Merchants' Association,
Queens, November 16, 1949

This area does a business of 30 million dollars
a year. The major problems here are created by
the lack of facilities for off-street parking and
loading.

At present there are parking facilities for 400
cars which takes care of just a fraction of the
problem, for the Steinway Street area is the main
shopping artery for the low and middle income
groups in Astoria and Long Island City. In addi-
tion, this shopping center will be serving a good
portion of the 30,000 new people expected to come
into the area from the surrounding housing
projects. The parking problem as of today is great
and is increasing. The Association feels that if this
problem cannot be handled satisfactorily, there
will be a greater loss in business than has already
been demonstrated in the past few months. Most
people come to the area with cars and if they can’t
park, they will and do go elsewhere to shop.

It is felt that a partial solution would be to con-
demn two lots that have heretofore been vacant.
These lots are located on 38th and 41st Streets
and are adjacent to Steinway Street, and in addi-
tion to providing parking facilities, they would
also provide space for off-street loading. The lack

OFF-STREET PARKING SPACE.
"The parking problem as of today is great and is in
Queens Merchants' Association.

"All kinds of stores should provide parking facilities . . .
you find good parking facilities that's where you'll find §

retail centers.”
Jamaica Chamber of Commerce.

of off-street loading facilities also has created con-
gestion and confusion.

The Association thinks it desirable for furniture
stores in particular to provide parking and load-
ing facilities as they seem to create in themselves
quite a problem. (Eight large furniture stores are
located in the Steinway Street area.)

Mr. Paul Baker, Chairman
Westchester Square Chamber of
Commerce, Bronx, November 16, 1949

One of the most important problems of the
Westchester Square business area is the greal
attraction of the Parkchester shopping area which
has taken away a great deal of business. Macy’s
and its parking facilities have drawn so much busi-
ness away that for the first time in Westchester
Square history this area is publicizing itself with
a number of night lights.

The people who shop by car have trouble in find-
ing parking space because even before the business
day has begun, residents coming down from West-
chester County have stationed their cars in this
area before taking the subway. Not only are all
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the side streets utilized {or parking, but there are
blocks where there is double and triple parking.

The loading problem is also aggravated by the
congested streels.

Mr. G. A. Stamm, Executive Secretary,
Downtown Brooklyn Association,

November 8, 1949

Parking is a very serious problem in this area.
Although meters are expected to be instalied soon
and will help this situation, off-street areas will
still be needed for (1) local employees, and (2)
customers who now have difficulty in finding space.
Loading and unloading are a cause of congestion,
but not as serious as in Manhattan.

Mr. William Nicholson,
Executive Secretary, Coney lsland

Chamber of Commerce, Brooklyn,
November |8, 1949

Two problems predominate in the amusement
area: the approaches are 100 narrow, causing auto
bottlenecks; and there are nol enough parking
facilities to accommodate the crowds. Parking here
is a seasonal problem (March 15th to September
15th) during which times the weckends and the
lale afternoons present the biggest problem.

Mr. George Wolpert, Executive Secretary,
Chamber of Commerce of the Rockaways,
Queens, November |}, 1949

The parking problem is very serious during the
summer season. All new hotels and similar estab-
lishments should be required to provide parking
space. Al presenl most of the hotels are in zones
where parking lot operalion is not permitted. This
is the area’s most pressing problem and demands
immediate =olution.

Mr. Samuel Greenblatt, President,
Hub-Third Avenue Association, Bronx,
November 16, 1949

There 1s no gueslion thal parking is one of the
chief problems here. Areas like Ehon Avenue
which have “No Parking” signs have chased away
trade because people have no place 1o park their
cars. Trucks have to double park in all cases, and
this is the major reason for trafhc congestion.
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Mr. Stanley F. Meyers, Treasurer,
204th St. and Bainbridge Ave. Association,
Bronx, November |6, 1949

This area is a good shopping center for the
neighborhood. There are no outstanding problems
except Tor the parking situalion. There are a num-
ber of people who come down {rom Westchester
and use the streets of this vicinity for all-day park-
ing. This has hampered deliveries to local storex
cousiderably. It has created double parking al
many points impeding the movement of trafhe.

THE COURTS HAVE RECOGNIZED
THE NEED

Although some ofl-sireet parking requirements
are now included 1n the zoning ordinances of about
200 cities, such regulations have not been chal-
lenged in Courl very often. However, the New
York Court of Appeals has been quite explicit in
recognizing the reservalion of space {or such pur-
poses as a proper exercise of the police power.

In Town of Islip v. Summers Conl & Lumber
Co., 257 New York 167, 177 North Eastern 409
{1931}, a case involving a {ront yard requirement
in a business district in Islip, the Court quoted
from the Regional Plan Report, Yol. VI—Build-
ings; Their Uses and Spaces about Them, in Re-
gional Survey of New York and its Environs

(p. 136.)

“When we come 1o consider the need of adequate
space ahout =tores lor purposes of access and parking
of vehicles we will find that what are wanted are
wider streets and deeper lots rather than increased
frontage. But the really important questions are the
distribution of the store [rontage lhroughout the
community and the preservation of adequate open
space abowt the business huildings .. . . In many
suburban store distriels there is ample space in the
aggregate. but . . . not properly distributed so as o
give satisfactory means of access, space for loading
and unloading. reom for parking without interfer-
ence of through traffic, and suflicient light and ven-
lilation ., .7

Judge Pound then added:
*. .. a wise pablic poliey may require the owners of
new buildings in business districts under proper con-
ditions to set their bulldings back from the street in
order 1o enable their business 1o function without
congesting Lthe streets”
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PREAMBLE

This amended Resolution is adopted in order to protect
and to promote public health, safety, morals, comfort,
convenience, prosperity, and welfare. These general
goals include, among others, the specific purposes set
forth in the preambles to the respective districts and
groups of districts.

ARTICLE 1.
ENACTING CLAUSES

110. Establishment of Control Over Use and Bulk

111. Co~xtroL Over Use. After the effective date of
this amended Resolution, and subject to the provisions
of Article 8 (non-conforming uses™ ),

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

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

c. Any existing building or other structure may be
enlarged, reconstructed, structurally altered, converted
or relocated.

for any purpose permitted or required by the regu-
lations for the distriet in which such building, other
structure or tract of land is located, and for no other
purpose. Such wuse, change, extension, enlargement,
reconstruetion. structural alteration, conversion or re-
location shall be subject to all other regulations set
forth or referred to in the regulations for that district,
and to any other applicable regulations of this
amended Resolution. The requirements for accessory
off-street parking and off-street loading facilities set
forth in Articles 10 and 11 shall also apply.

112. ControL Over Burk. In any district, after the
effective date of this amended Resolution and subject
to the provisions of Article 9 (buildings non-conform-
ing as to bulk), the bulk of all buildings and other
structures, existing and future, shall be in conformity
with:

a. All regulations set forth in Article 7 (basic bulk
regulations), and

b. All regulations set forth or referred to in the regu-
lations for the district in which such buildings and
other structures are located. and

c. Any other applicable regulations of this amended
Resolution.

120. Establishment of Districts and Maps

121. EstaBLiSHMENT oF DisTricTs. In order to carry
out the purposes of and provisions of this amended
Resolution, the City of New York is hereby divided
into the following districts:

*}t;lirizc{;ords are defined in Article 6.

RESIDENCE AND ASSOCIATED DISTRICTS

RA-1 One-Family Detached Residence District
RA-2 One-Family Detached Residence District
RB-1 General Residence District—FAR* 0.50
RB-2 General Residence District—FAR* 0.80
RB-3 General Residence District—FAR* 1.40
RB-4 General Residence District—FAR* 2.40.
RB-5 General Residence District—FAR™ 3.50
RB-6 General Residence District—FAR* 5.00
RB-7 General Residence District—FAR¥* 10.00
RM Residence-Restricted-Manufacturing District
RRA Limited-Use Residence Retail District
RRB Limited-Size Residence Retail District
RRC General Residence Retail District

COMMERCIAL DISTRICTS

CA-1 Restricted Commercial-Residence District :
FAR* 3.50

CA-2 Restricted Commercial-Residence District :
FAR* 10.00

CA-3 Restricted Commercial District: FAR* 10.00
CA-4 Restricted Commercial District: FAR *15.00
CB-1 General Commercial Distriet: FAR* 1.00
CB-2 General Commercial District: FAR* 1.40
CB-3 General Commercial District: FAR* 2.40
CB-4 General Commercial District: FAR* 5.00
CB-5 Central Commercial-Wholesale District:

FAR* 10.00

CB-6 Central Commercial-Amusement District:
FAR* 10.00

CcC Open Commercial-Amusement District:
FAR* 2.40

CD-1 Heavy Commercial District: FAR* 0.80
CD-2 Heavy Commercial District: FAR* 1.40
CD-3 Heavy Commercial District: FAR* 5.00

CM-1 Commercial-Manufacturing District:
FAR* 1.40

CM-2 Commercial-Manufacturing District:
FAR* 3.50

MANUFACTURING DISTRICTS

MA-1 Light Manufacturing District: FAR* 10.00
MA-2 Light Manufacturing District: FAR* 15.00
MB-1 General Manufacturing District: FAR® 2.00
MB-2 General Manufacturing District: FAR* 5.00
MB-3 General Manufacturing District: FAR* 7.00
MC-1 Industrial-Manufacturing District:
; FAR* 2.00
MC-2 Industrial-Manufacturing District:
FAR* 5.00
MC-3 Industrial-Manufacturing District:
FAR* 7.00
MD Heavy Industrial-Manufacturing District:
FAR* 5.00

*FAR refers to floor area ratio, which is defined in sec-

tion 618.
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122, Ixcoreoramiox or Maprs, The locatien and bhoun-
daries of the disiricts established by this amended
Hesolution.are shown upon the zoning maps, which are
hereby incorporated into this amended Kesolution. The
said zoning mups, logether with everything shown
therean and all amendments thereto. shall be as much
a part of this amended Resolution as if fully set forth
and described herein,

tralicized words are defined in Article 6.

130. When Effective

Thiz amended Kesolulion shall 1ake elfect inumediately
afler approval by the Board of Fstimale. or, if no action
is taken thercon by the Board of Estimate, within thiny
{30) days after it has been filed with the Board of
Fstimale.



—3

ARTICLE 2. RESIDENCE AND ASSOCIATED DISTRICTS

Three types of Residence and Associated Districts are
established by this amended Resolution:

1. Residence Districts—RA and RB Districts

2. RM Distriets L

3. Residence Retail Districts—RRA, RRB and RRC
Districts.

201. RESIDENCE DISTRICTS

The Residence Districts set forth below are established
in order to protect and to promote public health, safety,
morals, comfort, convenience, prosperity and welfare.
These general goals include, among others, the following
specific purposes:

1. To protect residential areas against fire, explosion,
noxious fumes and other hazards, and thus to protect pub-
lic health, safety, comfort and welfare.

2. To protect residential areas against offensive noise,
vibration, smoke, dust, odors, heat, glare and other ob-
jectionable influences. and thus to protect public health,
comfort and welfare.

3. To protect residential areas, so far as is possible and
appropriate in each area, against the invasion of abnor-
mal vehicular traffic, and to provide space off public
streets for parking, and thus to protect public health,
safety, comfort, convenience and welfare.

4. To protect residential areas against congestion, so far
as is possible and appropriate in each area, by regulating
the bulk of buildings in relation to the land around them,
and thus to protect public health. safety, comfort and
welfare.

5. To protect residential areas, so far as is possible and
appropriate in each area, by providing for access of light
and air to windows and also for privacy, by means of
controls over the spacing and relative height of buildings

and other structures, and thus to protect public health,
safety, morals, comfort and welfare.

6. To protect residential areas, so far as is possible and
appropriate in each area, by providing for usable open
space on the same zoning lot with residential develop-
ment, and thus to protect public health, safety, morals,
comfort, convenience and welfare.

7. To provide sufficient space in appropriate locations for
residential development to meet the needs of the probable
expansion in population, and thus to protect public
health, safety, morals, comfort. convenience, prosperity
and welfare.

8. To provide appropriate space for those services which,
when located in the immediate vicinity of residences.
increase safety and amenity for the residents and do not
create objectionable influences, and thus to protect public
health, safety. morals, comfort, convenience, prosperity
and welfare.

9. To protect those quasi-residential uses which require
a residential environment and which provide essential
health and welfare services for the residents, and thus to
protect public health, safety and welfare.

10. To promote the most desirable use of land in accord-
ance with a well-considered plan, to promote the bene-
ficial and appropriate development of all land, to promote
stability of residential development. to protect the char-
acter of desirable development in each area, to conserve
the value of buildings, to enhance the value of land, and
to protect the City's tax revenues, and thus to protect
public health, safety. comfort, convenience, prosperity
and welfare.

It is hereby declared to be the legislative intent that the
regulations of the Residence Districts set forth below
shall be liberally construed in order to further the pur-
poses set forth above.
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202. RM (RESIDENCE-RESTRICTED-
MANUFACTURING) DISTRICT

An RM District is established in order to protect and
to promote public health, safety, morals, comfort, con-
venience, prosperity and welfare. These general goals
include, among others, the following specific purposes:

1. To provide, in response to a growing demand therefor,
sufficient space in appropriate Tocations for attractive
modern landscaped factories which do not create any
hazards, or creates noise, vibration, smoke, dust, odors,
heat, glare or other objectionable iufluences which would
be offensive across the boundaries of the zoning lot, or
require any heavy trucking, end which require an
environment free from such influences, and thus to pro-
tect public health, safety, comfort, convenience, pros-
perity and welfare.

2. To provide opportunities for employment close to resi-
dential areas, and thus to cut travel time from home to
work and the hurden on the municipal traosit system, and
to protect public health, safetv. vomfort. convenience,
prosperity and welfare.

3. To provide protection for residences located both in an
RM District and in surrounding areas. and thus to protect
public health, safety. comfort. convenience and welfare.

4. To promote the most desirable use of land in accord-
ance with a well-considered plan. to promote the bene-
fictal and appropriate development of all land, to promote
stability of residential and light manufacturing develop-
ment, to protect the character of desirable development
in each area, to conserve the value of buildings, to en-
hance the value of land, to protect the City’s tax revenues,
and thus to protect public health, safety, morals. con-
venience, prosperity and welfare.

It is hereby declared 1o be the legislative intent that the
regulations of an RM Distriot shall be liberally con-
strued in order to further the purposes set forth above.

203, RESIDENCE RETAIL DISTRICTS

The Residence Retail Districts set forth below are estal-
lished in order to protect and to promote public health,
safety, comfort, convenience, prosperity and welfare.
These general goals include. among others, the following
specific purposes:

1. To protect residences, so far as is possible in areas
where the established pattern is predominantly residen-
tial but includes retail development on the ground floor,
and thus to promote public health. safety. comfort and
welfare. :

;"E'i-azed words ure defined in Article 6.
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2. To protect both residential and retail development
against congestion, so far as is possible and appropriate
in each area, by regulating the intensity of retail develop-
ment and by providing space ofl public streets for parking
and loading activities associated with such development,
and thus to promote public health, safety. comfort, con-
venience, prosperily and welfare.

3. To provide sullicient space, in appropriate locations in
close proximity to residences, for retail development
catering to most of the regular shopping needs of the
occupants of such residences, and thus to promote public
safety. convenience. prosperity and welfare.

4. To provide appropriate space, and in parlicular suffi-
cient depth from a sireet, to satisfy the needs of modern
retail development, including the need for ofl-street park-
ing space in areas to which a large proportion of shoppers
come by sutomobile, and™thus to promote public con.
venience, prosperity and welfare,

3. To encourage the tendency of retail development to
cluster, to the mutual advantage of both consumers and
merchants, and thus to promote public convenience, pros-
perity and welfare.

6. To promote the most desirable use of land in accord-
ance with a well-considered plan, to promote the bene-
ficial and appropriate development of &ll land, to pro-
mote stability of residential and of retail development, to
protect the character of desirable development in each
area, to conserve the value of buildings, to enhance the
value of land, to protect the City’s tax revenues, and thus
to promote the public health, safety, convenience, pros-
perity and welfare.

It is herehy declared tu be the legislative intent that
the regulations of the Residence Retail Districts set forth
below shall be liberally construed in order to further the
purposes set forth above.

210. RESIDENCE DISTRICTS — USE REGULA-
TIONS

The use regulations applying in the several Residence
Districts ave set forth in the table on page 147, by listing
of permitted use groups and by eross-reference to other
applicable regulations.

220, RESIDENCE DISTRICTS — BULK REGU-
LATIONS

The bulk regulations applying in the several Residence
Districts are set forth in the table on pages 148 and 149.
by specifying the appropriate figures and by cross
reference to other applicable regulations,
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210. Residence Districts — Use Regulations

The wuse regulations applving in the severa) Residenee Districts are set forth in the following table. by listing of permitled nse groups and by eross-reference to other
applicable regulations. The extent of control established over each type of wse is defined in section 111, The regulations on nop-conforming uses (Arvticle 8) and the
adminisirative provisions (Article 16) ave also applicable. All ilalicized words are defined in Arlicle 6.

Within each vertical column. each rectangnlar space containing cross-refevences and scparated by horizontal lines indicates a diffevent et of regulations — even though
the section numbers referred 10 may be the same. Where the same vegnlations apply in a group of dislricts. the Yines separating the districts are indicated by notches on
hoth sides of the column. for visual convenience.
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The bulk regulations applying in the several Residence Districts are set forth in the following table, by specifying the appropriate figures and by cross-reference to other
applicable regulations. The extent of control established over bulk is defined in Section 112, and the basic regulations for each bulk comtrol device are set forth in
Article 7. The regulations on buildings non-conforming as to bulk (Article 9) and the administrative provisions (Article 16) are also applicable. All italicized words
are defined in Article 6.

Within each vertical column, each rectangular space conlaining cross-references and separated by horizontal lines indicates a different set of regulations — even though
the section numbers referred to may be the same. Where the same regulations apply in a group of districts, the lines separating the districts are indicated by notches on
both sides of the eolummn, for wvisual convenience.
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220. Residence Districts — Bulk Regulations (Continued)

I

N, 0. USABLE OPEN SPACE
REQUIRED REQUIRED _ R s,
MIMNIMUM MINTMUM SPACING AMOUNT L}OR MENIMUM FOR SUBSTITUTHON
IM&STRICTS LIGHT ACCESS BETWEELN BUILDINGS ON {SQUARE FEET) ANIDI MAXMLIM FOR MINIMUM OF ROOF SPACE REGULATIONS APPLYING DISTRICTS
UNITS A SINGEE ZONING 1OT Pre Dwiirig Lisie REQUIREMEUNTS DIMENSION 0OR BALCOMNY SPACE 1N SPECIAL LOCATIONS
=
L For one-funtily detached
resfdences, see vections 227.10-,13
2. For non-residentind
Ra-l baefledingy with ene-fami’y R RA-1
detached residences, oy g
see geclion 22730 1. For height of buddings
™ For non-residentind uses, N - + T within 3 milex from a ™
cep seotinn 22610 1 For ene-fotily detached ) major sirport,
restdences, see sections 227.20..23 !
- . - we sections 1510-1514
2. For non-residential
bnildings with v fumify p
RA-2 detached residences, #00 BaA2
see section 22730 )
= = == 2 For height of beifdings
Lo For wne-fumity  deteched adjacent to 2 minor air-
restdences, see sections 2272025 port, see =ecLions
2 For woneresidential 1577-1523
1B feadbedings with sae-fanily i . RIt1
- tetached rostdences. Ol See "
see stction 22730 sBckon
k ; e 2 ~ -
R Far other de tae fred ) 228 3. For areas adjagent to
Tmildings, see sevting 227.3G-42 .
T -+ smaat! parks. see sections
HRB-2 1. For ouefamify derached A 1550-1532 HRB.2
reatfences, see sections 2272023
2. For non-residential buildings 1 |
with nne-fumily deteched
restfenees, see =ection 22730 : : N .
: i ; See seetion b For farge-scale devidop- .
Ri3-3 For .'11.1 residenrial 3. For other deteched 20 0811 menis. see sections RR-3
buildings, except Baetfdings, sev seciions 2273041, - 1663
one-famity detnched 1662
residences, sew seetinn See section 1664
KR4 226,10 125 23010 R4
. . S See
Yree wection e
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PROPOSED RESCLUTION

ADDITIONAL BULK REGULATIONS IN

RESIDENCE DISTRICTS

In addition to the bulk regulations set forth in the
tzbles in section 220, the following balk regulations shall
also apply in an RA and an RE District.

221. GENERAL RECULATIONS
tNo additional regulations)

222. Froor Area Rario
{No additional regulations)

223, Yarbs

223.10 F'roNT Y ARDS

223.11. In An-RB-3 District. In an RB-3 District,

where at least one-half {14} of the frontage within
a block is developed with buildings having ten
i(10) feet or more of open space between the
front lot line and the nearest point of the build.-
ing wall, a front yard of ten (100} feet shall he
provided.

223.20. REsr YarDs

223.21. Level (M Rear Yards In An RI3 District,
In an RB District, the level of a rear yard shall
not he higher above natural grade level (meas-
ured as the mean level along the rear fot line)
than is permitted in the schedule immediately
below.

Maximum Permitted Height
Above Natural Grade Level

Districts (As Measured Above}
RBL Rbo RBS, ~
RB-1 and RB-5 O feet

HR-6 and RB-7 12 feet

However, when the curd level for 2 zoning lot
and the card level for another soning {ot (or other
zoning lois) located across common rear ot lines
are hoth higher than natural grade level (as meas.
ured ahove) for the zoning lot under consideration,
the permitted height of the level of a reqr yurd
for such zoning lot may be measured above curb
{fevel and shall he regulated in accordance with the
above schedule. In addition, in other cases of un-
usual topography. the Department of Houszing and
Buildings may permit a similar substitution of
curly {evel for natural grade level, if such subslitu-
tion will not create hardship for adjoining zoning
{ots.

223.22 For Corner Lots. In an RA and an RB Dis.

trict. the rear yard for every corner lot shall extend
unobstrucied to one (1} street frontage. =0 as to
provide through block ventilation. However, in"an
RB-7 District, the rear yurd on a corner lot for a
distance of seventy (70) feet from a street line
shall he ten (10} feet,

Ttalicized words are defined in Article 6,
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IHlusiration of Section 223.22
RA and RB-1-6 Districts
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[lustration of Section 223.22
RB.7 District

223.23. For Through Lots. Tn an RA and an RB-1
District, no rear yard regulations shail apply to
any through lat.

In an RB-2, an RB-3., an RB-4, an RB-5, an
RB-6 and an RB-7 District, no rear yerd regula-
tions shall apply to any through lots which extend
less than one hundred and ten {110} feet in
greatest depth between the sireets on which such
through lots front.

Tn these districts. all through lots which extend
one hundred and ten (110) feet or more in greatest
depth belween the streets on which such through
{ots front shall conform te either one or the other
of the regulations =et forth below,

Either—

a. Open Space Linking Adjoining Rear Yards. {n
such through lots, an open space for block venti-
lation (linking the reer yerds of the adjoining
zoning lots} shall be provided. sixty (60} feet
wide and midway between the twa (2) streets. Such
open space shall be unobstructed, except as per-
mitied in section 732.



Or—

b, Open Space Along Abutling Lot Lines. An open
space for block ventilation shall he provided,
thirty 130) feet wide and extending from street Lo
street along all adjeining lot lines. Such open
space shall be unobstrueted, execept as permitted
in section 732.

——
STREET
[ T E] f ¥
1 i V.‘ I"‘ _I'; y .".’1 _
P IJ AN |
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Ky ] 3 | - '\< 4l
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B o N 8
T 'A, ik ‘ £

Hlustration of Section 223.23

223.24. For Deep Interior Lots In An HB4 An

RB-3. An KB-0 And An 1B-7 Dislriet. Tn an KRB,

an RB-5. an RB-6 and an RB-7 District, where any
rear ot line of an interior lof is {2) one hundred
and ten 1110} feel or more from the front sireet
{ine of such lot and (b) not equidistant from an-
other sireet in the opposite direction, the Depart-
ment of Housing and Buildings may require exten-
sion of the reer )’urd on such fnferior fof 1o connect
with the rear yerds on adjacenl zoning lots, in
order lo achieve through hlock ventilation.

223,30, S YArns
223.531. In An RB-1 District. In an RB-1 District,

two 12} stde yards shall be provided on alt soning
lots, in accordance with the regulations set forth
helow.

a. For One-Family Detached Kesidences, For all
zaning lots developed with one-family detached
residences, lwo (2} side yarddshall be provided,
with a combined width of thirteen (13} feet. No
side yard shall be less than five (5} feet wide.
h, For All Other Zoning Lols. For all other soning
lots, two (2} side yards shall he provided. each
eight {8} feet wide. However. for any zening loz

ARTICLE 2

developed with a detached residential building
over sixty (00} feet in length, the width of each
side yard shall be increased by one-half (14} foot
for each ten' (10} feet or fraction thereof by which
the length of that hutlding exceeds sixty 160} fect,

¢, Maximum JLength Of A Detached Residential
Building. The maximum overall dimension of any
detqched residentiol building, taken parallel to a
butlding wall and measured hetween the exterior
faces of exterior walls, shall not exceed one hun-
dred (100} feet if any portion of such detached
residential building is within seventy 170 feet of
a street line,

223.52. }"Im.liﬁcations For Existing Narrow Lots
In An RA-1 District. In an RA-1 Districl, on a

tracl of land less than hfty (50) feet in width,
which was owned indiv ldlld“} and separately from
all other tracts of land at the eflective date of
this amended Resolution and is still so owned,
four (1} inches shall be deducted from the re-
quired combined width of the side yards for each
foot by which the tract is narrower than fifty (50)
feet. However. in such cases no side yard shall he
less than live {3} feet wide.

223.33. Medification For Existing Narrow Lots In
An RA-2 And An RB-1 District. In an RA-2 and

an RB-1 District, on a tract of land less than forty
{40) feet in width, which was owned individually
and separately from all other tracts of land at the
effective date of this amended Resolution and is
atill =0 owned. four {1} inches shall be deducted
from the required combined width of the side
yrrds for each foot by which the tract is narrower
than forty {40} feel. However, in such cases no
side yard shall he less than five (3) feet wide.

223.34, Modii

ations For etached Residential

Buildings On fxmlmfr '\arrow Lots In . An RB-2
And An RB-3 District. [n an RB-2 and an RB-3

District, on a Lract of land less than forty (440)
feet in width, which was owned individually and
separately from all other tracts of land at the
effective date of this amended Reselution and is
still s0 owned, a deteched residential building may
be construclted with less than the required side
vurds only if such tract is adjacent on both sides
to zoning lots occupied by existing detgched resi-
dentind buildings. o such cases, four (4) inches
shall be deducted from the required comhined
width of the side yards for each foot by which the
tract is narrower than forty (10) feet. However,
in such cases no such side yard shall be less than
three (3) feet wide.
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PROPOSED RESOLUTION

224. AxcrLe OF Licut OsSTRUCTION

22410, Sekcial. Recurations For CorRxErR AND
THrROLGH [LoTS

224.11. Rear Angle For Corner Lots. On corner

lots in an RA and an RB District, rear angle of
light obstructivn reguletions shall apply along
those portions of side lot lines or rear lot lines
which are seven,ty {70} feet or more from a street,
but not otherwise.

224.12. Rear Angle For Corner Lots In An RB-7
District. In an RB-7 District, for all corner lots
which front on at least one (1) strect eighty (80)
feet or more in width, the maximum permiited
rear angle of light obstruetion along all parts of
rear ot lires which are within one hundred (100)
feet of the street eighty (80} feet or more in
width shall be seventy-six (706} degrees.

224.13. Rear Angle For Through Lots In An RB
District. In an RB-1 District, no rear angle of

through lot.

In an RB-2, an RB-3, an RB-4, an RB-5,
an RB-G and an RB-7 District, no rear angle of
light obstruction regulations shall apply to any
through lots which extend less than one hundred
and ten (110} feet in greatest depth between the
streets un which such #through lots {ront.

In these distriets, all through lots which extend
one hundred and ten (110) feet or more in greates!
depth between the streets on which such through
lots front shall conform to either one or the other
of the regulations set forth below.

Fither—

a. Rear Angle In Open Space Linking Adjoining
Rear Yards. If an open space for block ventilation
sixty {60} feet wide is to be located midway be-
tween the two (2) streets on which such through
{ots front. in accordance with section 225.23 {yards
for through lots}, rear angle of light obstruction
regulations (as set forth {or rear lot lines in sec-
tions 740.10 and 741} shall apply along the center
line of such apen space.

Or-—

b. Rear Angle In Open Space Along Adjoining
Side Lot Lines. If an open space for block ventila-
tion thirty {30) feet wide is to be located along
all adjoining {or lines, in accordance with seclion
223.25 (yards for through lots), rear angle of
light obstruction regulations shall apply when
such lot ines are seventy (70) feet or moere from
a street, and also when such lot lines are common
rear tot lines for the off-set portion of the through
lot and for an adjoining zening lot.

Ttedivized words wre defined th Article 6.
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225. Ser-Back RecrLnamioxss

225.10n For Nox-Resimentisl Brnpines [y AN RA
Dustricr, In an RA District, every building or other
structure used for any use {except an accessory use)
which is listed in use group 4 or permitted under
sections 1651.21 and 1651.31, shall conform to the
regulations set forth below.

a. Height in Front. At any given point. the height
above curb level of any front exterior wall of such
a butlding shall not exceed the shortest distance
between such wall and the center line of the streer.
h. Height at Rear and Side. At any given point, the
height above curh level of any rear or side exterior
wall of such a budldirg shall not exceed the shortest
distance between such wall and the rear luvt line
or side lot line respectively.

225.20. For ResipexTiaL Burnpines OviEr Two (2)
Storiks Hicu Axn For Nox-ResieEsTian Builbixes
Ix Ax RB-1 District. In an RB-1 District. every
residentinl building which has more than two (2)
staries and an attic above natural grade level. and
every building or other structvve used for any mse
(except an aceessory uwse) which is listed in use
groups 4 and 3 or permitted undev sectionz 1651-
21-22 and 1051.31, shall conform to the regu-
lations set forth below.

a. Height in Front. At any given point, the height
ahove curb fevel of any front exterior wall of such
a bailding shall not exceed the shortest distance
between such wall and the center line of the street.
b. Height at Rear and Side. At any given point. the
height above curb level of any rear or side exterior
wall of such a building shall not exceed the shortest
distance between such wall and the rear lof line or
side ot line respectively,

225.30. For Rtusipestiarn Burmmings Over THREE
{3} Stories Hica Axn For Nox-REsineNTian Burip-
xes Ix Ax RDB-2 Dhstrmict. In an RB-2 Distriet,
every restdential building which has more than three
(3) stortes and an attic above natural grade level.
and every bailding or other structure used for any
use (except an accessory ase) which is listed in use
groups 1 and 3 or permitted under sections 1651-
21-.22 and 1651.31. shall conform to the regula-
tions set lorth below.

a. Height in Front. At anv given point, the height
above curh level of any {ront exterior wall of such
a building shall not cxceed one and one-half (112)
times the shortest distunce between such wall and
the center line of the séreef,

b. Height at Rear and Side. At any given point.
the hecight ahove curh lerel of any rear or side
exterior wall of such a building <hall not exceed
one and onc-half (154) times the shortest distance
belween such wall and the rear ot line ov side lof
line respectively.



226. U~its Or LicHT Access

226.10. Ficut (8) Uxits ReQuirep In Sixty (60)
Foor Area For LicaT Access. In an RA and an RB
District, for all legally required windows in all
buildings except one-family detached residences, at
least eight (&) wnits of light access. located within
the sixty (60) foot area for light access, shall be un-
obstructed. in accordance with the provisions of
section 762. At least six (6) of such eight (8) wnits
shall be contiguous.

J

e B UNOBSTRUCTED
UMITS OF LIGHT
ACCESS OF WHICH

@ MUST BE COUTIGUCOUS

—+— ZONING LOT

PLAN

Illustration of Section 226.10

227. Spacine BErweeN DetacHiep Buinpines On A
SincLE ZoNing Lor.

In an RA and an RB District, the spacing and rela-
tive height of permitted residential and non-residential
buildings (except buildings accessory to residences)
which are located on a single zoning lot shall conform
to the regulations set forth below. These spacing regu-
lations do not affect the yard, angle of light obstruc-
tion and set-back regulations which are applicable
along lot lines and street lines.

All open space on a zoning lot resulting from the
application of these regulations shall be unobstructed.
except as provided in section 732c. (obstructions for
required yards).

227.10. BEtweex Two (2) Or More ONe-Famiry
DeTacHep Resmevces In Ax RA-1 District. In an
RA-1 District, if two (2) or more one-family de-
tached residences are developed on a single zoning
lot under single ownership or control, the spacing
between such residences shall conform to the regu-
lations set forth below.

227.11. Minimum Distance Between Buildings.

The minimum distance between the nearest points
of any exterior building walls shall in no case be
less than twenty (20) feet.

227.12. Land Assignable To Each Residence. At
least five thousand (5,000) square feet of land
shall be assignable exclusively to each one-family
detached residence. The area on which such resi.
dence is built may be counted in satisfying this

ARTICLE 2

requirement, and the remaining land shall be
immediately adjacent to such residence. If the
original zoning lot is subdivided, in accordance
with the provisions of section 713. each new

zoning lot shall conform to the provisions of this
section,

227.13. Review By Department Of Housing and

Buildings. The Department of Housing and Build-
ings shall determine that the character of any such
development is at least equal in amenity to a
series of one-family detached residences. each on
its own zoning lot. in an RA-1 District.

227.20. BETweex Two (2) Or More O~E-Faminy
DeracHep ResipExces In A RA-2, Ax RB-1, Ax
RB-2 Axp Ax RB-3 Districr. In an RA-2, an RB-1,
an RB-2, and an RB-3 District, if two (2) or more
one-family detached residences are developed on a
single zoning lot under single ownership or control,
the spacing between such residences shall conform
to the regulations set forth below.

227.21. Minimum Distance Between Buildings.

The minimum distance between the nearest points
of any exterior building walls shall in no case be
less than thirteen (13) feet.

227.22. Land Assignable To Each Residence. At

least four thousand (4.000) square feet of land
shall be assignable exclusively to each one-family
detached residence. The area on which such resi-
dence is built may be counted in satisfying this
requirement, and the remaining land shall be
immediately adjacent to such residence. If the
original zoning lot is subdivided, in accordance
with the provisions of section 713, each new
zoning lot shall conform to the provisions of this
section,

227.23. Review By Department Of Housing and
Buildings. The Department of Housing and Build-
ings shall determine that the character of any such
development is at least equal in amenity to a series
of one-family detached residences, each on its own
zoning lot, in an RA-2 District.

227.30. BETweeEN PERMITTED NoON - RESIDENTIAL
BuiLpings anxp OtHErR BuiLpings O THE SaME
Lot WitH Oxe-FamiLy DeracuHep Resiexces In
Ax RA. Ax RB-1. Ax RB-2 Axp Ax RB-3 Districr.
In an RA, an RB-1. an RB-2, and an RB-3 District,
where permitted non-residential buildings (except an
accessory building) are on the same zoning lot with
one-family detached residences which are subject
to the provisions of sections 227.10 or 227.20, the
minimum distance hetween the nearest points of the
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PROPQOSED RESQOLUTION

exterior building walls of any permitted non-resi-
dentiel building and of any other permitted build-
ing (excepl an accessory bauilding) shall be equal
1o the height of the taller building, measured ahove
natural grade level.

227.40. Berweex Orner Deracnen Bunioixgs In
Ax RB District. dn an BB Disteict, if two {2) or
move detuched buildings, not subject to the provi-
sions of seclions 227.20 or 227.30) above. are de-
veloped on a single soning {ot under single owner-
ship or control. the spacing between the nearest
points of exterior huifding walls shall conform 1o
the regulations =et Torth below.

227.42. Special Regulations For Detached Resi-

dential Baildings In An KB-] Distriet. The special

regulations set forth helow shall apply to detached

residentiol buildings in an RB-1 District.

a. Maximum Length Of A Detached Residential
Building, The meaximum overall dimension of
any deteched residentinl building, taken paraliel
to a huilding wall and measured between the ex-
terior faces of exterior walls, shall nol exceed one
hundred (100) feet il any portion of such de-
tached residentigl building is within seventy (7h
feet of a sireet line.

227.41. Application Of Angle Of Light Obstruc-
tion Regulations. A line shall be located. parallel
to and thirty (30} feet from the exterior surfaces
of each building wall; and from this line the
angle of light ebstruection applicable in the dis-
triet in which the building is located shall he
applied in the opposite direction from the build-
ing walls, to control the height of the other build-
ings on the same zoning lot. The angle of Ught
ohstruction specified in the district regulations
may he averaged in accovdance with the regula.
tions of the district in which the building is lo-
cated, but may nol be averaged over a continuous
lineal distance ol more than one hundred and
twenty 1120) feet.

For any such detwched building with end walls
less than seventy {70) feet in length. the ahove
provisions shall not apply to any two {2) of such
end wallg, to be svlected by the developer. How-
ever, in such cases the minimum distance hetween
the nearest poinls of exterior building walls of
any two such detached huildings shall he ten
(10} feet.

U S—

T EG— g
a;b EQUAL TO OR LESS THAN MAX. ANGLE ALLOWED.

Mustration of Section 327.41

ftalicized words are defined in Article 6,

h. Space Between Ends Of Such Detached Resi-
dential Buildings. For buildings subject 10 the
provisions of section 227.42(a) above. the mini-
mum distance between the nearesl points of such
buifdings shall be twenty (20) feet.

2275340, Coxrorvity  Witn  Regumemexts  Fon
Uxits Or lLicut Access. Where the requirements
set forth in section 227.11 above vary from the re-
quirements of the distriet Lor wnits of light aeeess
for legully required windows, the more restrictive of
the two requiremenits <hall control.

228, Usapi: {deev Seack

228.10. Mivmmaryn Axp Maxeniy Toran Avor~ts
Or Beguiren Usantk Orex Seack [x Av RB.30 Ax
RB-4. Ax K-35 Axp Ax RB-6 District. In an RB-3.
an RB-1. an RB-5 aud an BB-6 Districl. the require.
menls for asable open spuce set forth in the distriet
regulations shall be subjeet to the modifications et
forth below.

a. Minimum Usable Open Space Required On A
Zoning Lot. The total usuble open spuce required on
a zoning lot in these districts shall in all cases be at
least equal te the amount =et forth in the schedule
below ax the minimum amount of required wsulde
open space in relation to the fosr erea on thal zon-
ing lot.

b, Maximim Usable Open Space Required On A
Zoniug Lot. The total usable open spuce required on
a soning lot in such districts need in no case be mnre
than the amount set forth in the schedule helow as
the maximum amount of required usable open space
in relation to the foor aree on that zening lot.

Maximum Total

Distriet U ce Usable Open Space
RB-3 1/6 of floor area 1/3 of floor urea
RB-4 1/10 of flocr area 1/5 of floor areu
RB-5 1/12 of floor arca 1/6 of floor urea
Ri-6 1511 of foor area 157 of floor area

F
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228.20. Mintmum DIMENSIONS

228.21. In An RA, An RB-1, An RB-2, And An
RB-3 District. In an RA, an RB-1, an RB-2 and an
RB-3 District, the minimum dimension of required
usable open space (or any portion thereof) shall
conform to the regulations set forth below.

a. Minimum Dimension Of Eighteen (18) Feet.
In these districts, required usable open space (or
any portion thereof) which is provided for a
zoning lot with buildings containing less than four
thousand two hundred (4,200) square feet of floor
area shall have a minimum dimension of at least
eighteen (18) feet.

b. Minimum Dimension Of Thirty (30) Feet. In
these districts, required usable open space (or any
portion thereof) which is provided for a zoning
lot with byildings containing four thousand two
hundred (4,200) square feet of floor area or more
shall have a minimum dimension of at least thirty
(30) feet. Moreover, required usable open space
(or any portion thereof) which is provided for
use in common by seven (7) families or more
shall have a minimum dimension of thirty (30)
feet.

228.22. In An RB-4, An RB-5, And An RB-6 Dis-
trict. In an RB-4, an RB-5, and an RB-6 District,
the minimum dimension of required usable open
space (or any portion thereof) for residential
buildings shall be thirty (30) feet. However, for
zoning lots in such districts less than thirty (30)
feet in width, the minimum dimension shall be
either the width of the zoning lot or eighteen (18)
feet, whichever is less.

228.30. SussTiTuTioN Or Roor Space Anp BaL-
conNiEs For ReEQuirep UsaBLE OPEN SpACE.

228.31. Substitution Of Roof Space In An RB.4,
An RB-5 And An RB-6 District. In an RB-4, an

RB-5 and an RB-6 District, open space on a roof
may be substituted for part or all of required
usable open space, and if so substituted each square
foot of roof space shall be considered the equiva-
lent of a square foot of usable open space, subject
to the conditions set forth below.

a. Minimum Dimension. Such open space on a
roof shall have a minimum dimension of at least
fifteen (15) feet, measured from inside of parapet
or railing to inside of parapet or railing, or to the
exterior face of any wall or other obstruction
projecting up above the roof level.

b. No Obstructions. Such open space on a roof
shall be free of all obstructions, except for arbors,
trellises, window boxes and other planting boxes,
awnings and canopies, flagpoles, plumbing vents,
recreational equipment and clothes drying equip-
ment.

ARTICLE 2

c¢. Design And Safety Precautions. Such open
space on a roof shall be suitably surfaced, and
shall be protected by a parapet or railing in
accordance with safety regulations promulgated
by the Department of Housing and Buildings.

d. Accessibility. Such roof space shall be acces-
sible to the occupants of all dwelling units for
whose use the space is required.

228.32. Substitution Of Balconies In An RB-4, An
RB-5, And An RB-6 District. In an RB-4, an RB-5
and an RB-6 District, balconies (either singly or
in tiers) may be substituted for part or all of re-
quired usable open space, and if so substituted
each square foot of such halconies shall be counted
as the equivalent of two (2) square feet of usable
open space. subject to the conditions set forth
below.

a. Minimum Dimension. Such balconies shall have
a minimum dimension of four (4) feet, six (6)
inches, measured between the exterior face of the
building wall and the inside of the balcony para-
pet or railing.

b. No Obstructions, Such balconies shall be free
of all obstructions, except arbors, trellises, window
boxes and other planting boxes, awnings and
canopies, recreational equipment and clothes dry-
ing equipment.

c. Safety Precautions. Such balconies shall be
protected by a parapet or railing in accordance
with safety regulations promulgated by the De-
partment of Housing and Buildings.

d. Accessibility. No balcony (or part of a bal-
cony) shall be credited as usable open space for a
dwelling unit from which it is inaccessible.

For the purpose of this section, a balcony shall
include a semi-enclosed space bounded on three
(3) sides by exterior walls, provided that at least
one-third (14) of the perimeter is open except for
a railing or a parapet. A balcony may also include
a roof, located over a portion of a building, which
is used by the occupants of not more than three
(3) dwelling units and which is accessible to each
dwelling unit without passing through a publie
passage.

230. DISTRICTS ASSOCIATED WITH RESI-
DENCE DISTRICTS — USE REGULATIONS

The use regulations applying in the RM and the
several Residence Retail Districts are set forth in the table

on pages 156 and 157, by listing of permitted use groups
and by cross-reference to other applicable regulations.
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The use regulations applying in the RM and in the several Residence Retail Districts are set forth in the following table, by listing of permitted use groups and by cross
reference to other applicable regulations. The extent of control established over each type of use is defined in Section 111. The regulations on %&on-conforming uses (Article

230. Districts Associated With Residence Districts — Use Regulations

8) and the administrative provisions (Article 16) are also applicable. All italicized words are defined in Article 6.

Within each vertical column, each rectangular space containing cross-references and separated by horizontal lines indicates a different set of regulations — even though
the section numbers referred to may be the same. Where the same regulations apply in a group of districts, the lines separating the districts are indicated by notches on

both sides of the column, for visual convenience.

Residence Retail Districts are mapped within Residence Districts and RM Districts, and derive their bulk regulations from those Residence Districts or RM Districts.

RRA and RRC Districts may be mapped within all RA, RB and RM Districts, However. RRB Districts may be mapped within RB-3 through RB-7 Districts only.

DISTRICTS

PERMITTED USES

A

ALL USES LISTED IN THE FOLLOWING USE GROUPS
1234567891011 121314151617 18

ADDITIONAL USES,
SUBJECT TO
ADMINISTRATIVE APPROVAL

5
ACCESSORY PRODUCTION
AND SERVICING OF
GOODS

b,
ACCESSORY
OFF-STREET
PARKING SPACES

ACCESSORY
OFF-STREET
LOADING BERTHS

F

ACCESSORY
SIGNS

DISTRICTS

RM

—=

See sections

1651.41-42, .14
1652, 1652.50
1660-1661

Residence Retail
Districts:

RRA

RRB

12 456

12 15678

See sections
1651.10-.13
1651.20, 22
1651.30, .35
1651.41-.44
1651.51

1652, 1652.10
1652.31
1652.41

RRC

12345678

See sections
1651.10..13
1651.20, .22
1651.30, .32..35
1651.41-,44
1651.51

1652, 1652.10
1652.31
1652.41, 43
1660-1661

See section
232.20

See section
1021

See sections
121
1212

RM

See sections
1110
1132.10

i

See sections 3
1221
1222

RRA

RRB

RRC




230. Districts Associated With Residence Districts — Use Regulations (Continued)

REQUIRED ACCESSORY PARKING AND LOADING ADDITIONAL USE REGULATIONS
G. H. i. ALL USES LISTED X L3 L.
ACCESSORY ACCESSORY IN Tt?sEz !:g‘L(;.g;\;ING SPECIAL IN OTHER
OFF-STREET OFF.STREET ARE NOT PERMITTED DISTRICT ALONG DISTRICT SPECIAL
DISTRICTS PARKING SPACES LOADING BFRTHS ABOVE THE GROUND FLOOR REGULATIONS BOUNDARIES LOCATIONS DISTRICTS
1. For uses required to
See sections be within enclosed
See sections 1121.1124 huildings, see section
Rh" 1022-1024 1131 23110 RM
1040 1132.10 2. For landscaping
= regulations, see
1140 section 231.20
Residence Retail
Districts: For automotive service
RRA uses near schaols, parks HRA
b For uses required to he s
See sections See sections within enclosed buildings, Seisitiois AMAIWBYE B
10221024 1121-1124 see section 232,10 1311 see sections
F 1040 1131-1132 1331 1411-1413
1140 1350
RRB KRB
———5 3 6. Tand 8

RRC RR(

LS|




PROPOSED RESCLUTION

ADDITIONAL USE REGULATIONS IN
DISTRICTS ASSOCIATED WITH
-RESIDENCE DISTRICTS

In addition to the use regulations set forth in the table
in section 230, the following use regulations shall also
apply in an RM District and in Residence Retail Districes.

231. Ix Ax RM DistrICT

231.10. WitHir Encrosep BuiLbines. In an RM
District, the permilted uses shall, except as other-
wise specifically stated in the permitted use groups,
be within completely enclosed buildings.

231.20. Lanpscaping. In an RM District, any part
of a zening lot not used for butldings or other struc-
tures, or for accessory off-street parking spaces or
loading berths and access thereto, shall be landscaped
with grass, trees, shrubs, ponds, or pedestrian walks.
Such landscaped area shall be maintained in good
condition,

Ttalicized words are defined in Article 6.

{58

232. Ix Resiexce Retain DistricTs

232.10. WrrHIy Excrosep Buirpines. In Residence
Retatl Districts, the permitted uses shall, except as
otherwise specifically stated in the permitted use
groups, be within completely enclosed buildings.

232,20, Accessory ProbucTiox Anp SErvicing Or
Goops, In Residence Retail Districts, not morte than
five hundred (500) square feet of floor area in any
establishment shall be used for production and serv-
icing of goods, accessory to any of the permitted
uses; and no machine with & capacity of more than
ene-half (V5) horsepower shall be used for such
preduction and servicing. :

240. DISTRICTS ASSOCIATED WITH RESI-
DENCE DISTRICTS — BULK REGULA-
TIONS

The bulk regulations applying in the RM and the
several Residence Reteil Districts are set forth in the
table on page 159, by specifying the apprepriate figures
and by ecross-reference to other applicable regulations.
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The bulk regulations applying in the RM and in the several Residence Retail Districts are set forth in the following table, by specifying the appropriate figures or regula-
tions or by cross-reference to other applicable regulations. The extent of control established over bulk is defined in section 112, and the basic provisions for each bulk
control device are set forth in Article 7. The regulations on buildings non-conforming as to bulk (Article 9) and the administrative provisions (Article 16) are also

240! Districts Associated With Residence Districts — Bulk Regulations

applicable. All italicized words are defined in Article 6.

Within each vertical column, each rectangular space containing cross-references and separated by horizontal lines indicates a different set of regulations — even though
the section numbers referred to may be the same. Where the same regulations apply in a group of districts, the lines separating the districts are indicated by notches on
hoth sides of the column. for visual convenience.

Residence Retail Districts are mapped within Residence Districts and RM Districts. and derive their bulk reculations from those Residence Districts or RM Districts.
Pp {

RRA and RRC Districts may be mapped within all RA, RB and RM Districts. However. RRB Districts may he mapped within RB-3 through RB-7 Districts only.

respective districts

Not required—
see section

242,31

For permitted
height above ground,
see section 242,32

Not required—
see section 242,31 see section

242,51

Not required—

“-F & ARE c. D. E. ANGLE OF LIGHT OBSTRUCTION, H. L.
LOOR AREA FRONT AND REAR
RATIO— FRONT YARD— REAR YARD— SIDE YARDS— .
FOR THE FOLLOWING TYPES MAXIMUM REQUIRED REQUIRED REQUIRED F. MAXIMUM G. MINIMUM FOR SET-BACKS LIGHT ACCESS UNITS—
DISTRICT OF USES: PERMITTED DEPTH DEPTH WIDTH PERMITTED AVERAGING REQUIRED MINIMUM REQUIRED DISTRICT
|e—
1. For all uses listed in use ! ! . ! —_— ! . !
proups 1, 2, 4 and 5 All the bulk reguldtions of an RB-1 Distriet shall apply.
I | | | 1
RM )
2, For all uses listed in use KM
group 14 or permitted
nnder section 1652,50
030 A0 feer 100 feet- Twa, cach 100 feet 35¢ 10" See section 241,61
see section in width—
24131 see seclion 241,31
" | | | | |
| I | I |
1. For all uses listed in use All the bulk regulations of the Residence or RM Distries within which the Residence Retail District
groups 1 and 2 is mapped shall apply,
i I ] | !
Residence Residence
Retail: | | | | | Retail:
RRA 2, For buildings containing All the bulk regulations of the Residence or RN District within which the Residence Retail District RRA.
P those uses listed in use is mapped shall apply, except for the following provisions: RREB and
RRR and groups 3, 4, 5,6, T or 8 b
RRC and are permitted in the RRC

See section 242.61-,62




PROPOSED RESOLUTION

ADDITIONAL BULK REGULATIONS IN
DISTRICTS ASSOCIATED WITH RESIDENCE
DISTRICTS
In addition to the hulk regulations set forth in the 242.31. No Front And Side Yard Requirements.
table in section 210. the following bulk regulations shall In Residence Retail Districts, the fromt yard and
?)isu apply in an BRM District and in Residence Retail side 5-‘m& r.e.vuia.tiu.n\‘ of -rl:le’fi-"t or l}.w}l{B Dis
PSLFIets, ' = . - ' -

242.20. Froor Ares Ratio
{ No additional regnlations)
212.30. Yaixos

241. I~ Ax RM Disrrect

241.10. Geveran Rectrations

(No additional regulations)

241.20. Froor Ares Ratio

{No additional regulations)

241.30. Yarns
241.31. Hear And Side Yards For Non-Residential
Uses Tn An RM District. In an RM District, for
all zon ing lots developed with uses which are listed
in use group 14 or permitted under seclion
1652.50. a rear yurd of one hundred (100) feet,
and two (2) side yvards of one hundred (100)
feet each. shall be provided. However, where a
rear Lot line or a side ot Hine of such a zoning lot
adjoius fa} a cemetery. airport. railroad right of
wayv. or hulkhead line {or a shoreline where no
hulkhead lines have heen established). or 1h) an-
other zoning lot occupied by a use which is listed
in use group 14 or permitted under section
165250, or (c¢) another zoafng lot which is lo-
cated in a Manufacturing District. a rear yard or a
side vard of forty (40) feet shall be provided.

241.10. AxcrLe Or LicuT Onstaucrioy

i No addilional regulations)

2411.50. SET-Backs

{No additienal regulations)

241.60. Licar Access Uxirs
211.61. Eight {8) Units Reguired In The Sixty
60} Foot Area For Light Access. Tn an RM Dis-
triet. for all .Zt;gr.f.ﬁ._';' reguired windows in all build-
ings except one-femily detached residences, at least
eight (8) wnits of light aceess. Yocated within the
sixty VO foot wrea for lght aceess, shall be un-
ohstructed. in accordance with the provisions of
cection 702, At least six (6} of such cight 15}
units shall be contiguous.

241,70, Seacing Rectratroxs BEtweex DETyCcRED

Brirsixes Ox A Sivere Zovive Lo,

{No additional regulations)

241.80, Usssie Oprx Space

i No additional regulations)

212, I~ Resmevere Reran, Districrs

24210, Geverar REGULATIONS
242.11. Maximum Size (H Slores In An RRD
District. Tn an RRB District, the floor area of any
retail or other establishment listed in use groups
6. 7 or 8 shall not exceed Llwo lhousand (2,000)
square feet.

Ttalicized words wre defined in Article 6.

60

trict within which such Residence Retaif District
is mapped shall not apply. However, if any side
yaurd i= provided. its required width shall be eight
187 feet,
212.32. Level {4 Rear Yards In High Bulk Dis-
tricts. In Residence Retail Districts mapped within
‘an RB-1, an RB-5, an RB-6 and an RB-7 District,
the level of a rear yard shall be nol more than
twenly-three (23) feel ahove nalural grade level.
The provisions of section 223.21 for measurement
of natural grade level and for substitution of curb
level shall apply. Not more than one (1) fuil
story ahove natural grade level (or curh level)
shall be beneath such rear yard.

21210, Axcre O LicaT ORSTRUCTION

{No additional regulations) -

242560, SeT-Backs
242.51. No Set-Back Requirements. In an RRA
forth in section 225 shall not appiy,

212,66, Uxsits O LicHT AccCESs
242.61. In Residences, And Ahove Ilirst Floor In
Hotels And Non-Residential Buildings. Tn Resi-
dence Retail Districts. fmdlii'e_::m"ﬁ required
windomws,
a. In all residences excepl once-family detached
residences, and
b. Above the first floor of all buildings which are
used for wses listed in use groups 3. 1 and 5.
at least eight 18) wunits of light uecess. located
within the sixty (683} foor arcu for lght access,
shall be unobstructed. in accordance with the
provisions of section 762, At least six {6) of such
eight (8) zaifts shall be contiguous.
212.02. In Basemen! And First Floor In Hotels
And Non-Residential Buildings. In Residence Re-
!ru‘fDH.-‘n(!sfOI_al]fr_*guH } ff';;'ufrr*d windows in
the Basentent or first floor of buildings used for
uses listed in use groups 3. 4, 5. 6, 7 and 8, at
least eight (8} units of Light access, {ocated within
the forty (40} foot area for light access, shall Le
unobstructed. in accordance with the provisions of
section 762. At least six (6} of such eight (8)
anits shall be contiguous.

242.70. Spacing Recrrations Berweex DETACHED

Bripines (x A SinclLe Zovxive Lot

{No additional regulations)

242.80. UsasLE OPEN Spack

(No additional regulations)

i oo
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ARTICLE 3. COMMERCIAL DISTRICTS

The Commercial Districts set forth below are estab-
lished in order o prolect and promote public health.
safetv. comfort. eonvenience. prosperity and welfare.
These general goals include. among others. the following
speeifie purposes:

pertion of customers come by auvtomobile. and thus to
protect public-salely, convenieuce, prosperity and wel-
fare,

5. To encourage the tendency of commercial develop-
meut Lo concenlrate. to the mutnal advantage of hoth

1. To pretect commercial development. so far as is
pessible and appropriate in each area, against the
estahlishment of wuses which would create hazards.
offenzive noise, vibration. smoke, dust, odors. heat,
alare. or other obhjectionable influences. or heavy truck-
ing tralhe, and thus to protect public health, safety,
conveuiener, prosperity and welfare,

2. To prolect commercial development again=t conges.
tion, =0 Far as is possible and appropriate in each area.
by limiling the bulk of huildings in relation to the land
around them and to ane another. and thus to protect
public health. safety. convenience. prosperity and wel.
fare.

3. To provide sufficient space In appropriate Toeations
for the transaction of all types of commercial and mis-
cellancous service activilies in heneficial velalion to one
another. and thus to strengthen the ecomomic base of
the community and to proléet public convenience.
prosperily and welfare,

1. To provide appropriate =pace. and in particular
sullicient depth from the sireet, to =atisfy the needs of
modern commnercial development, including the need
for ofl-street parking space in areas where a large pro-

consumers and merchants. and thus to promote |)11]1]ic
convenience. prosperity and welfare.
6. To promote the most desirable wse of land in
aceordance with a well-considered plan, to promote the
heneficial and appropriate development of all land, to
promote stahifity of commercial development. to pro-
tect the chavacter and established pattern of desirable
development in each area, to conserve the value of
butldings. to enhance the value of land, to protect the
City's tax revenues. and thus to promote public health,
safely, convenience. prosperity and welfare.
it is hieveby declared to be the legislative intent that the
reanlations of the Commereinl Districts set forlth below
shall be liberallv construed in ovder to further the puz-
poses sel forth above.

310. COMMERCIAL DISTRICTS — USE REGU-
LATIONS
The ase regulations applving in the several Commer-
clal Districts are set forth in the table on pages 162 and
163. by listing of permitied uvse groups and hv cross.
reference to other applicable regnlations.

161



The ase regulations applying in the several Commercial Districts are set forth in the following table, by listing of permitted use groups and by cross-reference to other
applicabie regulations. The extent of control established over cach type of use is defined in section 111. The regulations on non-conforming uses (Article 8) and the
admiuistralive provisions (Arlicle 16) are also applicable. All italicized words are defined in Article 6.

Within each verlical column, each reclangular space comtaining cross-references and separated by horizontal lines indicates a dilferent set of regulations — even though
the section numbers referred Lo may be the same. Where the same regulations apply in a group of districts, the lines separating the districls are indicaled by nolches on
Loth sides of the column. for visual convenience.

PERMITTED USES

A B, ADDITIONAL USES, C. ACCESSORY PRODUCTION | D.  ACCESSORY £, ACCESSORY £ SIONS
ALL USES LISTED IN THE FOLLOWING USE GROUPS SUBJECT TO AND SERVICING OFF.STREET OFF.STREET
DISTRICTS £23545679910 1012 13 14 13 16 17 18 ADMINISTRATIVE APPROVAL OF GOODS PARKING SPACES LOADING BERTHS DISTRICTS

CA-t See sections - . Ch-l

1651.10.13 Sce sections |

1651.36, .36 1231

cA2 1651.41-42, 44 1232 CAZ
L 1234567 9 + 1651.51 + + - + "

1652, 1652.10 “

CaA3 1652.31
- + 165241, .43 1 1 4 1 J
16601661

CB1 S sortions
16501013 i
- - 651340, 4 . . 4 . _ iR i 4
-‘ %(:5:'.1 TJ |gt: At See sectivn See section See soclions
CB-2 165151 33 021 1110 .
. 1652, 1652.10 Ch-2

. 1132.10 .
= T :gg) ;,}: T -+ T - See seotions

ey 1241
. 165241, 43 .
co- 16601661 1242 B3
= 12345678910 - -+ 4 + -

B4 See sections CB-¢
L 4 1651.10..13 <+ o+ N i p
1651.41-.42, 44
165151

1652, 1652.1¢ CB-S

CB-5

1632.41, .43 .
CB.5 16601661 See section CB6

1250

II

See sections
1651.01G-.13
165130, .31
16514142, .43
165151

ce 1234567891011 12 16851655 10 co

1652.21..93
i1652.31

1652411, 43 \

1660 1Ha 1

a2
o -+ Seer cections -1- -+ - 4 4 CD.1
CD-2 1234567891011 )3 s 1 See section 1 N | See sections D2
€D-3 1651.41-,42, 4% 1241
1651.51 1242 €D3
— 1652, 1652.10 T T i

165221-23
Chi-1 CHM.1

- 1234567891011 131415 4. %gg;’j; i -+ See seetion -+ <+ + -

CM2 1660-1661 313 Cal2
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310. Commercial Districts — Use Regulations (Continued)

REQUIRED ACCESSORY
PARKING AND LOADING

ADIMTIONAL USE REGUELATIONS

ACLESSORY H. ACCESSORY SPECIAL J. ALONG K. 1N OTHER
QOFF-5TREET OFF-STREET DISTRIY DISTRAICT SFECIAL
DISTRICTS PARKING SPACES LOADING BERTHS REGULATIONS BOUNDARIES LOCATIONS DISTRICTS
See sections Sew sections
CA-I 221024 311 Cal
1848 312,10
R . See sections
CA-2 Stleszsﬂcv;s;:s 1 112:}‘1124:‘ For automative Ca2
CA-3 ! 11311132 . e
1046 140 See section SHIVICR HEeS
CA Sce;:ertion:c 3 near schoods, parks CA4
;gﬁ-m% and playgrounds,
CB.I See wmtians See sections see sections CB1
ig‘l_)g-iﬂﬂ 1311 14711413
v Spe sections 1331
Ser sections b 1121-3124 1350
CR2 1o 1008 11311132 82
1610 140
. e secihes s
CBD 1022.124 See seetiun L84
10443 s
Sev seclions
CB-1 1022.1924 , Ch-i
1030 See seciions
11211124
. 11311132
CB-5 See sections [§E] €8BS
1622.1024 T m - -
1. For automolive service wses .
CR-6 O near schouls, parks and play- cB-6
‘ Ser sections grmu:lds. see se_c[{ons _1411-1_413
St seetinns "]t!é]f]' 124;. 2. For wdvertising signs near
cC 10221024 1131.1132 g::?(;‘ and parkwisys, ser section cC
1340 M0
YHee sections
D1 10220425 Sew sections D3
H) 12129
131 y
Ses sections 13210 See]s;i_t{mns ) )
CD-2 m—zg_mﬁs 1146 See sechions 1335 For automolive service D2
1 3119 1331 uses neat sehoaks :
e 5 %, pArks
Sue sections 312.20 1350
See sertions MM and playgrounds,
. 791025 1131 .
D3 }g.-pg 105 1132.14 sep sertions CD-3
1110 111413
See sections
CM-1 1022. 1025 ; ions I
010 See s-er.tlc.n. See sections LM
1121-1124 311.10
S 1131 -
o2 Sos 1058 naz.10 3230 o2
100 140




PROPOSED RESOLUTION

ADDITIONAL USE REGULATIONS IN
COMMERCIAL DISTRICTS

[ addition to the use regulations set forth in the tahfe
in section 310, Lhe following use regulations shall also

apply in Commercial Districts.

311. Locarion WiTHIN BuiLpines

31110, Wity Excrosen Brinoings. In a CA, a
CB, a CD and a CM District, the permitled uses
shall, except as otherwise specifically stated in the
permitted use groups, be within completely enclosed
buildings.

311.20. Facane Regurations. Tn a CA District. ail
uses marked with asterisks in the permitled use
eroups shall be located ouly a= follows:

a. (n a floor above or below the ground floor, or
h. O the ground fleor, hut not within fifty (50}
feet from the street fine and with no display window
facing on the stree,

312, RestricTions Oy Nox-Resmestiae Uses In Kesi-
bENVTiAL Bunnines. In a CA-I, a CD and a CM Dis-
trict, all buildings containing uses listed in use groups
1 and 2 shall conform to the regulations set forth
helow:

312.10. Ix A CA-T Dwstricr. In a CA-1 District. no
uses listed in use groups 6. 7 or 9 shall be located
above the ground {loor in such huildings.

Ttedicized words are defined in Article 6,

|64

312.20, I A (D Dustrier. In a €D District. no
uses listed in use group 13 shall he loeated in such
butldings.

21230, I A CM BDistrict. In a CM Distriet, no
uses listed in use groups 13, 14 and 15 shall he
located in such buildings.

313, ResTrictions Ox PRODUCTION Axp/&:uvxcn,\'c O
Goons. In Cemmerciel Districts, the Moduction and
servicing of goods accessory to any permitted retail.
service or wholesale establishment shall be subject to
the restrictions set forth in the schedule immediately
helow.

Maxiimum

Per Cent of Maximum Maximum

Flooy Area Size of Pursons
_Distrier - Used _Machinery  Employed
CA, CB & CC 10% Y4 horsepower —
¢D — 3 horsepover 15

M — —_ —

In addition, in a CI) and a CM District, no accessory
production and servicing of goods shall include any
process listed in use groups 16, 17 or 18.

320. COMMERCIAL DISTRICTS — BULK REGU-
LATIONS
The bulk regulations applying in the several Commer-
cind Districts arve set forth in the iable on page 165. hy
specifying the appropriate Agures and by crass-reference
lo other applicable regulations.



320. Commercial Districts — Bulk Regulations

The bulk regulations applying in the several Commercial Districts are set forth in the following table, by specifying the appropriate figures and by cross-reference to other
applicable regulations. The extent of control established over bulk is defined in section 112, and the basic regulations for each bulk control device are set forth in Article
7. The regulations on buildings non-conforming as to bulk (Article 9) and the administrative provisions (Article 16) are also applicable. All italicized words are defined
in Article 6.

Within each vertical column, each rectangular space containing cross-references and separated by horizontal lines indicates a different set of regulations — even though
the section numbers referred to may be the same. Where the same regulations apply in a group of districts, the lines separating the districts are indicated by notches on
both sides of the column, for visual convenience.

REAR YARD SIDE YARD ANGLE OF LIGHT OBSTRUCTION L M N 0.
A. B. C. D. E. F. FEONT REAR Seuciat Buek ALr Resiornces,
LOOR AREA IREGULATIONS [RecuLations | G, H. 1. 1. K. REQUIRED Recutations For | Scoors axp Hospirans REGULATIONS
RATIO— RE- SPECIAL Atonc  Jopmiomar] Avone | MAXIMUM | MINIMUM | MAXIMUM | Sereiac Recu- | MINIMUM MINIMUM Hoteis anp | Ame Susjrer To Buik APPLYING
MAXIMUM | QUIRED REGU- Dustricr  [Misimum| DistricT ANGLE FOR ANGLE LaTions Fok FOR LIGHT ACCESS CoMMuNITY RFGULATIONS OF THE IN SPECIAL
IDISTRICTS|| PERMITTED | DEPTH LATIONS |Bouxpagies | WiotH | Bounpamies [PERMITTED |AVERAGING [PERMITTED| Creraiv Lors JAVERAGING UNITS Faciimirs FoLLowing Dharricrs LOCATIONS DISTRICTS
CA1 3.50 t. Focheiant, 05° 20° 65° For 200 | 1. For hotels, sec|  See section RB-7 I. For heightof || caq
30 <+ 5‘;;:‘::"‘ = I3 -+ e corner wnd section 326,10 321.10 buildings with-
feet : 3 p in 3 miles
. ane s cerlain afe . - . =
CA-2 10.00 2. For corer L 69 40 ‘fﬂ crerir fais 30 2. h?r other per- 1 RB-7 fll'ﬂm a major CA-2
and certain s68 Rection mitted uses, airport, see
CA-3 10.00 interior lots, 09° 30° 8 RSN 30° e amotian RB.7 sections CA3
100 | S E 2412
r : tion & + -+ 326.20 E S 1510-1514 =
CA-4 15.00 got 2222 3° 35° 8° 50 - At
ﬂ: = = = —_— e ————— = —
1. For height, 1. For corner . )
CB1 | ~ 100 o Heton 50° 12 50° Torsen g RB-2 2. :o; ;-f-nhl s;i CB1
2, For + + 4 ection 324,11 For all permitted 4= bitildings ad-
20 cormer lots, W a a . AR jurent to a
-, o see section B 2 F o Ay - = 3 ' =<
CB-2 1.40 feet € $actis 55 15 55 2. For 15 HARE ;: ;;" L RB-3 minor airport, CB-2
3 ..Fnr T See T 8 T See through lots, e T see seclions
CB3 2.40 whrough lots, | sections | feer | sections 60° 18° 60° see section 18° RE-4 1521-1523 CR:3
323.30 1342 | 1 1Ba 324.13
1. Far height, 1350 1350 -0 are =6 ; SEe 1. For hotels, sew "
CB-4 5.00 see section of <« o For ] section 326.10 RB-6 3. For large-scale Ch4
0 T e L - -+ corner and - T
CB-5 10.00 2. Faor corner £0° 30° 789 vertain ane 2. For other per- RB.7 developments, CR:5
E feet .-Jf‘".i:'?il," -+ 4 L imterior lots, mitted uses, see sections
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PROPOSED RESOLUTION

ADDITIONAL BULK REGULATIONS IN
COMMERCIAL DISTRICTS

In addition to the &ulk regulations set forth in the table
in section 320, the following bulk regulations shall also
apply in Commerciaed Districts.

321. GENExsL REGULATIONS

321.10. Speciar, Recorsrions For Hoteis AnD
CommuniTy Faciuimes In A CA-1 Districr. In a
CA-1 District, for all butldings containing uses listed
in use groups 3, 4 or 5, the hulk regulations of an
RB-7 District shall apply.

322, Froor Ares RaTio
{No additional regulations)

323. YARDS

323.10. Lever Or Rear Yawps. In Commercial Dis-

tricts, the level of a rear yard shall be not more than

twenty-three (23) feet above curd level, provided

that not more than one (1) full stery above curh

level shall be beneath such reer vurd.

323.20. Rear Yamns For Conrses Lots
323.21. For Corner Lots Tn A CB-1, A CB-2, A
CB-3, A CC, A CD And A CM District. In a CE-1,
a CI3-2, a CB-3, a CC, a €D and a CM District, in
order to provide through hlock ventilation, the
rear yurd for every corner lot shall extend unob-
structed to one (1) street frontage.

323.22. No Rear Yard Regulations (n Corner
Lots And Ceriain Tnterior Lot Ta A CA, A CBA,
A CB-5 And A CB-6 District, In a CA, 2 C3-4, a

shall not apply:

a. On Corner Lots. On corner lots, along any por-
tion of a rear lot line vr a side lot line located
one hundred (100} feet or less fromn a street to
which such loz line is perpendicular, or within
forty-five (45) degrees of heing perpendicular,
and
h. On Certain Interior Lots. On interior lots,
along any portion of a rear lot line or a side lot
line located one hundred (100) feet or less from
a street which is at right angles to {or within
forty-five (45) degrees of being at right angles
to} the street on which such interior lot fronts.
323.30. For TurovcH Lots Ix A CB-1, A CB-2, A
CB-3, A CC, A CD Axp A CM Districr. In a CB-1,
a CB-2, a CB-3, a CC. a CD and a CM District, no
rear yard regulations shall apply to any through lots
which extend less than one hundred and ten (110)
feet in greatest depth between the streets on which
such through lois {ront.

In these districts, all through lots which extend
one hundred and ten (110) feet or more in greatest

ftalicized words are defined in Ariicle 6.
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depth between the sireets on which such through lots
front shall conform to either one or the other of the
regulations set forth helow:

Either—

a. Open Space Linking Adjoining Rear Yards. On
such through lots, an open space for block ventila.
tion (linking the rear yards of the adjoining zening
lots) shall he provided, forty (40) feet wide and
midway between the two (2) streets. Such open
space shall be unobstructed, except as permitted in
section 732.

Or—

b. Open Space Along Abutting Lot Lines. An open
space for block ventilation shall be provided, twenty
(20) feel wide and extending from street to street
along all adjoining ot lines. Such open space shall
he unobstrueted, except as permitted in section 732
{a. and c.)

324. Axcre OF Licat OBSTRLCTION

324.10. Speaial. ReEcurations For CorxeR AND
THROUGH LoTs

324.11. Rear Angle For Corner Lots In A CB-1,
A CB-2, A CB-3, ACC, ACD And A CM District.

On corner lots in a CB-1, a CB-2, a CB-3. a CC, a
.D and a CM District, rear angic of light obstrue-
tion regulatigns shall apply along those portions
of a side lot line or a rear lot line which are
eighty (80} feet or more from a street, but not

otherwise,

324.12. No Rear Angle Of Light Obslruction
Regulations On Correr Lots And Certain Interior
Lots In A CA, A CB-4, A UB-5 And A CB-6 Dis.
trict. In a CA, a CB-4, a CB-3 and a CB-6 District.
rear angle of light obstruction vegulations shall
not apply:

a. On Corner Lots. On corner lots, along any por-
tionr of a rear lot Iline or a side lot line located
one hundred (100) feet or less from a sireel to
which such lot line is perpendicular. or within
forty-live {43) degrees of being perpendicular,
and

b, On Gertain Interior Lots. On interfor lots,
along any portion of a renr lot line ov a side ot
{ine located one hundred (100} feet or less from
a streer which is at right angles to (or within
forty-five (45) degrees of being at right angles to)
the street on which such interior lot froms.
324.13. Rear Angle For Through Lots In A
CB-1, A'CB-2,A"CB-3, A CC. A CD And A CM
District. In a CB-1, a CB-2, a CB-3, 2 CC, 2 (D

tion regulations shall apply to any through lots
which extend less than one hundred and ten (110)
feet in greatest depth between the strects on which
such through lots front,



In these distriets. al) through lots which extend
one hundred and ten 1110} feet or more in greatest
depth helween the streets on which such through
fors fromt shall conform to either one or the other
of the regulations =et forth helow.

Fither—

2. Rear Angle In Open Space Linking Adjoining
Rear Yards. If an upen space for block ventilation
forty €10} feet wide is to be located midway be-
tween the two {2} streets on which such through
fots front. in aceordance with  section 323.30
(vards for through lots), vear angle of light ob-
struction regulations fas set forth for reer lot
fines in =ections 71010 and 7113 shall apply
along the center line of =uch open space.

. No Rear Angie In Open Space Along Adjoining
Side Lol Lines. If an open space for block ventila-
tion twenty (20} feet wide ix to be located along
ail adjoining lot lines. in accordance with section
323.30 tyards lor through lois). rear ungle of
light obstruction regulations shall apply when
such {of lines are sevenly (70} feet or more from
a street. and also when such lot lines are common
rear fot Bines far an off-set portion of the through
{ot and for an adjoining zening lot.

325, Ser-Backs
i No additional regulations)

ARTICLE 3

326, Licut Access Uxirs

326.10. BRegumep Usits Or Licht Access Fox Low
BrLx CoMmMercian DisTricTs, Axp For HoTers [N
Arr Commerers Districrs. For all fegally required
windows which are located

a. In all buildings (except residences, schools and
hospirals) in a2 CB-1. a CB2, a (B3 a CC, a
CD-1, a CD-2 and a CM-1 District, and

b. In all hotefs in all Commercial Districes,

at least eight (8) units of light wecess, located
within the forty 140) foot arew for light access,
shall be unobstructed, in accordance with the pro-
visions of section 762, At least six (6} of such eight
{8) wunits shalil be contiguous,

326.20. Regviren Uxits O Licat Access [N Hich
Brrx Cowvercial. Districts. For all legally re-
quired windows in all butldings (except residences,
schoels. hospitals and horefs) in a CA, a CB4, a
(-5, a CB-6. a (D-3, and a CM-2 District, at least
(8) units of light access, located within the twenty
(20) foot area for light access, shall be unobstructed,
in accordance with the provisions of section 702.
All eight {8) of such units shall he contiguous.
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ARTICLE 4. MANUFACTURING DISTRICTS

The Manufacturing Districts set farth below are estab-

munity and to protect public convenience. prosperity

lished in order to protect public health. safety. comfort. and welfare.
convenience, prosperity and welfare, These zenerzl geals

5. To insure that such space will be available for use
include. among others. the following specific purposes:

For mannfacturing and related activities. and to pro-

1. To protect adjacent residential and commercial
areas, and to protect the labor force in other establizh-
ments engaged in less offensive types of manufaeturine
and related activities, by restricting those manufaetur-
ing activities which create offensive nwoise. vibration.
smoke. dust. odors, heal. glare and other objectionable
influences to those limited arcas which are appropriate
therefor. and thus to proteet public health, safety,
comforl, convenience, prosperity and welfare.

2. To protect manufacloring and related development
against congeslion. so far as ix possible and appropri-
ate in each area. by limiting the bulk of buildings In
relation to the land around them and to one another.
and thus to protect public health. safetv. convenience,
prosperity and welfare,

3. To protect manufacturing and related activities
againsl congestion, so far as is possible and appropri-
ate in each area. by providing space ofl public streets
for parking and loading aclivities associated with such
activities, and thus to protect public health. safety.
convenience. prozperily and wellare.

4. Te pravide snlhcient space in appropriate localions
for ail types of manufacturing and related activities.
and thus to strengthen the economic hase of the com-

tect residences by separating them from offensive man-
ufucturing activitiex, by prohibiting the wse of such
space Tor new residential development. and thos to
protect public health, safety. comfort, convenience.
prosperity and welfare.
6. To promote the most desirable use of land in ar-
cordance with a well-considered plan, to promote the
heneficial development of all land. to promote stability
of manufacturing and related development. to protect
the character and established paltern of desirable de-
velopment in each area, to conserve the value of build-
iqps. 10 enhance the value of Tand. to protect the City's
tax revenues. and thus to promote public health. safety.
convenience. prosperity and welfare.

It is hereby declared to be the legislative jntent that
the regulations of the Menujacturing Districts set forth
helow <hall be liberally construed in order to further the
purposes =et forth above.

410, MANUFACTURING DISTRICTS — USE
REGULATIONS

The use regulations applying in the several Munufac-

turing Pistricts ave sel forth in the table on page 169, by

listing of permitied use groups and by cross-reference

Halicized wards are drfined in Article 6. to other applicable regulations.
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. 410. Manufacturing Districts — Use Regulations

The wuse regulations applying in the several Wanufacturing Districts are sel forth in the following table. by listing of permitied vse groups and by eross veferenice to other
applicable regulations. The extent of conlrol established over each type of use is defined in section 111. The regulation on nwon-conforming wses (Article 8) and the
administrative provisions (Article 16) are also applicable. All italicized words are defined in Article G

Within each vertical column, each rectangular space containing cross-references and separated by hovizontal lines indicates a different set of regulations — even though
Lthe section numbers referred to may be the same. Where the same regulations apply in a group of districts, the lines separating the districls are indicaled by notches on
both sides of the column, for visual convenience.
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PROPOSED RESOLUTION

ADDITIONAL USE REGULATIONS IN
MANUFACTURING DISTRICTS

In addition to the use regulations set forth in the table
in section 410, the following uwse regulations shall also
apply in Manufacturing Districts. '

411. Location WiTHI~N BuiLbixcs

411.10, Wity Encrosep Buiibmwes. In an MA
District, the permitted wuses shall, except as other-
wise specifically stated in the permitted use groups,
be within completely enclosed buildings.

412, RestricTions ON ProbuctioN Axp Senrvicing OF
Goobs. In an MA District, the production and serv-
icing of goods accessory to any permitted establish-
ment shall not include any process listed in use
groups 16, 17 or 18.

420, MANUFACTURING DISTRICTS — BULK
REGULATIONS
The bulk regulations applying in the several Manu-
facturing Districts are set {orth in the table on page 171,
by specifying the appropriate figures and by cross.
reference to other applicable regulations.

ADDITIONAL BULK REGULATIONS IN
MANUFACTURING DISTRICTS

In addition to the buik regulations zet forth in the table
in section 420, the following bulk regulations shall al=o
apply in Manufacturing Districts.

421. Gexeral, REGULATIONS
{No additional regulations)

422, Froor Arks RaTio
{No additional regulations)

423, Y arDs

423.10. Lever Or Rear Yaro. In Manufecturing
Districts, the level of a rear yerd shall be not more
than twenty-three (23) feet above curd level, pro-
vided thal not more than one (1) full stery above
curb level shall be beneath such rear yard.

423.20. No Rear Yarp Recvurations Ox CoORNER
Lots Axnp Certary Interion LoTs I MANUFACTUR-
1n¢ Districts. In Manufacturing Districts, rear yard
regulations shall not apply:

a. On Corner Lots. Ou corner lots, along any portion
of a rear ot fine or a side lot ine localed one hun-

ftalicized words are defined in Artiele 6.
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dred {100} feet or less from a street to which such
lot line is perpendicular, or within forty-fve (45)
degrees of being perpendicular, and

b, On Certain Interior Lots. On frterior fots, along
any portion of a rear lot line or a side lot line lo-
cated one hundred (100} feet or less from a street
which is at right angles to (or within forty-five (43)
degrees of being at right angles to) the streef on
which such interior lot fronts.

424, Axcire OF LicHT OBSTRUCTION

424.10. No Rear Axcre O LiGHT (BSTRLCTION
Recurations On Corxer Lots Axp Certamy In-
TeRIOR LoTts Ix MavuracTuring DistrIcTS. In Man-
ufacturing Districts the rear angle of light obstruc-
tion shall not apply:

a. On Corner Lots. On corner lots, along any portion
of a rear lot line ov a side lot line located one hun-
dred (100} feel or less from a street to which such
lot line is perpendicular, or within forty-five (45)
degrees of being perpendicular, and

h. On Certain Interior Lots. On interior lots, along
any portion of a rear ot line or a side lot line one
hundred (100} feet or less from a streei which is at
right angles to (or within fortv-five (45} degrees of
being at right angles lo) the street on which such
ingerior lot fronts.

425 SET-Backs

{No additional regulations)

426. Licat Access UNiTs

426.10. Reovmen Uxits Or Licut Access Fon
Hoters In Maxcrserrrine DisTricrs. For all le-
gally required windows located in all hotels in MA
Districts, at least eight {(8) units of light access.
located within the forty (40) foot area for
light access, shall be unobstructed. in accordance
with the provisions of section 702. At least six (6)
of such eighl {8) wmits shall he contiguous.

426.20. Reovigen Units Or LicHT Access Fow
Otrer Uses Ix Maxvractrurise Districrs. For all
legally required windows in all hutldings 1except
residences where permitted. schonls. hospitals and
hotels) in Manufacturing Districts, at least eight
(8) units of light access, located within the fwenty
{20) foot area for light access, shall be unobstructed.
in accordance with the provisions of section 702.
All eight (8} of such units shall be contiguous.
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Fhe fuft regulations applying in the several Vanufucturing Districts are set forth in the following lable. by specifying the appropriale figures and by cross-relerence Lo
other applicable regulations. The extent of control established over bufk is defined in section 112, and the basic regulations for each bulk control device are set forth in
Article 7. The regulations on buildings ron-conforming as to bulk (Article 9) and the administrative provisions (Article 10} are also applicable. All italicized words

are delined in Article 0.

Within each verlical column, each reclangular =pace containing cross-relerences and separated by horizontal lines indicales a different sel of regulalions — even though
the section numbers relevred 1o may e the same. Where the same regulations apply in a group of districts. the lines separating the districts are indicaled by notches on

420. Manufacturing Districls — Bulk chulal:idhs

both sides of the column, for visual convenience.
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ARTICLE 5. CLASSIFICATION OF USES

In order to carry out the purposes and provisions of
this amended Resolution, the uses of buildings. other
structures and tracts of land in the City of New York are
hereby divided into the use groups enumerated below.
The provisions by which these use groups are permitted
in the several districts are set forth in the tables in sec-
tions 210, 230, 310 and 410. and the chart below. The
procedure for adding other similar uses (not listed in
any of these use groups) to these use groups is set forth
in section 1615.

A brief statement is inserted at the start of each use
group to deseribe and clarify the basic characteristics of

Italicized words are defined in Article 6.

that use group. The findings required in section 1615
(for adding other similar uses to these use groups) in-
corporate these statements. ’

Six division headings, each describing the predominant
character of the uses in the successive use groups, have
been inserted for convenience,

The uses listed in the various use groups set forth
below are also listed in alphabetical order in the index
at the end of this amended Resolution, for the con-
venience of those using the Resolution. Whenever there
is any difference in meaning or implication between the
text of these use groups and the text of the index, the
text of these use groups shall prevail.

USE GROUPS PERMITTED IN ZONING DISTRICTS
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C ATEGOTR Y
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DISTRICTS Residential Facilities c clat I tal and Manufacturing
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(DIVISION I. RESIDENTIAL USES)
3. Use Group 1

Use group 1 includes the distinctive one-family type
ol residential development.
A. The following residential uses:
One-family detached residences
B. The following uses incidental to uses listed above:
Accessory uses
Home occupations

Use group 1 is one of the characteristic use groups for
an RA District. The uses listed in use group 1 are per-
mitted in an RA and in all subsequent districts except

an MB. an MC and an MD District.
502. Use Group 2

Use group 2 includes all other types of permanent
residences.
A. The following residential uses:
Residences of all types. except one-family detached
residences (and not including hotels)
B. The following uses when they include residential
accommodations:
Colleges and universities, except business colleges
Institutions for children and the aged
Philanthropic institutions
Schools. except trade schools for adults
C. The following uses incidental to uses listed above:
Aecessory uses
Home occupations
Use group 2 is one of the characteristic use groups for
an RB District. The uses listed in use group 2 are per-

mitted in an RB and in all subsequent districts ex-
cept an MB, an MC and an MD District.

503. Use Group 3
Use group 3 includes hotels used by transients.
A. The following uses:
Hotels
B. The following uses incidental to uses listed above:
Aceessory uses
The uses listed in use group 3 are permitted in an RRC

and in all subsequent districts except an MB, an MC
and an MD Distriet,

(DIVISION II. COMMUNITY FACILITIES)
504. Use Group 4

Use group 4 consists primarily of those uses which
either:

Y

1. Are of a community service character. and so are
required in all residential areas for the convenience,
safety and amenity of the residents, or

ARTICLE 5

2. Are open uses of land providing additional amenities
and not creating any objectionable influences.

A. The following community service uses:

Churches and parish houses

Community centers

Government-operated health centers

Schools. except trade schools for adults

B. The following open uses:

Agriculture, including nurseries and truck gardens,
provided that no offensive odors or dust are cre-
ated, and there is no sale of products not pro-
duced on the premises

Golf courses

Outdoor tennis courts and ice skating rinks, provided
that lighting shall be directed away from all
adjacent residential zoning lots

Public parks and playgrounds

C. The following uses incidental to uses listed above:
Accessory uses

Use group 4 is one of the characteristic use groups for
an RA District. The uses listed in use group 4 are per-
mitted in an RA and in all subsequent districts.

505. Use Group 5

Use group 5 consists primarily of those community
service uses which either:

1. Are required in residential areas, or

2. Provide significant public services and require a resi-
dential environment for their proper functioning.

A. The following uses:

Clubs. except clubs the chief activity of which is a
service customarily carried on as a business

Colleges and universities, except business colleges

Court houses

Hospitals and sanitariums, except animal hospitals

Institutions for children and the aged

Medical and dental offices and group medical centers,
limited to the ground floor, except that in multiple
dwellings such uses may be located on the second
floor if (a) separate access to outside is provided,
or (b) such use existed on January 1, 1948.

Libraries, museums and public art galleries

Philanthropic institutions, except buildings used ex-
clusively for office purposes

B. The following uses incidental to uses listed above:
Accessory uses

Use group 5 is one of the characteristic use groups for
an RB District. The uses listed in use group 5 are per-
mitted in an RB and in all subsequent districts.
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PROPOSED RESOLUTICN

(DIVISION IiI. RETAIL AND
COMMERCIAL USES)

306, Use Group 6

Use group 6 consists primarily of those uses which are
needed for more or less daily shopping by persons re-
siding neatby, and therefore serve an area with a smaller
population than the uses fisted in use group 7.

A, The following retail establishments:

-Beok and statiooery stores

Cigar stores

Drug stores

Dry goods and variety stores

Florigts

-Food stores, including bakeries

- Hardware stores

Newsslands

Package liquor stores

B. The following service establishments, dealing di-

rectly with consumers:

-Barber shops and beauty parlors

" *Dressmaking and millinery shops

-*Dry cleaning and clothes pressing establishments,
provided that no inflammable cleaning agents are
used

*Frozen food lockers

*Laundries, hand or anlomalic seif-service

*Locksmiths

*Meeting halls

-*Shoe and hat repairs

Tailars and furriers, custon

Watch and clock repairs

C. The following eating and drinking establishments:

Eating and drinking places, including mechanical
entertainment and live entertainment by not more
than one {1} person.

D. OMhces. business, professional and governmental

E. The following misceillaneous uses:

*FElectric sub-stations {including transformers,
switches and guxiliary apparatus) serving a
distribution area

Fire and police stalions

- Post oflices

Railroad passenger stations

*Telephone exchanges

*Water and sewer pumping stations serving a local
area

F. The following wses incidental to uses listed above:

Accessory uses

(5. Other similar uses

Other similar uses, as determined in accordance with

the procedure set forth in section 1615

Use group 6 is a cbaracteristic use group for Residence

Retail Districts. The uses listed in use group 0 are per-

mitted in an BRA and in ail subseqnent districts.

“In a CA District, all uses marked with an aslerisk are
permitted oniy if such wses are Tocated elsewhere than on
the street frontage of the ground floor. See section 311.20.

Iredicized words are defined in Article 6.
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n07. Use Group 7

Use group 7 consists primarily of those uses which:
1. Are needed for cccasional shopping or o provide
occasional services for persons residing nearhy, and
therefore serve an area with a farger population than the
uses listed in use group 6, and
2. Do not involve the storage of furniture, refrigerators
and other large butky furnishings, and
3. Are alse appropriale in restricted central Commercial
Districts

A. The following retail establishmenls:

-Art galleries, antique shops and art shops
Avtists” supply storex
Clothing and clothing accessory shops
Electricai and household appliance stores — with
storage of household sioves, refrigerators. deep
freezers and air conditioning units, and washing,
drying and ironing machines restricted te Hoor
samples only
Gift shops
Jewelry and art metal craft shops
Leather zoods and Tuggage shops
Medical and orthopedic appliance slores
Musie, radio and television stores—wilh storage of
pianos restricted to floor samples only. and with
no loudspeakers broadcasting onto the sireel
- {Iptician and optometrist shops
“Paint stores
Pholographic equipment and supply stores
Seeds and garden supply stores
Sewing machine stores, selling household machines
only
Shoe stores
Sporting and athletic goods stores
Stamp and epin stores
Toy stores
Typewriter stores
“Wallpaper stores
B. The foilowing service establishments. dealing di-
rectly with consumers:
Banks
Interior decorating shops
*Photographic developing and prinling establish-
ments
Photegraphic studios
Picture framing stores
Telegraph offices
Travel bureaus
*Typewriter repair shops
C. The following uses incidental to wses {isted ahove:
Aceessory uses
D. Other similar uses
Other simnilar uses, as determined in aceordance with
the procedure set forth in section 1615,
The uses listed in use group 7 are permilted in an
RRB District and in all subsequent districts.

*In a CA Districl, all uses marked with an asterisk are
permitted only if such uses are located elsewhere than on
the street frontage of Lhe ground Hoor, See section 311.21%



508. Use Group 8
Use group 8 consists primarily of those uses which:
1. Are needed for occasional shopping or to provide
occasional services for persons residing nearby, and
therefore serve an area with a larger population than the
uses listed in use group 6, and
2. Do not involve the'storage of furniture, refrigerators
or other large bulky furnishings, and
3. Are not appropriate in restricted central Commercial
Districts
A. The following retail establishments:
Auto supply stores
-Bicycle shops
Pet shops
Plumbing, heating and ventilating equipment show-
rooms with storage of floor samples only
B. The following service establishments, dealing di-
rectly with consumers:
‘Bicycle rental and repair shops
Chiropodists and podiatrists
Clothing and costume rental establishments
- Exterminators
"Musical instrument repair shops
Radio and household appliance repair shops
Taxidermists
Umbrella repair shops
-Upholsterers
C. The following service establishments:
Undertakers and funeral parlors
D. The following amusement establishments:
Billiard parlors and pool halls
- Bowling alleys and table tennis, with not more than
five thousand (5,000) square feet of floor area
per establishment
E. The following uses incidental to uses listed above:
Accessory uses
F. Other similar uses
. Other similar uses, as determined in accordance with
the procedure set forth in section 1615
The uses listed in use group 8 are permitted in an RRB
District and in all subsequent districts except a CA
District,

509. Use Group 9

Use group 9 consists primarily of those retail uses
which either: )
1. Are used for occasional shopping by persons residing
at a considerable distance. and therefore serve an area
ranging from several square miles to the whole metro-
politan area or more, or

2. Involve the storage of furniture, refrigerators and

other large bulky furnishings, or

3. Provide services or process materials which are in-

cidental to listed commercial activities.

A. The following retail establishments:
Automobile. motorcycle and boat salesrooms, with
no repair services
Department stores

ARTICLE 5

Electrical and household appliance stores
Furniture stores

Office and business machine stores

Piano stores

B. The following consumer, professional and com-
mercial service establishments:
“*Blueprinting and photostating establishments
- *Business schools and colleges
*Physical culture and health services, including
gymnasiums, reducing salons, masseurs and public
baths
- *Public auction rooms
Public utility collection offices
Radio and television broadcasting studios and trans-
mitting towers
*Wedding chapels and banquet halls
*Trade and other similar schools, not involving any
danger of fire or explosion nor of offensive noise,
vibration, smoke, dust, odors, glare, heat or other
objectionable influences

C. The following wholesale establishments:
Photographic developing and printing establish-
ments
Wholesale offices and showrooms, with storage lim-
ited to samples

D. The following eating and drinking establishments:
*Eating and drinking places, with entertainment

E. Manufacturing, limited to the following processes
and products: _

~*Art needle work

*Clothing, custom manufacturing and altefations,
for retail only

*Jewelry manufacturing (from precious metals)
and repair

" -*Printing, commercial, provided that not more than
twenty-five hundred (2500) square feet of floor
area per establishment shall be used for produc-
tion

*Watch making

F. The following miscellaneous uses:

*Medical and dental laboratories for research and
testing, not involving any danger of fire or ex-
plosion nor of offensive noise, vibration, smoke,
dust, odors, heat, glare or other objectionable
influences

G. The following uses incidental to uses listed above:
Accessory uses

H. Other similar uses
Other similar uses, as determined in accordance with
the procedure set forth in section 1615

The uses listed in use group 9 are permitted in a CA
District and in all subsequent districts.

*In a CA District, all uses marked with an asterisk are

permitted only if such uses are located elsewhere than
on the street frontage of the ground floor. See section
311.20.
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PROPOSED RESOLUTION

(DIVISION IV. WHOLESALE AND
COMMERCIAL AMUSEMENT USES)

510. Use Group 10
Use group 10 consists primarily of those uses which
either:

L. Include wholesale activities and necessary accessory
storage, but without including warehouses, or
2. Provide amusements, and activities incidental thereto,
within completely enclosed buildings.

A. The following consumers’ service establishments:

Pawn shops and loan offices

B. The following amusement establishments:

Arenas and auditoriums, with a capacity of less than
five thousand (5.000) seats

Public dance halls

- Skating rinks, indoor
Theatres
Trade expositions
C. The following wholesale establishments:

Wholesale offices and showrooms, with accessory
storage of goods used in or produced by manufac-
turing activities listed in use groups 9, 10, 14 and
15, provided that not more than five thousand
(5,000) square feet of floor area per establish-
ment shall be used for such storage

“ D. The following automotive service establishments:

Commercial parking garages, with a capacity of less
than five hundred (500) off-street parking spaces,
subject to the provisions set forth for accessory
off-street parking spaces in sections 1031 (size),
1032 (design), 1035.10 (maximum amount of
parking spaces on a block) and 1411-1413 (auto-
motive service uses near schools, parks and play-
grounds).

Commercial parking lots, with a capacity of less than
five hundred (500) off-street parking spaces, sub-
ject to the provisions set forth for accessory off.
street parking spaces in sections 1031 (size), 1032
{design), 1035.10 (maximum amount of parking
space on a block) and 1411-1413 (automotive
service uses near schools, parks and playgrounds).

E. Manufacturing, limited to the following processes
and products:
Motion picture producing
Printing, commercial, provided that not more than
five thousand (5,000) square feet of floor area
per establishment shall be used for production
Scenery construction
F. The following miscellaneous uses:
Prisons
Studios—music, dancing and theatrical
G. The following uses incidental to uses listed above:
Accessory uses
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H. Other similar uses
Other similar uses, as determined in accordance with
the procedure set forth in section 1615
The uses listed in use group 10 are permitted in a CB
District and in all subsequent districts.

511. Use Group 11

Use group 11 includes those open amusement wuses
which may be located apart from a commercial amuse-
ment park,

A. The following amusement establishments, open or

enclosed:

“Beaches and swimming pools, with accessory bath-
houses and locker rooms
Bowling alleys and table tennis
“Circuses, carnivals and fairs of a temporary nature
‘Driving ranges and miniature golf courses
Eating and drinking places, with entertainment
Race tracks
Rental and storage of boats
Sale of live bait for fishing
Stadiums with a capacity of less than five thousand
(5,000) seats
B. The following uses incidental to uses listed above:
Accessory uses
C. Other similar uses
Other similar uses, as determined in accordance with
the procedure set forth in section 1615

Use group 11 is one of the characteristic use groups of

a CC District. The uses listed in use group 11 are per-

mitted in a CC, a CD, a CM and an MB District and

all subsequent districts.

512. Use Group 12

Use group 12 includes those amusements which are
appropriate in a commercial amusement park.
A. The following amusement establishments, whether
open or enclosed :

Ferris wheels, roller coasters, whips, parachute
jumps, merry-go-rounds and other similar open
midway attractions

Freak shows, wax museums, dodgem scooters, and
other similar semi-enclosed or enclosed midway
altractions

Open booths with games of skill or chance, including
shooting galleries

Penny arcades

B. The following uses incidental to uses listed above:

Aceessory uses

C. Other similar uses
Other similar uses, as determined in accordance with
the procedure set forth in section 1615
Use group 12 is one of the characteristic use groups of
a CC District. The uses listed in use group 12 are per-
mitted in a CC, an MC and an MD District.
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(DIVISION V. HEAVY COMMERCIAL AND
AUTOMOTIVE SERVICE USES)

513. Use Group 13

Use group 13 consists primarily of those uses which:

1. Provide services either for consumers living in sur-
rounding residential areas, or for commerce and industry,

and

2. Involve a limited amount of offensive noise, vibra-
tion, smoke. dust. odor, heat, glare or other objectionable

influences.

A. The following residential uses:
Tourist cabins and motels

B. Retailing, limited to the following:

Automobile, motorcycle and trailer sales, open or
enclosed

Boat sales, open or enclosed

Building materials (lumber, heating and roofing,
etc.), open or enclosed. with not more than five
thousand (5,000) square feet of ground area per
establishment

Fuel, ice, oil, coal and wood, open or enclosed, with
not more than five thousand (5.000) square feet
of ground area per establishment

Machinery rental and sales
-Poultry and rabbit killing, for retail sale on the
same zoning lot only
C. The following service establishments:
- Animal hospitals and kennels
Blacksmith shops

Boats, less than one hundred (100) feet in length,
custom building and repair

Carpentry, including custom woodworking and cus-
tom furniture-making

Carpet and rug cleaning

Dry cleaning and dyeing

Electrical, glazing, heating, painting, paper-hanging.
plumbing, roofing and ventilating contractors

- Household and office equipment and machinery re-

pairs

Laundries

Linen, towel and diaper supply services

Mirror silvering and glass cutting

Monument works, open or enclosed

Packing and crating

Riding academies

Sign painting

Silver plating and repair, custom only

Soldering and welding shops

Tool, die and pattern making, and other similar
small machine shops '

ARTICLE 5

Trade and other similar schools

Trucking terminals and motor freight stations, with
not more than ten thousand (10,000) square feet
of ground area per establishment

D. The following automotive service establishments:
Auto, truck and motorcycle repairs, except body
repairs
Auto laundries

Commercial and public utility vehicle storage, open
or enclosed

Dead storage of motor vehicles
Filling stations, open or enclosed
Tire vulcanizing shops

E. Manufacturing, limited to the following processes
and products:

Advertising displays
Awnings. venetian blinds and window shades
Brushes and hrooms

Meat products, smoking and curing, provided that
no objectionable fumes and odors are emitted

F. Storage, limited to the following establishments and
products:

Alcoholic beverages, packaged, bottled and barrel
goods

Furniture and household goods
Ice storage houses, with not more than five (5) tons
capacity
_ Warehouses for (a) department and other retail

stores, or (b) products of manufacturing activities
listed in use groups 9, 10. 14. 15 and 16

G. The following miscellaneous uses, open or enclosed:
Agriculture, including sale of products not produced

on the premises
Airports, for private passenger planes only
- Animal pounds
. Crematoriums, human only

Incinerators, non-accessory, provided that no ob-
jectionable fumes and odors are emitted

Public sewage disposal plants
Public transit yards

H. The following uses incidental to uses listed above:
Accessory uses
I. Other similar uses

Other similar uses, as determined in accordance with
the procedure set forth in section 1615

Use group 13 is the characteristic use group for a CD
District. The uses listed in use group 13 are permitted
in a CD, a CM. and an MB District and all subsequent
districts.
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PROPOSED RESOLUTION
(DIVISION VI. MANUFACTURING USES)

214. Use Group 14

Use group 14 includes those office, laboratory and
manufacturing uses which, when subject to adequate con-
trols over bulk and landscaping, are appropriate in cer-
tain locations in low-density residential areas, provided
that:

1. Such uses do not create any danger to health a2od
safety in the surrounding areas, and

2. Such uses do not create unv oflensive noise, vibration,
smoke, dust, odors. heat, glare or other objectionzble in-
Mluences. and

3. Whatever merchandise is received and shipped has a
high value in relation to its size and weight, so that very
little trucking traffic will be generated.

A, Oflices, business, professional and governmental
B. Laboratories. research, experimental and testing

(. Light non-nuisance manufacturing, limited to the
following processes and products:
Art ueedle work, hand weaving and tapestries
Books, hand binding end tooling
Jewelry. manufacture, from precious metals
Medical, dental and drafting instruments
Motion picture producing
Optical goods and equipment, watches. clocks. and
other similar precision instruments
D. The following uses incidental to uses listed above:
Accessory uses
Use group 11 is the characteristic use group for an RM
District. The uses listed in use group 14 are permitted

in an BM, a2 CM, an MA District and all subsequent
districts.

515. Use Group 15

Use group 15 consists primarily of those manuafacturing
and storage uses which;:

L. Do not create any danger to health and safety in the
surrounding areas, and

2. Do not create any substantial amount of oflensive
noise, vibration, smoke, dust, odors, heat. glare or other
objectionable influences, and

3. Require a location which will be served by the City-
wide mass transit system, and which iz adjacent to the
central commercial area, and

4. Normally require a large amount of motor vehicle
and hand trucking for transportation of their raw ma-
terials and finished products.

Ttalicized words are defined in Article 6.
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A. The following wholesale establishments:
Wholesale offices and showrooms. with accessory
storage of goods used in or produced by manu-
facturing activities listed in use groups 9, 10, 13,
14 and 15

B. Manufacturing, limited to the following processes
and products:

Clothing and other textile preducts, manufacturing
of, from textiles, leather and other materials—
but not including manufacturing of textiles, shoes,
hat bodies or hosiery

Fur goods, not including tanning or dveing

Teather goods, not including luggage or machine
belting

Novelty products from the following previously pre-
pared materials: bone, canvas, cork. feathers. felt,
fur, glass, hair, horn, paper, plastics and shells

Printing and newspaper publishing. including en
graving and photo-engraving

Umbrellas

(.. Storage. limited to the following establishments and
products: .

Furniture, carpets, rugs and other household goods

Package delivery service for retail establishments

Warehouses for either {a) department and other
retail stores, or (b} goods used in or produced by
manufacturing activities listed in nse groups 9.
10, 13, 14 and 15

D. The following uses incidental to uses listed ahove:

Accessory uses

E. Other similar uses

{Other similar ases. ax determined in accordance with
the procedure set forth in section 1615

Use group 15 is the characteristic use group for an
MA Distriet. The uses listed in nse gronp 15 are per-
mitted in a CM District and all subsequent districts.

5316. Use Group 16

Use group 16 cousists primarily of those manufacturing
and storage uses which:

1. Do not create any dangers to safety in the surrounding
ATEAs, but

2. Iuvelve a limited amount of objectionable noise, vi-
bration, smoke, dust, odors, heat. glare or other objec-
tionable influences, and

3. Normally require a large amount of motor vehicle
trucking for transportation of their raw materials and
finished products.

A. The following retail and wholesale establishments:
Buildiug material yards
Produce and meat markets, wholesale

&
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ARTICLE 5

B. Manufacturing. limited to the following processes Silverware, plate and sterling
and products:

Automobile, truck and trailer body repair

Beverages. non-alcoholic

Boat building and repair. for boats less than 100
feet in length

Bottling works. for all beverages

Cameras and other phetographic equipment, except
film

Canvas and canvas products

Ceramic products—such as pottery and small glazed
tile

Cosmelics and toiletries

Electric appliances—such as lighting fixtures, irons,
fans, toasters, and electric toys

Flectrical equipment assembly—such as home radio
and television receivers and home movie equip-
ment, but not including electrical machinery

Electrical supplies. manufacturing and assembly of
—such as wire and cable assembly. switches,
lamps, insulation, and dry cell batteries

FFood products. processing and combining of (except
meat and fish)—baking. boiling. canning. cook-
ing. dehydrating. freezing. frying, grinding. mix-
ing and pressing

Glass products. from previously manufactured glass

Hair. felt and feather products (excepl washing,
curing and dyeing)

Hat bodies of fur and wool felt

Hosiery

Ice. dry and natural

Ink mixing and packaging. and inked ribbons

Leather products, including shoes and machine
belting

Luggage

Metal finishing, plating, grinding. sharpening, pol-
ishing. cleaning. rustproofing and heat treatment

Metal stamping and extrusion of small products-
such as costume jewelry, pins and needles, razor
blades, bottle caps, buttons and kitchen utensils

Musical instruments

Orthopedic and medical appliances—such as artifi-
cial limbs. braces. supports and stretchers

Paper products. small-—such as envelopes and sta-
tionery. bags. boxes, tubes, and wallpaper printing

Perfumes and perfumed soaps, compounding only

Pharmaceutical products, compounding only

Plastic products—such as tableware. phonograph
records, and buttons

Poultry and rabbit packing and slaughtering

Rubber products, small. and synthetic treated fabrics
(excluding all rubber and synthetic processing)—
such as washers, gloves. footwear, bathing caps
and alomizers

Soap and detergents. packaging only

Sporting and athletic equipment — such as balls,
baskets, cués, gloves, bats, racquets and rods

Statuary. mannequins, figurines and religious and
church art goods—excluding foundry operations

Textiles—spinning, weaving, manufacturing, dyeing,
printing, knit goods, yarn, thread and cordage

Tobacco curing and manufacturing. and tobacco
products

Tools and hardware—such as bolts. nuts and screws.
doorknobs, drills, hand tools and cutlery. hinges,
house hardware. locks, non-ferrous metal castings
and plumbing appliances

Toys

Upholstering (bulk) including mattress manufac-
ture, rebuilding and renovating

Vehicles, children’s—such as bicyeles, scooters, wa-
gons, and baby carriages

Wood products—such as furniture, boxes. crates,
baskets and pencils and cooperage works

C. Storage, open or enclosed, limited to the following

establishments and products:
Goods used in or produced by manufacturing activi-
ties listed in use groups 16 and 17

D. The following uses incidental to uses listed above:
Accessory uses

E. Other similar uses
Other similar uses, as determined in accordance with
the procedure set forth in section 1615

Use group 16 is the characteristic use group for an MB

District. The uses listed in use group 16 are permitted
in an MB District and in all subsequent districts.

517. Use Group 17

Use group 17 consists primarily of those uses which:
1. Do not create any danger to safety in the surrounding
areas. but

2. Create substantial amounts of offensive noise. vibra-
tion, smoke. dust. odors, heat. glare. or other objection-
able influences. and

3. Normally require access to rail or water for transpor-
tation of their raw materials or finished products.

A. Manufacturing, limited to the following processes
and products:
Aircraft, including parts
Automobiles, trucks and trailers (including parts)
and engine rebuilding
Beverages. alcoholic. and breweries

Building materials, miscellaneous—such as prefabri-
cated houses. composition wallboards. partitions
and panels
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PRO

POSED RESOLUTION

USE GROUP 17 {continued)

Cement products, including concrete central mixing
and proportioning plants

Chemicals, not involving noxious odors or danger
from fire or explosives—such as adhesives,
bleaching products, blueing, calcimine, dye-stuffs
(except aniline dyes), essential oils, plaster of
paris, salt processing and vegetable gelatin, glue
and size

Clay products, structural—such as brick, fire brick,
tile and pipe

Cotton ginning, and cotton wadding and linter manu-
facture

Food products—manufacturing of basic products
from the raw state, and refining, roasting, pasteur-
ization, and extraction of vegetable oils—includ-
ing such products as casein, cereal, chocolate and
cocoa products, cider and vinegar, coffee, glucose
and dextrine, maple sugar, milk, butter and cheeze.
molasses and syrups, oleomargarine, pickles, rice,
sauerkrant, oils, sugar, and yeast

Glass manufacturing and large glass products—
such as structural and plate glass

Graphite and graphite products

Hair, felt and feathers, bulk processing—washing.
curing and dyeing

Ink from primary raw malerials (including colors
and pigment)

Insecticides, fungicides, disinfectants ard related in-
dustrial and bousehold chemical compounds

Jute, hemp, sisal, and eakum products

Leather and fur tanning, curing, finishing, and dye-
ing

Machinery, heavy—manufacturing aod repair—in-
cluding electrical. construction, mining and agri-
cultural

Machinery, miscellaneous light. and electrical eguip-
ment—such as washing machioes, firearms, refrig-
erators, air-conditioning, and commercial motion
picture equipment

Machiues, business—such as typewriters, accounling
machines, calculators, and card-counting equip-

. ment

Machine tools——such as metal lathes, metal presses.
meta) stamping machines, and woodworking ma-
chines

Meat and fish products, packing and processing of,
but not including slaughtering and glue and size
manufacturing

Metal alloys and foil, miscellaneous—such as solder.
pewter, brass, bronze, and tin, Jead and gold foil

Metal and metal products, treatment and processing
—such as enameling, japanning. lacquering and
galvanizing

.!_:alicize_d-.m;uorris are defined in Article 6.
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Metal casting and foundry products, heavy, includ-
ing ornamental iron work, but net including
magnesium foundries

Metals, precious and rare, reduction, smelting and
refining

Motor testing of internal combustion motors

Paper products, bulk—such as shipping containers
and pulp goods, pressed or molded {including
papier mache), carbon paper and coated paper
stencils

Porcelain products—such as bathroom and kitchen
equipment '

Railroad equipment—such as railroad ear and loco-
motive manufacturing

Rubber products, including tires and tubes and tire
recapping

Shell grinding

Shiphutlding and ship repair vards, for ships 100
feet in Jength or over

Shoddy

Steel products, miscellaneous fabrication and assem-
bly—such as steel cabinets, doors, fencing and
metal furniture

Steel, structural products—such as bars, girders,
rails, and wire rope

Stone processing and stone products—such as abra-
sives, asbestos, stone screening, stone cuiting,
stone works, and sand and lime produects

Textile hleaching

Wax products, manufacturing from paraflin

Wood and Tumber, bulk processing and woodwork-
ing—including sawmills and planing mills, excel-
sior, plywood and veneer, and wood-preserving
[reatment

Woaol scouring and pulling

B. Storage. open or enclosed, limited to the following
establishments and products:

Coal and gas

Junk and salvage, including auto wrecking estab-
lishments

Refrigerating plants

Scrap metal, paper and rags

C. The following miscellaneous wses:
Railroad yards and freight stations
Sand and gravel pits and quarries
Stabies, for harses used with commercial vehicles
Trucking terminals and motor freight stations
Waterfront shipping

D. The following uses incidental to uses listed above:
Accessory uses

E. Other similar uses
Other similar uses, as determined in accordance with
the procedure set forth in section 1615

Use group 17 is the characteristic use group for an MC
District. The uses listed in use group 17 are permitted
in an MC and an MD District.



ARTICLE 5

318, Use Group 18

Metal and metal ores texcept prectous and rare
Use sroup 18 includes those ases which involve either metals) ——reduction, refining. smelting and alloy-
davzers of fire or explosion. noxious unisances. or other ng

lazards 1o health and safety. PPaint. varnishes, and turpentine

C . . > . de. relining. —s ae  wasol;
L Manufacturing. iicluding the following processes Petroleam  products. refining: —such - as gasoline,

and produocts:

Asphalt and asphialt products

Chareoal, lampblack and fuel briguettes

Chenticals—including acetvlene, aniline dyes. am-
monia, carbide, caustic soda. cellulose. chlorne,
carbon black and bone Black. cleaning and polish-
ing preparations. creozole. exlerminaling agents,
hydrogen and oxygen. industrial alcohol. nitrating
of cotton or other materials. nitrates {manuofac-
tured and natural) of an explosive nature. potash,
plastic materials and synthelic rosins. pyroxylin,
rayon varn, hvdrochlorie, pierie. and =uiphurie
acids and derivatives

Coal. coke and tar prodoets. ineluding zasx manuofae-
turing

Flectric central station power and steam-generating
plants

Expiosives. when not prohibited by other ordinances

Fertilizers

Film. photographic

Flour. feed and grain, milling and processing

Gelatin, glue and size, animal

[neineration or reduction of garbage. offal. and dead
animals

Linoleum and oil cloth

Magnesiom foundries

Matches

kevosene, naphtha. lubricating oil
Rubber (natural or synthetic). processing or manu-
facturing
Soaps, inciuding fat rendering
Starch
Stoek yards and slavnghter houses
Wood aud hones. distiliation
Wood pulp and fber. reduction and processing, in-
cluding paper mill operations
B. Storage. open or enclosed. including the following
extablishments and produets:
Dump= and slag piles
Explosives. when not prohibited by other ordinances
Grain
Manure. peat and topsoil
Petroleum and petrolenm products
Goods used in or produced by manufacturing activi-
lies listed in use group 18
(.. The following uses incidental to uses listed above:
Aecessory uses
D). Other similar uses
Other similar uses. as determined in accordance with
the procedure set forth in section 1615
Lise sroup 18 is the characteristie use group for an MD
District. The uses listed in use group 1§ are permitted
only in an MDD District.
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ARTICLE 6.

As used in this amended Resolution, the following
words shall be interpreted and defined in accordance with
the provisions set forth in (his Article 6,

601. Rules Of Construction Of Language. The
foillowing general rules of construction shall apply:
a. The particular controls the general.
b. In case of any difference of meaning or implication
hetween the text of this amended Resolution and the
captions for each section, the text shall control.
¢. The word “shall” is always mandatery and not di-
rectory. The word “may™ is permissive.
d. Words used in the present tensze include the future.
unless the context clearly indicates the contrary.
e. Words used in the singular number include the
plural, and words used in the plural number include
the singular, unless the context ciearly indicates the
contrary.
f. A “building” or “structure” includes any pan
_thereof. A ““building or other structure™ includes all
other structures of every kind. regardless of similarity
to buildings.
g. The phrase "used for” includes “arranged for,” “de.
signed for,” “intended for,” “maintained for” and
“occupied for.”

602, Accessory Use. An “accessory use” iy either a
suhordinate use of a building, other structure. or tract of
land, or a subordinate huilding or other structure:
a. Whose use is ciearly incidental 1o the use of the
principal butlding, other structure or ase of land. and
h. Which is customary in connection with the principal
butlding, other structure or use of land, and
e. Which is located on the same zvning lot with the
principal building, other structure or use of land.
An *accessory usze” includes—but is not limited to---the
foilowing:
1. Residentia! accommodations for servants

2. Residential accommodations for caretakers, on the
same zoring lot with any wse listed 1o use groups -1
through 18,

Iz_aluezed Q’u}ds are defined in Article 6.
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3. A children’s playhouse, and a private greenhouse

4+ A newsstand. candy stand. tobacco stand, and/or

dining room, wholly within a building and with no ex-
terior evidence thereof. which is primarily for the
convenience of the occupants of a huilding.

5. A barn, shed, tool room, or other similar building
or other structure for domestic or agriculturat storage.

0. Keeping of domestic animals. but only for personal
enjoyment, for honsehold use, or for cultivation of the
=o0il. and not including a commercial stable or kennel.

7. Incinerators incidental to residences, or to any use
listed in use groups 3. ¢ and 5.

8. Storage of merchandise normally carried in stock.
au the same zoning for with any retail, service or com-
mercial mse, unless such storage is excluded by the dis-
trict regulations.

9. Storage of goods used in or produced by manufac.
turing activities, on the same zeoning lot with such
activities, unless such storage is excluded by the dis
trict regulations.

10. The remaval for sale of sod. loam. clay, sand.
aravel or stone in conneclion with the construction of
a huilding or other structure on the same zoning lot,
or in connection with the regrading of a zoning fot, but
in the latter case not below the legal street grade.

Accessory ofl-street parking spaces, accessory off-street
loading herths, and accessory signs are permitted and
regulated in each district (a) by refevences in the tables
of district regulations. and (h) by the provisions of Arti-
cles 100 11, and 12, respectively. Such facilities for park-
ing and loading are sometimes referred 1o as “accessory
buildings.”

Angle Of Light Obstruction. See Light Obstruction.

Angle Of (section 628.)
Area For Light Access. See Light Access, Sixty Foot
Area For tsection 0243, See Light Access, Forty Foot
Area For (section 625). See Light Access, Twenty Foot
Areu For {section 626).



603. Basement. A “basement” is a story partly below
curb level but having at least one half (1) of its height
(measured from floor to ceiling) above curb level,

604. Block. A “block” is a tract of land bounded by
streets, public parks, railroad rights of way, airport boun-
daries. bulkhead lines (or shore lines where no bulkhead
lines have been established). or a boundary line separa-
ting New York City from Westchester or Nassau Counties.

605. Building. A “building”™ is any structure which:

a. Is permanently aflixed to the land. and
b. Has one or more floors and a roof. and

¢. Is bounded by either open space or the lot lines of a
zoning lot.

A “building” shall therefore not include such struc-
tures as billboards. radio towers. etc.. nor structures with
interior surfaces not normally accessible for human use.
such as gas holders. oil tanks. water tanks. grain ele-
vators, coal bunkers, oil eracking towers. and other simi-
lar structures.

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

606. Building, Detached. A “detached building” is a
building surrounded by open space on the same zoning
lot.

607. Building, Non-Conforming As To Bulk. A
“building non-conforming as to bulk™ shall include any
butlding which does not conform to the regulations of this
amended Resolution prescribing the maximum floor area
ratio. required yards. maximum angle of light obstruc-
tion. minimum required set-backs. minimum required
units of light access, minimum required spacing between
detached buildings on a single zoning lot, and minimum
required usable open space for the district in which such
building is located, either at the effective date of this
amended Resolution or as a result of subsequent amend-
ments which may be incorporated into this amended
Resolution.

608. Bulk. “Bulk” is the term used to describe the size
and mutual relationships of buildings and other struc-
tures. and therefore includes:

a. The size of buildings and other structures. and

b. The shape of buildings and other structures, and

c. The location of exterior walls of buildings and other
structures. in relation to lot lines. to the center line of
streets, to other walls of the same building, and to
other buildings or structures, and

d. All open spaces relating to a building or a structure.

ARTICLE 6

609. Cellar. A “cellar” is a story wholly or partly
below curb level and having more than one-half (14) its
height (measured from floor to ceiling) below curb level.
Commercial. Districts. See Districts, Residence and
Associated. " Commercial and Manufacturing (section

614).

610. Commercial Parking Garage. A “commercial
parking garage” shall include any building which
a. Is used for the storage of motor vehicles, and
b. Is not accessory to any other use on the same or
any other zoning lot. and
c. Contains space rented to the general public by the
hour, day. week. month, or year.
A “commercial parking garage” may include the acces-
sory sale of gasoline and motor oil., wholly within the
building.
However. a “commercial parking garage” shall not in-
clude
d. Any establishment used for automobile repairs, ex-
cepting minor repairs which are solely incidental to
the storage of motor vehicles, nor j
e. Any establishment used exclusively for the storage
of commercial or public utility motor vehicles, or for
the dead storage of motor vehicles.

611. Commercial Parking Lot. A “commercial park-
ing lot” shall include any tract of land which:
a. Is used for the storage of motor vehicles, and
b. Is not accessory to any other use on the same or
any other zoning lot, and
c. Contains space rented to the general public hy the
hour. day. week. month. or vear.
However. a “commercial parking lot” shall not include
d. Any establishment used for automobile repairs, ex-
cepting minor repairs which are solely incidental to
the storage of motor vehicles. nor
e. Any establishment used exclusively for the storage
of commercial or public utility motor vehicles. or for
dead storage of motor vehicles.

612. Completely Enclosed Building. A “completely
enclosed building” is a building separated on all sides
from the adjacent open space. or from other buildings ox
other structures. by a permanent roof and by exterior
walls or party walls. pierced only by windows and
normal entrance or exit doors.

A commercial parking garage, or a building containing
accessory off-street parking spaces. which has less than
fifty per cent (509%) of its outer wall space open shall
(except in a CA District). be considered a “completely
enclosed building.”

Corner Lot. See Lot. Corner (section 629).

613. Curb Level. The “curb level” for any building or
other structure. or for any portion thereof. is the level

“of the curb at the center of the front of such building,

other structure. or portion thereof. However, where a
building or other structure faces on more than one (1)
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street, the “curb level” is the average of the levels of
the curbs at the center of the front on each street.

Where no curb elevalion has been established, the mean
level of the land immediately adjacent to the building or
olher structure, prior lo any excavation or fill, shall be
considered the ““curb level™ unless the Department of
Housing and Buildings shall establish such “curb level”
or its equivalent, When an open space in front of any
building, other structure or portion thereof is above the
“curbh level” and zlso extends for a depth of five (5)
fect along the entire frontage of the zoning lot on any
street, the level of such open space shall be considered
the “curb level.” provided it is not more than Lhree {3}
feel above the level of the established curb in front of
the building, other structure or portion thereof, meas-
ured at the center of such fronl.

Where buildings or other structures, exclusive of space
used only for accessory ofl-street parking, occupy thirty-
five per cent (35%) or less of the area of the zoning lot,
the owner may elect Lo substitute for the “curb level™ any
legitimate grade within such zening lot.

Detached Building. See Building, Detached (seclion
606,

614. Districts, Residence And Associated, Com-
mercial And Manufacturing. “Residence and Associ-
ated Districts”™ include all RA. RB, RM. RRA, RRB.
and RRC Districts, A “Residence District” includes all
RA and RB Districts. An “RA Distriet” includes all RA-1
and RA-2 Districts, and so on. A “Residence Retail Dis-
trict” includes all RRA, RRB, and RRC Districts.

A “Commercial District” includes all CA. CB, CC, CD,
and CM Districts.

A “*Manufacluring Distriel’” includes afl MA. MR,
MC and MD Districts.

615. Dwelling Unit. A “dwelling unit” is a room or a
group of rooms which are designed for residentiul occu-
pancy by a single family and occupied by a single family
unit, plus not more than four (4} lodgers. There may be
one {1) or more“dwelling units” within a single building.
For the purposes of caleulating the requirements for
usable open space and aceessory off-streel parking spaces
for rooming houses and bhoarding houses, each eight (B)
bedrooms or fraction therenf shall he considered as one
(1} “dwelling unit.”

616. Family. A “family” is one (1) or more persons
who live together in one (1) dwelling wnit and maintain
a common household. A “family” may consist of a single
person, or of two (2} or more persons. whelher or not
related by blood. marriage or adoplion. A “family” may
also include domestic servant= and gratuitous guests.
617. Floor Area. The “floor area™ of a building or
buildings is the sum of the gross horizontal areas of the
several floors of the building or buildings. measured from
the exterior faces of exterior walls or from thie center line
of walls separating two {2) huildings. In particular. the
“floor area” of a building or buildings shall include:

Ttalicized words are defined in Article 6.
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a. Basement space
h. Elevator shafts and stairwells at each floor
. Floor space used for mechanical equipment, with
struclural headroom of seven (7) feel. six (6) inches
or more
d. Penthouses
e. Allic space (whether or not a floor has actually
heen laid) providing structural headroom of seven {7)
feet, six (6) inches or more
f. Interior baleonies and mezzanines
g. Enclosed porches
h. Accessory uses, not including space used for acces-
sory off-street parking
However, the “(loor area™ of a building shall not include:
L. Cellar space. except that cellar space used for re-
tailing shall be included for the purpese of calculating
requitements for aceessory ofl-street parking spaces
and accessory ofl-strect loading berths
j- Elevator and stair bulkheads. accessory water tanks
and cooling towers
k. Floor space used for mechanical equipment, with
structural headroom of less than seven (7) feet, six
{0) inches
1. Attic space, whether or nnt a floor has actually been
laid, providing structural headroom of less than seven
{7) feet, six (6) inches.
m. Uncovered steps
n. Terraces, Lreezeways and open porches
o. Accessory oll-street parking spaces
p. Accessory oll-street loading berths, up to two hun.
dred per cent (2007 ) of the amount required by
Article 11.
618. Floor Area Ratio. The *“floor area ratio” of the
building or buildings on any zoning lot is lhe floor area
of the building or buildings on that zoning lor. divided
by the area of that zening lof.
Front Lot Line, See Lot fine. Front (section 631},
Front Yard, See Yard, Front (section 052).
Forty Foot Area For Light Access. See Light Access,
Forty Foot Area For (section 6253).
Gross Site Area. See Site Aren, Gross (section 640).

619. Home Occupation. A “home occupation” is an
occupation or a profession which:
a, Is customarily carried on in a dwelling unit, ov in a
building or other structure accessory to a dwelling
unit, and
b. Ts carried on by a member of the family residing
in the duwelling unit, and
c. Is clearly incidental and secondary to the use of the
dwelling unit for restdential purposes. and
d. Which conforms to the following additional condi-
tions:
1. The occupation or profession shall be carried on
wholly within the principal building, or within a
building or other structure accessory thereto.
2. Not more than one person outside the family
shall be employed in the “home occupation”



3. There shall be no exterior display. no exterior
sign (except as permitted under section 1210), no
exterior storage of materials. and no other exterior
indication of the “home occupation™ or variation
from the residential character of the principal build-
”’lg.
4. No offensive noise, vibration, smoke, dust, odors,
heat or glare shall be produced.

[n particular, a “home occupation” includes—but is

not limited to—the following:

Art studio

Dressmaking

Professional oflice of a physician. dentist, lawyer, en-

gineer. architect or accountant. within a dwelling unit

occupied by the same

Teaching, with musical instruction limited to a single

pupil at a time

However. a “home occupation” shall not be interpreted

to include the following:

Barber shops and beauty parlors

Commercial stables and kennels

Real estate offices

Restaurants

620. Hotel. A “hotel” is a building, or any part of a
building, which
a. Contains living and sleeping accommodations for
transient occupancy, and
b. Has a common entrance or entrances

621. Householder. A “householder” is the occupant
of a dwelling unit, and either the owner or lessee thereof.
Interior Lot. See Lot, Interior (section 630).

622, Large-Scale Developments., “Large-scale de-
velopments” shall include all tracts of land with an area
of one hundred and sixty thousand (160,000) square
feet or more, containing one (1) or more zoning lots,
which are developed as a unit under single ownership
or control.

623. Legally Required Windows. “Legally required
windows” include all windows in exterior walls serving
any interior space in which persons live. sleep, work or
congregate, excepl:
a. Windows or parts of windows, in spaces used for
living and sleeping purposes. whose area is in excess
of ten per cent (10%) of the area of such rooms,
including alcoves adjacent thereto, (as specified in
Section 30 of the Multiple Dwelling Law and in Sec-
tion C-26 - 261.0 of the Administrative Code), and
b. Windows or parts of windows in spaces not used for
living and sleeping purposes, whose area is in excess
of the area which would provide required ventilation
without using mechanical ventilation (as specified in
Section C-26 - 266.0 of the Administrative Code), and
c¢. Windows in spaces used for retail, commercial.
wholesale, storage, or manufacturing purposes, if suffi-
cient mechanical ventilation is provided (as specified

ARTICLE &

in Section C-26—266.0 of the Administrative Code)

for rooms without windows.

For the purposes of this definition. “rooms in which
persons live, sleep, work. or congregate” shall not include
water closet ~compartments, bathrooms, stairs, cooking
compartments with less than forty-nine (49) square feet,
laundry rooms, storerooms, and utility rooms.

Where two (2) or more windows are needed to satisfy
the legal requirements for light and ventilation, each such
window shall be considered to be a “legally required
window.”

In the case of continuous windows whose area exceeds
the legal requirements for light and ventilation, any part
or parts of such windows may be selected as “legally
required windows.” In such case, the center line shall be
the center line of the part so selected.

624. Light Access, Sixty Foot Area For. For a
legally required window, the “sixty (60) foot area for
light access™ is that area enclosed by:

a. An arc. with a radius of sixty (60) feet, extending

seventy (70) dearees on each side of a line perpen-

dicular to the building wall at the center line of that
window, and

b. The exterior radii of such arc.

The radii of such arc shall be measured from the ex-
terior face of the building wall at sill level at the center
line of the window. For the purposes of this section, sill
level shall be assumed to be two (2) feet, six (6) inches,
above floor level.

625. Light Access, Forty Foot Area For. The “forty
(10) foot area for light access” shall be determined in
the same manner as the sixty (60) foot area for light
access, except that the radius of the arc shall be forty
(40) feet in length.

626. Light Access, Twenty Foot Area For. The
“twenty (20) foot area for light access” shall be deter-
mined in the same manner as the sixty (60) foot area
for light access, except that the radius of the arc shall be
twenty (20) feet in length.

PLAN 4

G OF WINDOW

Ilustration of Sections 624, 625 and 626
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ILLUSTRATTONS OF SECTIONS 624, 625, 626, AND 627

627. Light Access, Units Of. For each respective area
for light access, as defined ahove. “‘units of light access™
are the truncated seclors formed by the intersection of;

a. A series of radii projected from the cenler line of
the window and dividing that erea for light access
mto fourteen (11) equal sectors of ten (10) degrees
each, and

b. A series of concentric ares centered on the center
fine of the window, and with radii as specified in the
schedule set forth helow:

Badii of Ares
B0 50 and 60 feet
20, 30 and 40 feet
16 and 20 feel

Twentv-eight (28) wnits of light access are thus avail-
able in the sixty (60) foot arew for Light aceess and in
the forty (40) fout urea jor light aceess: and fourteen
{143 wpits of Light access are thus available in the neenty
{20 Joot area for light aceess.

628. Light Obstruction, Angle Of. Along the street
frontuge of any zonfng lot. an “angle of light ohstruction”
is an acnte angle formed at the center Jine of the streef
hetween :

Areas for Light Access
Stxtv {60) foot area
Farty (A} foot area
Twenty (20) foot area

o, A horizontal plane at curd level, extending hetween
the curb and the center line of the street. and

h. An inclined plane. rising from the center Line ol
the street at eurh ferel and extending over the zening
fon.

fraficized words are defined in Artiefe 6.
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Along any rear ot line, an ~angle of Tight obstruction™
is an acnte angle formed in the same manner as along
the streer {rontage of a zening lot, except thal the rear
lot {ine at curl lerel i= substituted {for the center line of
the street.

629. Lot, Corner. A “corner lot” is a zoming lot

a. Which adjoins the point of intersection of Lwo 12)

or mare street lines. and

b In which the interior angle formed at at least one

f1} point of intersection iz one hundred and thirty-

five {1331 degrees or less,

Auny zoning lot adjoining a curved streel al a point
where the streer fine describes an are subtended by an
angle of one hundred and thirty-five (135} degrees or
less shall also he considered a “corner lot.”

Any portion of @ “comner lot”™ with frontage more than
one hundred t100) feet {rom the intersection of ihe
street dines shall be considered either a through fot or an
taterior lot.

A zoning toi which in all other respects resembles a
“corner lol”™ bul whose continunity is interrupted at the
point of intersection of the street lines by another smaller
zoning fot shall alse be considered a “corner Jot.”

630. Lot, Interior. An “interior Tol” is any soning lot
whieh 12 nol a corner ot or a through fo,

631. Lot Line, Front. 'or an interior Lot or through
tor, o “front loi line™ 1= a street Hne. On o corner ot the
owner or developer may elect either street line as the
“front lot line.” :

ILLUSTRATION OF SECTION 629
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632. Lot Line, Rear. A “rear lot line” is any lot line,
other than a street line, which is parallel to the front lot
line vr within forty-five {15) degrees of being parallel
to the front lot line. A “rear lot line™ shall also include
any fot fines on an off-sel 10 a through lot whieh consti-
tute the “rear lot line” of an adjacent zoning lof.
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! Hiustration of Seclion 632

633. Lot Line, Side, A “side lot line™ is any lot line
which is not a front lot line or a rear lot line.

634. Lot, Through. A “through lot” is a zoning lo
a, Which has two (2} street lines which are opposite
each other. and which are parallel to (or within forty-
five {45} degrees of being parallel to) each other, and

t. Which is not a corner lot.

Manufacturing Districts. Sec Districts, Residence and
Assuciated, Commercial and  Manafucturing  (scetion

614},
Net Site Area. See Site Areq, Net (section 621},

635. Non-Conforming Use. A “non-conferming use”
shall include any use, whether of a building, other struc-
ture, or a tract of land, which dees not conform to the
use regulations of this amended Resolution for the dis-
trict in which such ‘“‘non-conforming use” is located,
either at the eflective date of this amended Resolution or
as a result of subsequent amendments which may be in-
corparated into this amended Resolution.

636. One-Family Detached Residence. A ‘“‘one-
family detached residenee”™ is a dwelling unit which is:
a. Designed for use, and in fact used, for residential
purposes by a single family only, and
b. Separated from other buildings by open space.

637. Public Park. A “public park” is any publicly-
owned park. playground, beach, parkway or roadway
within the jurisdiction and eontrol of the Commissioner
of Parks, except for parked strips or malls in a public
street, the roadways of which are not within his jurisdie-
tion and control.

Rear Lot Line. See Lot Line, Rear (secltion 032).

Rear Yard. See Yurd, Rear (section 653).

ARTICLE &

Residence and Associated Districts. See Districts,
Residence and Associated. Commercial and Manufactur-
ing (section 614).

Residence Districts. See Districts, Residence and As-
sociated, Commercial and Manufacturing {section 614).

Residence Retail Districts. See Districts, Residence

and Associated, Commercia! and Manufactaring (scction
611).

638. Residence or Residential. A “residence” (or
“residential”) shall include a building, or any part of a
building, which contains living and sleeping accommo-
dations for permanent occupancy. “*Residences” there-
fore include all one-family and two-family houses, mul-
tiple dwellings. boarding and rooming houses, and apani-
ment hotels. However, “residences” do not include:

a. Translenl accommodations, as in transient hotels,
tourist cabins, and trailer camps, and

b, In a building containing hoth residences and other
uses, that part of such building which is used for any
non-residential uses, except wecessory uses for resi-
dences.

Side Lot Line, See Lot Line, Side {section 633},
Side Yard. Sec Yard, Side (section 654).

639. Sign. A “sign” is any structure or part Lhercof, or
any device attached to a structure or painted or repre-
sented on a structure, which shall display or include any
letter. word, model, banner, flag, pennant, insignia, de-
vice or representation used as, or which is in the nature
of, an announcement, direction or advertisement. A
“sign” includes any “hillboard,” hut does not include the
flag. pennant or insignia of any nation or group of
nations, or of anv state, city or other political unii, or
of any political, educational, charitable, philanthropic,
civic, professional. religious or like campaign, drive,
movement, or event. However, a *“sign™ shall not include
a similar structure or device located within a building.

A “business sign” is a “sign” which directs attention
to a business or profession conducted or to products sold
upon the same zoning lot. A “for sale” or “to let” “sign”
relating to the zoning lot on. which it is displayed shall
be deemed a “husiness sign.”

An “advertising sign” is a “sign” which directs atten-
tion to a business. commodity, service or entertainment
conducted, sold or offered elsewhere than upon the same
zaning lot.

An “illuminated sign™ is any “sign” designed to give
forth any artificial light, or designed to refiect such light
deriving from any =ource which is imtended to canse such
light or reflection. A “flashing sign™ is any “illuminated
sign” on which the artificial light is not maintained sta-
tionary, and constant in intensity and color, at all times
when in use.
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640. Site Area, Gross. The “gross site area™ of any
large-scale development shall include the net site area
thereof, plus the area between the boundaries of all zon-
ing lots located within that development and the center
line of adjoining streets,

GROSS STE AREA

lilustration of Section 640

641. Site Area, Net. The “net site area” of any large-
scale development shall (subject to the provisions of
section 722) include the area of all :oning lots within
that development.

bXE] MET siTE AmEa

INustration of Section 41

Sixty Foot Area For Light Access. See Light Access,
Sixty Foot Area For (section 624).

642, Story. A “story” is that part of a building between
the surface of a Meor (whether or not counted for pur-
poses of computing fleer area ratic) and the ceiling
immediately above.

643. Street. A “street” is a way shown on the City map.

644. Street Line. A “sireet line” is a lor line separating
a zoning lot from a street.

}.:;\l.z;cized words are defined in Article 6.
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645. Tourist Cabins. “Tourist cabins” arc a group of
buildings, including either separate cabins or 2 row of
cabins, which

a. Contain living and sleeping accommodations for

transient occupancy, and

b. Have individual entrances.

Through Lot, See Lot, Through (seclion 634).

646. Trailer. A “trailer” is a vehicle
a. Used for living or sleeping purposes, and
b, Starding ou wheels or on rigid supports.

647. Trailer Camp. A “trailer camp” is a tract of land
a. Where two (2} or more tratlers are parked, or
. Which is used or held out for the purpose of sup-
plying to the public a parking space for two (2) or
move trailers.

Twenty Fuot Area For Light Access. See light

Access, Twenty Foot Area For (section 626).

Units Of Light Acecess. See Light Aecess, Units Of

{section 027).

648. Usable Open Space. “Usable open space” in-
cludes only that parl of the ground area of a residential
zoning lot:
a. Which is devoted te outdoor recreational space,
greenery, and service space for household activities
{such as clothes drying)} which are vormally carried
on outdoors, and
b. Which confurms to the minimum dimension pre-
scribed by sections 228.21-.22 above for the appropri-
ate district, and
c. Which is not devoted to private roadways open to
vehicular transportation, accessory off-street parking
space or accessory oll-street loading berths, and
d. In whicb there are no structures on the ground, ex-
cept as permitted by seetion 782 (permitted obstruc-
tions}, and
e. Which is unobstructed between the permitted level of
the rear yard and the sky. except that not more than
twenty-five per cent {2566) of the total “usable open
space” provided on any zering lot may be roofed.
and ju such case not more than fifty per cent (509%)
of the perimeter nf Lhe roofed section shall be en-
closed, and
(. Which. when ahove prade, is structurally safe and
adequately surfaced and protected and
g Whieh is accessible and available at least to all
occupants of dwelling units for whose use the space is
required.

649, Use. A “use” is the term employed to refer to:
a. Any purpose for which buildings, other structures
or land may be arranged. designed. intended. main-
tained, or oceupied, and



b. Any occupation, business, activity or operalion car-
ried on (or intended to be carried on) in a building
or other structure or on land, or

c. A name of a building. other structure or tract of
land which indicates the purpose for which it is ar-
ranged. designed. intended, maintained or occupied.

650. Width Of The Street. The “width of the street”
is the width 5peciﬁed on the Cit)’ map.

651. Yard. A “yard” is that portion of the open area on
a zoning lot extending open and unebstructed from its
lowest level to the sky:

a. Along a lot line, and

b. From that lot line for a depth (or width) specified
by the regulations of the district in which the zoning
lot is located.

652. Yard, Front. A “front yard” is a yard extending
along the full length of the front lot line between the side
lot lines.

ARTICLE 6

653. Yard, Rear. A “rear yard” is a yard extending
along the full length of the rear lot line between the side
lot lines.

654. Yard, Side. A “side yard” is a yard extending
along one side lot line from the required front yard (or
from the front lot line, if there is no required front
yard) to the required rear yard.

655. Zoning Maps. “Zoning maps” are the maps incor-
porated into this amend