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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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OBJECTIVES 

The overhauling and modernization of the 1916 Zoning Resolution with 
three-map system and more than 1400 amendments was the primary 

objective of the Plan for Rezoning. 

A reduction in permitted bulk and density, to far below the present figures 
approximately 70,000,000 residential and 320,000,000 working popu-

, was clearly indicated. ' 

needed were regulations calculated to distribute the realistically 
(:istimated maximum population, which the City may have in the foresee
c1ble future, over the land available for residence purposes in a manner 
providing increased light, air and usable open space. 

added objective was to anticipate the needs for commercial, manu
facturing and industrial lands of all descriptions within the City; to identify 

best locations for these purposes, and to protect these in every prac
ticable way so that economic activities may be encouraged and the 
people of the City may have the maximum opportunities for employment. 

HOW THE JOB WAS DONE 

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

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 

Technical Advisory Committees. 

It also involved application of over-all measurements in terms of both 
land use and building bulk to existing built-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 loading facilities. 

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

SUMMARY 
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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 ang'e 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 
loft-type operations. 

Instead of being permissive, off-street parking would become compulsory, 
on a sliding scale, depending upon the practical cwailability 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 unreguJated 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 trill·,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. 
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CHAPTER I 

THE PROBLEM OF REZONING 
NEW YORK CITY 

THE FUNCTION OF ZONING 

The proper function of zoning, although often 
mi~understood, i,,: simple and clear-cut. Zoning regu
lationc; constitute an exercise of the police power, 
generall y delegated by the state to a local govern
ment, to control two thingc; first, the use of land 
and building,,:, and ,,:econd, the size and shape of 
building,,: and their location in relation to each 
other and to lot lines. For convenience, these two 
types of controls are referred to in this Report as 
use regulations and bulk regulations. 

Cse regulations allocate to each major type of 
acti vity land which is sufficient and appropriate for 
that purpose. r se regul ations also promote COIl

venient and eHicient inter-relationships of related 
uses of land, and segregate uses which are incom
patible with each other. 

Bulk regulations set a maximum limit on the 
intensity of development, thereby limiting conge,,
tion in living conditions and in pedestrian and 
vehicular traHic in each area. Moreover, within each 
level of density, such regulations place certain limi
tations on the shape and location of buildings, to 
protect light, air, and - in residential area",
privacy and open space. By these control;; zoning 
regulations protect the desirable character of dt,
veiopment in each area, real estate value;; and the 
municipal tax base, and provide a framework for 
city agencies in predicting the need for various city 
services. In brief, zoning regulations in the long 
run determine the future city. 

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

\ zoning scheme is not concerned with laying out 
or changing street patterns, or with the detailed 
de,.;ign of new subdivisions. No speciftc sites for 
,;chools, parb or other puhlic improvement,; can he 
c;hown thereon. Moreover, although it i,,: the type and 
intensity of building which determines the volume 
of traine, zoning controls are not concerned with 
detailed regulations over vehicular traffic. Zoning's 
contribution to the immediate relief of congested 
area,; i;; limited to imposing requirements for off
"treet parking and loading-which may help con
c;iderahly. Finally, although a zoning ordinance 
which is out of tUll(' with current development can 
get in the way of dec;irable building, even the best 
zoning ordinance, cannot by ibelf create a single 
building. Zoning then, i" men·ly the framework to 
guide th(~ development of land. 

Originally conceived in Europe, zoning carne to 
the l nited States in fragmentary form around the 
turn or the century when Boston and \Vashington 
limited the height of buildings and Los ,\ngeles 
re,;tricted the location of certain objectionable uses. 
Howe\er, comprehensive zoning started in New 
York City. The New York City Zoning Resolution 
of 1916, one of the great pioneering achievements of 
\merican law, was a brilliantly conceived measure 
to control the major problems of that time. First, 
a "et of use districts was set up: Residence District. 
to protect residences against bu"iness and industrial 
intrusion; and Business District", primarily to pro
tect the City's finest retail area against further in
Ya"ion by manufacturing. Second, two additional 
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sets of restrictions were establi,;Jwd to limit tbe 
height and area of buildings. These sets of regula. 
tions were chiefly concerned with guaranteeing some 
minimum of light and air, thus avoiding a spread 
of the dark canyons of Wall Street: but incidentally 
they also set some ceiling on potential congestion in 
the streets and in public transit. Each of the three 
sets of restrictions was ,.;et forth on a separate map, 
and the zoning classification for any tract of land 
eould be ascertained hy dwcking its location on all 
three sets of maps. Wisely, the actual restriction" 
imposed were very moderate, because :,:ub"tantial 
resistanee existed and becam;e the very idea of eut· 
ting off the air rights ov(>r property was a drastic 
move in the light of constitutional law of that time. 

In the :H years since the adoption of the first 
New York City Hesolution, comprehensive zoning 
has been adopted throughout the country. Ahout 
2000 ordinances are in effect at the present time. 
The courts have generally and increasingly upheld 
zoning regulatiolls which are based upon a compre· 
hensive plan of city development and upon :mbstan· 
tial considerations of health, safl'ly and welfare. 

While comprehen"iYe zoning ha" thus hecome 
firmly e"tahlished, the problems with which zoning 
ordinances haye to cope are changing rapidly. In
stead of de\eloprnent by "ingle ~mall lots, huilding 
operations han' been illcreasingly in unit" of a 
block or more; automobile traffic has almost over
whelmed the existing city pattern; the denJopment 
of airports has required new pr()tecli\(~ regulation,,; 
and the charadeI' of industrial operations has 
changed with the emergence of decentralized light 
manufacturing plants on large landscaped sites. As 
a result of these change", and of increasing experi. 
ence with zoning techniques, the newer zoning ordi· 
nance" have been employing a wide variety of new 
devices-such as more specialized use districts, new 
and mort' flexihlt~ bulk controls, vertical zoning, 
off·street parking and loading regulations, transi· 
tion zoning, airport zoning, amortization of non· 
conforming use", and so on. A few of these 
innovation" have been fri\olous, hut most are in 
response to genu ine ci vic problems. 

Nf~W York has taken the lead in adopting many 
of these new zoning de\ices. Bowen'r, the mon- IW\\ 

controls are added to the old framework, the more 
the internal structure of a zoning ordinance he· 
comes complex and confused. As a result, most of 
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lhe major cities in the country Chicago, Lo" 
Angeles, Detroit, Cleveland, San Francisco, Provi· 
dence, Minneapolis, Newark, and innumerable 
smaller cities-hav<e either completed or are work
ing on a comprehensive revision of their zoning 
laws. The ('nited States Chamber of Commerce ha,., 
given a substantial impetus to this nation-wide 
movement. It is time for New York to reassert her 
traditional leadership in zoning. 

By definition, zoning is primarily concerned with 
the assignment of the city's land to the purposes for 
which it is needed. The establishment of use dis· 
tricts does just that. It is, in effect, a quantitative 
determination, backed by law, as to the amounts of 
land to be available for the city's various functions. 

The broad groups of uses with which zoning is 
primarily concerned are: 

Residence of all types 
Local retailing and services of all tyPt~" 
General commerce and business, including 

wholesaling, central office I' aeilities and 
retailing 

Manufacturing and industry of all types. 

In the present study it has been considered axi
omatic that the land requirements of New York's 
job-producing economic functions should receive 
first attention in the zoning plan. The total amount 
of land needed for such purposes is relatively small, 
and will not greatly restrict the spaee available f~)l' 
residence purpo:-;es. For that very reason it i" all 
the more important that these economic need~ be 
calculated reali~tically and that, having been set 
aside, these vital areas be actually rest'rn~d for tht
designated uses. In the past, while very substantial 
areas have IWt~n labeled for these purposes in the 
City's zoning, inconsistent uses have (Tept in and 
pre·empted the "less restrictive" land:,; to such an 
(~xtent that their economic usefulness has heen serio 
ously compromised over considerahle areas. :\ first 
step has t1wrefore been to ascertain whether, and 
how, land n-quiremt'nts for living and joh:- can both 
Iw met. 

The cakulation of land requirements is not a 
:-:imple out', either for economic activities or for 
housing. The first involves analy"i~ of economic 
aeti\<ities and their present locations, together with 
prediction of trends both in growth and mobility. 
Prediction of future land requirements for re,;i· 
dence calls for analysis of present housing types 



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 spate 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 cOl1lna~rce, and their protection against 
use for an{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 

. its 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 ~ot only com
merce and industry but als~ 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 ~gn~ngNew Y()J:"kis:zQ!!i!lKJiye 
cit i e~" . --

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 characteri stic 
types 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 A venue and 
those of commuter settlements in outer Queens. It 
must provide elbow·room for Newtown Creek, pres
ent and future. It must cope witb the potentialities 
of redevelopment- offering the m<;gnet 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 erfort, are outdated. The zoning law 
has of course performed a great and generally
recognized service to the City, particularly in pro
leeling the better residential and commercial areas ; 
yet there is general agreement among all those who 
deal with ils administration - properly owner~ , 

civic associations, architects, builder~ and City offI
cials - that the present provisions are at once in
adequate, inHexible, often irrelevant and confusing. 

Inadequacy 
Fi rst 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 
()b\'iou~ example, the law does not effectively sepa
rate residential ancl 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-re~idential 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. Yet, 
even with non-residential zoning so 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 pe rson would 
attempt to remedy this situation without a careful 
~tudy of all exi sting areas, and a clear idea of how 
much non-residential land the City will actually 
need. 

If the use regulations are often ineffective, 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 A venue. So is roughly 
80% of the area zoned fo r residence in the Bronx 
and Brooklyn, and about 60% in Queens. As f or 
the " low-bulk a reas," 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 twi ce the overall bulk 
of Hockefeller Center. Small wonder that the total 
permitted bulk in res identi al areas would provide 
for a resident population of about ::;eventy milli on 
- and, in the non-residenti al areas, fO i· a worki ng 
popula tion of around three hundred million 
mo re than the total population of the Western 
Hemisphere. Regulations such as these obviously 
exert no control at all th roughout most of the City. 

Inflexibility 
While the bulk regulati ons are in general extr a

ordinarily loose, sueh control as is exercised is often 

RESIDENCE AND INDUSTRY 
W ithout adequate safeguards controlling use and bulk, residential 
locations a djacent to industry seldom create adeq uate living or 
e ffici e nt working conditions. 



MODEL SHOWING DEGREE OF OVERCROWDING 
POSSIBLE UNDER THE PRESENT RESOLUTION. ( 
NESS, fl/2 HEIGHT, a-AREA" DISTRICT) 
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CURRENT DEVELOPMENT 
ROCKEFELLER CENTER 
FLOOR AREA RATIO - 11.9 

.. 
i 

'. , 
". 

! 
I 
; 

.-.,. .... 

SINGLE OWNERSHIP --------r-..... 
200' x 600' BLOCK 
70-STOR Y TOWER 
FLOOR AREA RATIO - 28.5 

/ 
MULTIPLE OWNERSHIP 

/ 
200' X 600' BLOCK 
45-STORY TOWERS 
FLOOR AREA RATIO - lRO 

unnccc::::::a ril y re;:: tn ctlYe in the wrong places. In 
many instances, particularly in the high-bulk areas, 
the pre:::ent T)l'oyisions dictate the shape and design 
of "tructure:-, wi thout rega rd for economy of con
:-truction or the de,"eloper's specifi c needs for his 
"ite and buildinp:. For each indi\idual lot, the regu-
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PERMITTED DEVELOPMENT 

latiollS establish a rigid emelope within which a ny 
building must be con~lrucled. The cent ral areas a re 
full of buildings in wh ich the outer walls are de
"igned to fill the enyelope, and the space inside is 
then arranged as best it can be. Opinions differ as 
to thei r appearance, but there is no denying that 
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1 - )) )) 1ST It I (~ r., 

,rs. 
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.... ~ ..... . ..... . ".' ..... . 
• .J. 

CURRENT DEVELOPMENT 
AMEIUC AN GARDENS 
FHA GARDEN APARTMENTS 
TWO- STORY 

FLOOR AREA RATIO - .57 

/ I. 

12 STOR IES -----i~! --J_, 

, , 

~ t/ 
,-,,-

I 

I 

-.. ~ /,;; 
" ~/'.~::: " . 

...------ 17 STORIES 

MUL TIPLE OWNERSHIP 
200 x 600 B LOCK 
F LOOR AR E A RATIO - €,5 

Ihn <1 1'(' Ie,;,; ('collom ic ill cO ll:, ll'ul'litill iln d Ie:,:, :,at
j" rad o ry 10 U :,t' Ih a n Ilwy mi g hl lw, 

Irrelevance 
\\ lWIl a pplit'd tu l a rgt'- :'cal c p l'll jt'd..; of it ci l\

I.lock or mo re, Ih t' Ira d it iona l hllik I'( 'gu lalioll' -

PERMITTED DEVELOPMENT 

in :\~\\ Yo rk a~ in o th n ('ilit,,- - art' l argely atl 
il' re l ~ \ -a nt Ilu i ,~a nct'. Si nc!' Ih l' lH'igh l regul a ti ons a re 
h a:-i~d uJlon an a:,:, umed grid i!'On pat tt'1'l1 of :, Ir t' t' \';, 
t1wir effect (In a multi-block II-ad i..; 10 I'n rn it a 
lllOlb lrou:, :'Uj )(' r-pyrarnid ,-ll'twlu l'!' \\ illr _,,;(' I-hacK,; 
ri:, jng lo"ard a g iga ll tic IOlln iii l}w (-I'tl ln--- a 
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INFLEXIBILITY OF DESIGN 
Pyramid type d e sign force d up o n build e rs atte mpting econom ic 
deve lopment by infl e xib ility of p re se nt Zoning Re solution. 

EeTION OF RESIDENTIAL AREAS 
are inadequate safeguards in the existing Zoning Resolution 

, vent the in vasio n of low d e nsity hom e a re as by high bulk 
ne nt buildings. 

wholly fa nt asti c conce pt ion. 1\loreO\ e r, the tradi 
ti onal ya rd I'(·gulat ion ,; , co mbined with the require
ment tha t each building be on a ,;epara te lot, re ,; ult 
in tilt' absurd ,; itua ti on of dn elope rs of ,.; uel! large 
pro ject,; be ing fo rced to ,.;ke tch in fi cti ti ou ,.; lot line:, 
around each building. Within the b a,.; ic :< tructurt:' of 
th e pre,.;e nt Hesolution, there i ,; no wa y to control 
the (k nsity and ,;pacing of large-scal e p roj ect s in 
the \ a riou,; dis t ri ct,;. In ,.;ho r t, ,; inee p ra ct ica ll y no 
cont rol i,; nert ed ove r e ither l ow-dt'n :< it y de vel op
ment in the oute r area s o r otlH' r la rge-!'walt, COli

,; tructi on a n yw hel'(>, the pre~ellt bulk regulations do 
no t aired a \ c ry la rge pnc('nt age of currellt con
,;truction . 

Confusion 
In a ddition to the :< ubs t a nt iq~ defect ,; of loo,.;e

t le";S, infkxibilit y, a nd irrelnance, the pr e",ent Re~o 

lut ion has IW CO I1w ex tremely confu ,.; ing in both 
:<tructure and la nguagt·. Pro pe rty o wm' r,;, build!' r" 
and a rchit ect ,; ha ve g rea t d ifficult y in finding out 
wh a t can b(, d OIH' in d(' \doping a g in'n pi ece of 
la nd. Cit y ofli c ial ,; cha rged with enforcement a nd 
intnpre ta tion h a \(~ ,;e ri ous tl'Ouble in pe rform ing 
the ir job,;. 

Fi r,; t, tlw zoning ma p" a re a ,; oh,;ole te ill fo rm a~ 
in content. The po ,;"i b lt- c()mhinati (l n ~ of the e x i ~ t 

ing l ,;t', ll e ig ht and Area D i,;tricb total 864 , 
llJ Ull Y of whi ch are ob vi ou,;l y ab,;urd. ] 8·1 of these 
(including a f a ir ,;ha re of tlw ab :; urd ones ) were 

actua ll y in ex is tence o n the three m ap" in 1948 for 
d t' \elo pe r,; to a nal yze, co rrel a te a nd compl y wi th. 
_\10 r('ov(' 1', the mapi:' were orig in a ll y l a id out with

out benefi t of a gene ral City plan, a nd am end ed 
] ·U9 time,.; between 1916 and the end o f 1948, so 

th a t t he legal a rg ument th a t the pre ,;ent zoning 
regul a tion,; a re based upon a com prehensive pl an 

i,; not too ,; trong. 

\1orI'O\ e r, th e struc ture of the Zoning R e,;olution 
t('X t i", complicated and un,.;a ti s f ac to ry. For exam
ple, tht' (' ontrol ~ over the front wall of a building 

are set f o rth in the a rticle on he ight reg lll a ti()n ~ , a nd 
th o,,!, O W l' the rear wa ll in the a rti cle on a n'a l't'gu
la tiol1s - ';0 th a t it i ~ not generally real ized that 
b oth a re actuall y l ight-a ng le reg ul a tion,.:. It i,; new r 
(' a,; y to n pl a in to the l ay man wh y til(' regul at ion,; 
(for exam ple ) of the " cl as;; I V~ di s tri ct"," pe rmit 
b u ilding up to onl y 11;4 times tlH' width of the s tree t. 

The pre"ent Re",oluti on is full of bo()by- tr a p~ for 
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11lf' dneloper. E\t~n after con~ult inf!; tht, thrt'e :,et" 

of maps, correlating tht' u:,e regulations with two 

,.; ('1,; of bulk regul at ion;;, and working out Ihe inter· 

relalion:,;hip;; of the latte r, it is sti ll nt'ce~;;ary to 

l'I'ad the entire lex t from con'r to cO\t'r, in order 

10 he sure of knowing all the regulations which 

apply to a ,.;ingle piece of land. Without doing thi" , 

tIlt' dneloper of a s ite within two miles of a major 

airport would be quite likely not to learn of the 

:-p<,cial height re f!; ulalion,.; sel forth in ;;ection 9-\; 

or, ne ar a ,.:chool, park or ho;; pit a l, of th e limita · 

lion,.: on garage,.; and fillin g slation" in ,.:ection 21-\: 
1101' i:, anyone except an expert likely to know of 

the honu :, afforded by :,ection 19 (g) for provid· 

ing parking ,.;p aces . It i,.; a lso unlikely that property 

o\\ ner:, in a re ,.;tric ted district have any idea what 

could be located next to them by au thorizati on of 

tIlt' Board of Standard,; and \ppea l::; (under :,ection 

7) or the Planning Commi::;"ion under \ariou,:; 

EXAMPLE OF MAXIMUM PERMITTED DEVELOPMENT 
THE PRESENT ZONING RESOLUTION IN THE MOST \ 
MAPPED RESIDENTIAL DISTRICT, "RESIDENCE, I r 
D·AREA DISTRICT" 

,.;cction,.;. Even the mn"t dili f!;en t "earch may not 

turn up a ''sleeper '' - ,.:ome nb;;cure provision 

lucked away in a paragraph apparently far 

from the :,ubject, but one which m ay ultim ately 

,;ubjecI Ihe den'loper to pen a lty if he ignore,; it. 

There is no reason why all Ihe ref!;ulali on:-; applying 
to a :,: ingle pit ~(:(~ of la nd cannotlw collected and se t 

forth in tabular form, ":0 Ihat the whol e picture may 
be ,.;(~en at a glance. 

The "Iru c ture of the Re,.;olutioll, while compli. 

cated, can be ma,.;tered by any intelli f!;eTl t man or 
wom an who ha,; Ihe time; but the language full 

of rlt~ f!;a tiy(' ,:;, double nt'gatiH'';, ('xct'pliol1s and qual. 

ification" - often canno\. 
New York i~ a complicated place, and obyiou:; ly 

there i" a limit 10 the ex tent to which cont rol ;; over 
it,; development m ay be :,irnplifi ed. Ho wever, th ('rt~ 

j" no need for the Besolulion to ('onfl'Ont tIlt' (It>. 
\t>lopeL' with this :-'01' 1 of language : 
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" ... but for each one foot that an outer court 
at any given height would, under the above 
rules, be wid"r in its lea:,t dimension for such 
height than the minimum required by its 
length, one inch shall be deducted from the 
required lea:,t dimension for such height for 
each 21 feet of such height." 

N or is it necessary to :,tate most of the use regu
lations in negatiYes, telling owners what they may 
not do, hut leaving them very much confused as to 
what they may do. The addition of exceptions re
garding u"es that are not excluded results in double 
and evt'n trip]t' negatives; these are prohably re
sponsihle for more confusion than any other single 
feature of the pre,:ent Re:,olution. It i" quite possible 
to state din~ctly and ,:imply what is permitted on any 
given piece of land. 

Finally, there is a great deal of overlapping he
tW('('n tht' Zoning R(',:olution and otlwr huilding 

THE PLAN FOR REZONING: 
Modernization of the City',.; zoning regulations 

had }WCI1 considf~n·d a,; far back a,; the early 19;3()':" 
and wa,; given "eriou,; :,tudy by tIlt' City Planning 
Commis"ion ,;oon after its creation in '1938. At that 
time it was dt'cided not to drop the existing legisla
tion but to attempt keeping it abreast of the times by 
substantive amf'ndments dealing with new problem,; 
such a~ those di,;cui'ised in paragraphs abovt', 

By 1948, however, the Commii'it;ion cone! uded 
that a fundamental new approach was needed, and 
it authorized the Plan for the Rezoning of New 
York City. Work wa,; authorized in two stages of 
one year each. 

Many of the study's aim,; were determined by 
prohlems which han' been highlighted previou,;ly. 
Other aims wert' reeognized, howen'r, and a more 
inclu,;ive statt'mt'nt of ohjectiH'~ i,; a" follow~: 

To apportion I~H' City':- land area and ZOlle it 
for needed use~ in ~uch manner that it~ useful· 
ness and valut' will he increast,d, 
To check increa"e" of eonge"tion where it aI-

THE PLAN FOR REZONING: 
This Plan for the Rezoning of New York City was 

developed under two successive 12-month Contracts 
with the Consultants, An additional period of three 
months was allowed for the submission of the Final 
Report. 
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regulations, notably the Multiple Dwelling Law. 
Both laws contain elahorate requirements as to 
light, air, open space and so on, for health and 
"afety in multiple dwellings. Most of the overlap
ping provisions are concerned with courts, yards, 
and height. Some of the zoning regulations, how
ever, are more restrictive than tho:,e of the Multiple 
Dwelling Law, while others are less restrictive. Such 
inconsistencies are resolved by the catch-all provi
"ion that whichever is more restrictive shall apply. 
As a re"ult, a ~ingle wall is frequently controlled by 
one law at one height and hy the other law at an
other height. Thi,.; imohes detailed knowledge and 
application of both law,.; in each case. It makes work 
for technician:, and expense for the owner, but i" 
hardly a logical way of defining what is permitted 
on tJw gi vcn piece of land. t nneee"sary overlap
ping shoul d he eliminated hy action of the proper 

authoritie,,;. 

OBJECTIVES 
ready exi"b and to prewnt future congestion 
insofar as po~sible in other areas. 

To check excessive de\elopment and den~ities 
of population in residence area~. 

To fo"ter reduction in travel distance and time 
con~umed in the journey from home to work. 

To prevent harmful encroachment of incom
patible uses in areas zoned for residence or in
dustry, re,.;peetiye!y. 

To con,;erve indust rial and husines~ area~ and 
t11U~ encourage increased ern ployment. 

To promote more effecti\t~ control of building 
bulk so a" to ('on,;ene light, air and usable 
open space. 

To relien~ ,.;tred cOllge:3tion through require
ments for off-street automotive parking and 
loading facilitie:;. 

To i,;olate or control the location of unavoid
able nuisance-producing use:,. 

To fO:3ter well-conceived plan:; for redevelop
ing deteriorated area,.;. 

ORGANIZATION 
Personnel 

Liai,.;on hetween the Commi:3sion and the Con
:3ultants for technical and policy matters was main
tained by tIlt' designation of Lawrence M. Orton, a 
member of the Commi"sion, as liaison officer. For 



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 staff recruited for the work was subject to 
the approval of the Chairman of the City Planning 
Commission, and varied in number and composition 
aeeording to the exigencies of the work. To assist 
the Consultants, their staff, and the Commission, a 
panel of Advisory Committees was appointed by the 
Chairman. These committees, listt~d elsewhere in 
this Report, were representative of \arious fields of 
interest and professional competence, and met from 
time to time to discuss and advise regarding the 
work in haTH!. c\lthough they were not asked to 
assume responsibility for the coneiusions, thc\d
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 tht> program of work were 

laid down by the Contract and by the continuing 
advice on policy and program of tlw Commission',.: 

liai"on otlicer. 

The first Contract ('aIled for certain specific 
items, including: 

A map showing the present UH' of every prop
erty in the City. 

Transparent overlays of the present Cse, 
Height, and Area Districts at the same seale. 

Estimates of population and other hasic data 
as of 1970. 
Proposals for a preliminary outline of the 
Zoning Resolution and its method of control. 

The second Contract required fiubmis,;ions of 
material at specified intervals, a,; follows: 

Within four months: 
An outline of the proposed new Zoning Reso
lution. 
Maps showing generally the new zonmg 
districts. 

THE PROBLEM OF REZONING 

Within seven months: 
,\ preliminary draft of the text of the Reso
lution, 

Broad application of the propo,;ed district~ 
by borough". 

Within twelve months: 
Final draft of the Resolution. 

Maps showing precise boundaries of all the 
proposed district,;. 

Within fifteen month,.,: 
,\ Final Report on the entire Plan for Rt·
zomng. 

In programming the work pur,;uant to these con
tractual requirements, th()s(~ in ('harge first of all 
took into account the status of city planlling activity 
in New York, and the defe('\~ in the original zoning. 

While lacking any officially adopted comprelwn
,.;ive Ma,.;ter Plan, the City and its official ageneie,;, 
including the Planning Commission, already had a 

broad background of relevant material which 
needed to be supplemented and brought into focus. 
Whereas the initial 1916 zoning of the City wa,.; 
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 acli\itit,,, of the staff were concerned 
with an appraisal of the populatioll outlook, the 
preparation of detailed land use maps of the City, 
the charting of exi"ting zoning regulations and 
assessed land value,.;, and analysis of the City's 
('conomie pro"lwcts. 

\ second stage was concerned with the translation 
of tlw,.;e basic "tudie" into guides for the formula
tion of the required zoning plan. The,;e were largt>ly 
quantitati\t~, in terms of the amounts of land re
quired to meet the City's variegated needs, but they 
abo included the information eSl'ential to the proper 
allocation of the needed land to tilt' terrain of the 
City. The pattern of land use ultimately arrived at, 
and recommended to be implemented by the pro
post·d zoning regulations, may be looked upon as the 
,.;tarting point of the developing Master Plan of tilt' 
City. The ha,.,ic studies were the subject of a series 
of reports ,.;uhmitted at the end of the first year's 
work, which are more fully de,.;crilwd in Chapter 2 
of thi,.; Report. 
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Work Program - Second Year 

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

At this point the staff was divided into separate 
units for the formulation of appropriate new zoning 
regulations and for their application to the City's 
terrain, with a headquarters unit to advise and co
ordinate the activities of both unit,;. 

Within four months, as required by the Contract, 
these unit,; prepared: (1) an outline of the proposed 
regnlations constituting the framework of a new 
Zoning Resolution; and (2) a map by boroughs at 
a seale of 2,000 feet to the inch, showing gmeral
ized areas proposed to be established by the new 
regulations. 

Within another three months the next contractual 
submis"ion wa" made. This consisted of further de
velopment of each of the two previous items. The 
outline of the proposed Resolution had by now been 
expanded into draft text for all its major elements. 
The generalized land use map had been made a" 
preci"e as practicable for "howing the proposed new 
district" at 2,000-foot scale, except that local areas 
for retail stores were omitted. The~e were sub
mitted a month later at 1,000-foot seale following 
special studies of required frontage based upon 
the population capacity of the surrounding Resi
dence District. 

Review of Material Submitted 
As directed by the Contract and arranged through 

the Commission, variou" steps were taken to obtain 
sugge"tions and criticism at the several stages. Dur
ing the first year the Chairman of the Commis"ion 
directed a letter to all civic organizations on avail
able lists, inviting their suggestions as to the zonin~ 
of their communities. 

At later stages material submitted to the Com
mission was transmitted to the B()rou~h Advisory 
Planning Boards, to the appropriate Advisory Com
mittees, and to organizations known to have "peciaI 
problems in their area". The 121 meetings held for 
these purpose,;, and in respon"e to requests for in-
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formation, elicited a great deal of useful discussion 
and su~gestion. 

Final Submissions 
In the final month:,; the two principal items previ

ously submitted were revised in the light of dis
cussion and further study, c:ompleted, and prepared 
for :,;ubmission. 

In the case of the proposed new Re,;olution, this 
meant a complete text. The zoning district maps 
were given precise definition at the scale of 600 
feet to the inch prescribed by the Contract. 

With a period of three months still allowed for 
submission of this Report, all practicable steps were 
again taken to obtain criticism and sugge:,;tion,;. 

The text of the proposed Resolution included in 
this Report is "ubstantially changed from that pre
viously submitted, as a result of critici,;ms received 
in time to be given consideration. 

Suggestions regarding the maps were not numer
ous or substantial, and could not be embodied in 
the submitted maps, but are being transmitted 
to the Commis,;ion for con,;ideration. 

Final Report 
This Report pre,;ents the essential elements of all 

the work done under the Contract and known as the 
Plan for Rezonin~ of the City of New York. 

It includes, in "equence, Chapters on the need for 
rezoning, tIlt' ba"ic studie", the framework of tllt' 
proposed Resolution, the devices embodied in it, the 
districts recommended, administrative provisions, 
and finally the application of the districts to the 
City map. 

,\n .\ppendix present" material which should be 
usef ul in sustaining ."ignificant provisions of the 
new zoning if they are attacked in court. 

It is confidently anticipated that New York's 
approach to the modernization of its zonin~ regula
tion,; may not only lay the foundation for an effec
tive collaboration between the responsible offieiah 
and the citizen" of the City in this important matter, 
but that ~ew York',; experience may contribute "ub
stantially to the rezoning movement now actively 
under way throu~hout the country. 



CHAPTER 2 

GOVERNING FACTORS IN THE FUTURE 
DEVELOPMENT OF THE CITY 

In 1916, when the original Zoning Resolution 
\\ it,.; adopted, there were no bFoad studies of the 
(:ity's structure and probable future growth to guide 
tilt' zoning then being done. It is common knowledge 
t hat although one of the principal purposes of zon
ing tlHon, as now, was to reduce congestion, the regu
lat iOIl"; actually enacted allowed residential de
\t'\opnwllt to house about 70,000,000 people, and 
working space for some :300,000,000 employees 
in;:ide the City limits. 

I t also became obvious long since to anyone 
studying the City's zoning that, wherea,; zoning was 
('llHcted largely for the purpose of separating peo-

LAND USE 
The preparation of an up-to-date land use map 

of the City was a practical and common-sense, as 
well as a contractual, obligation. Only so could 
nisting uses, the necetisary point of departure in 
any zoning operation, be studied. 

t 'nfortunately, there was no readily available 
~()ll ree of information regarding the use of prop
nl v and premises in categories useful for zoning 
I'll rposes. The problem was, therefore, to discern, 
(la,.;"ify, and map the u::;e of mer 850,000 indivi
dual properties lying within some :36,000 City 
hloch, and to do it quickly and inexpen"ively. 

\laps prepared by a W.P .. \. project previous to 
till' organization of the City Planning Commis"ion 
ill I <n8 were made available for thi::; purpose. 
\\ IH"n corrected for new and changed property lines 
tilt''''' served as the base for the new land use map. 

ple'~ home~ from factories and stores, about half 
the entire population of the City lived in districts 
zoned llon-n:·"identially when' llui:"ance:" Wl're and 
are a comtant threat to their homes. 

These were some of the basic defects in the orig
inal zoning which have been only :"lightly modified 
by amendments in the intervening yeari3. The Plan 
for Rezoning was undertaken to remedy them. In 
order to do so it was necessary to undertake a wide 
range of studies of land use and of the City's popu
lation and economic outlook. These studies were 
the subject of interim reportt" to the Commission, 
which are summarizt·d in thi" Chapter. 

It was then determined that all these propertiet" 
in the City should be classified under the following 
thirteen headings: 

USES 

1. Vacant land 
2. Parks and outdoor recreation 
;). Single-family detached residence· 
1. Single-family attached residence 
5. Two-fami]y residence 
6. \,\'alk-up apartment 
7. Elevator apartment 
8. Office & Store 
9. Warehouse, 10ft & light industry 

10. Automotive 
11. Objectionable industry 
12. Public buildings and institutions 
U. TransJlortation 

COLOJ{S USED 

White 
Green 
Very I ight yellow 
Yellow 
Orange 
I.ight Brown 
Dark Brown 
Hed 
Blue 
Light purple 
Dark purple 
Dark I!reE'1l 
Grav 
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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 proper ty on the base map. These entries were 
then sample checked in the field, and corrected as 
need be. 

When mplete, 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 LB.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 relatio~ to its zoning. 
--\. 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) 

Residence" 41,020 
Business, Industry and Transport 18,970b 

Parks, playgrounds, public and private 
institutions and cemeteries 37,250 

Vacant 36,540 
aIncludes residential buildings with stores on the ground 

floor. 
blnc1udes 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 business and industry, completed 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 I,and use, 1948 zoning and the means for future tabulating and analysis. 
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POPULATION 
.\n understanding of the City's future population 

outlook is basic to all planning and zoning. Con
sequently it was the second inquiry in the Plan for 
Rezoning, and the findings furnish the point of de
parture for much of the Rezoning Plan. 

This is not to say that population can be consid
ered as a thing apart. The number of people who 
will live and work in New York City in the future 
obviously is ultimately related to the opportunities 
for employment here; to the type and density at 
which residt'ntial building takes place on vacant 
land; and to the amenities of City living contrasted 
with those in tilt' suburbs. All of these may be 
affected in turn by the way the City is planned and 
zoned. 

The population outlook is however, the logical 
point of beginning which can usefully be studied 
in and of itself at the start of any planning opera
tion, even though various modifying factors may 
have to be taken into account later on. 

The Plan for Rezoning did not attempt to under
take original population research. At least three 
organizations, in addition to the Cnited States Cen
sus, have been documenting New York City's popu
lation over a long period of years. It was clear that 
what was needed was to take the fullest possible 
advantage of their work rather than attempt to 
duplicat(~ it. 

Source and Method of Estimates 
The Regional Plan :\ssociation has kept its finger 

upon the pulse of population trends throughout the 
New York metropolitan area for several decades. It 
has studied the growth of the region in relation to 
that of the nation; of New York City in relation to 
the larger region; and of the five boroughs in rela
tion to the entire City. 

The Consolidated Edison Company has had dif
ferent opportunities for study of population growth 
in four of the five boroughs, i.e. all except Rich
mond. By keeping track of the demand for utility 
services, a direct index of population growth and 
movement has been maintained. Moreover, it is 
on the basis of information so obtained that the 
Company plans to provide services needed in the 
future. 

FACTORS IN FUTURE DEVELOPMENT 

The New York City Health Department, ap
proaching the pr@blem through the vital statistics of 
birth and death rates, modified by migration esti
mates, maintains its own current population sta
tistics. 

In estimatirlg the future population of the entire 
City, a projection extending past growth a genera
tion into the future was used by both the Regional 
Plan and the Consolidated Edison Company. In 
both cases the results were checked against: (a) the 
long-term growth of the City and nation as reflected 
in the logistic or normal S-curve of growth; and (b) 
trends in changes in rate of growth locally and 
nationally, using Cnited State,:; Census "medium 
rate~ of mortality and fertility, with limited immi
gration." In both eases the reasonableness of the 
conclusions was considered in the light of employ
ment opportunities, migration trends, and the 
racial, sex, and age composition of the Jlopulation. 

In distributing the anticipated population among 
the five boroughs, both agencies took into account, 
inter alia, the availability of vacant land and trans
portation facilities. 

~ Estimated Future Population 
In the light of the available data, including the 

independent estimates ref erred to, it was concluded 
that r or the purpose of the Plan for Rezoning a 
jlopulation of about 8,600,000, predicted to be 
reached by 1970, should be regarded as the prob
able ultimate, i.e. stabilized, population of the City. 

No population estimate, including this one, is to 
he considered as final. Obviously the effects of war, 
economic depression, epidemic, radical changes in 
economic organization and living habits are unpre
dictable. Some of. these may involve temporary de
partures from anticipated trends which, in the long 
run, are unimportant. Others may be more sig
nificant. 

The point is that public action, such as that in
,olved in zoning, should be based upon facts and 
assumptions which are reasonable at the time. Seri
ous departures from these premises may then all 
the more easily be detected, and "ueh modifications 
made as may be appropriate under changed circum
stances. 
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The distribution of this population between the 
several boroughs is as follows : 

POPULATION BY BOROUGH - 1950-1970 

Manhattan 
Bronx 
Brooklyn 
Queens' 
Richmond 

City Total 

1950 Population'" 

1,939,551 
1,444,903 
2,720,238 
1,546,316 · 

191,015 
~-¥------.-

7,842,023 

Estimated 
1970 Population 

1,920,000 
1,650,000 
2,960,000 
1,815,000 

240,000 
-~------

8,585,000 

*The 1950 Census figures, available' since the ini tial 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: 

United States 
New York Region 
New York City 

1940 

3.77 
3.72 
3.64 

1970 
(Estimated) 

. _----_. __ . __ ._ .. _ ..... _---
3.25 
3.2 
.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!' h? the average 
number of persons per occupied dwelling unit, rather 
than social families. 
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that more dwellirfgs 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 famirles by borough for 1970. 

NUMBER OF FAMILIES - 1940-1970* 

~~~_x<?!~ C~!.~~ 
Manhattan 
Bronx 
Brooklyn 
Queens 
Richmond 

1940 

2,048,000 
-----~----~, 

549,000 
378,000 
717,000 
361,000 

43,000 

Assumed 1970 

2,769,000 
~------~ 

619,000 
532,000 
955,000 
586,000 

77,000 

"For 1940 the number of "fami lies" 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 wiBbe 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 ag~"" 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 reo 
gional trends, the figures for New York City are 
expected to be : 

Per Cent of 
Age Group Population 

1'940· ····1970 
•••••••••••• • ___ •••••••• _ •• __ ._. _ ______ ._. __ • __ ._ ••• " ____ •• _ _ ,, __ _ ~ _ _ _______ •• _u,, _ ___ ••••• _ ____ ._ •••• 

Over 45 years 27.5 34.3 
20·44 years 44.7 41.0 
19 and under 27.8 24.7 

Total 
··· .. ·· ···1970··· 

2,944,655 
3,519,850 
2,120,495 

The validity of these population predictions is 
more dependent on tbe 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. 

\ 



JI()"T ~lilNY l~il~IIJ.~II~S ? 

PERSONS DISTRIBUTION BY BOROUGHS 
3 , , ---, 

, ~~~~~~~~~~ N 
! 

<11 

1900 '10 '20 '30 '40 '50 '70 

Sri -----r-----,-----r-----,-----,-----, 

FAMILIES 
31 1 -"r··· 

FAMILY SIZE 
3510 ~ J v. . • .. fit 1ft .. 2 

1940 1970 

I I I I I 
.-~ 

1910 '20 ' '30 '40 '50 '60 '70 



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, whieh show as basic 
factors through the inereased employment in New 
York City stores and restaurants. -

The economic base of the entire New York metro
politan region has already been analyzed. * In thi s 
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su rvey our problem is two-fold - first, to determine 
how the growth of the resident New York City popu
lation ean be supported (the economie base) and .... 
second, how much space will be required in New 
York City for working plaees, not only for the resi
dents but for the commuters. These two problems 
must be kept separate and distinct to avoid confu
sion of thought. The eeonomic 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 requi rements. 

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 beeause 
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 thi s 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. 

* Regional Plan Association of New York. "The Eco
nomic Status of the New York Metropolitan Region in 
1944." 
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FACTORS IN FUTURE DEVELOPMENT 

BASIC AND SERVICE EMPLOYMENT 
OF NEW YORK CITY RESIDENT POPULATION 

~ 1948 

:Manufacturing 
Wholesale Trade 
Trallf'portation" 
Finance &' Insuranee 
Hetail Trade 
Hotels & Amusement 
Badio, Advertising & Television 
State & Federal Offices 
Utilitie,; 
Working Outside _\ew York Cityb 
Construction 
Heal Estate 
Personal Service,.: 
Professional Services' 
Busine,;s Services 
City Employeesd 

Total 

Total 
Employment 
--L ()()O,()()(Y 

265,000 
180.000 
145,000 
420,000 
'15,000 
:)7,000 

100.000 
90,000 
50.000 

100.000 
100.000 
.,)00,000 
200,000 
250,000 
118,000 

3,400,000 

Bw.;ic 
Employment 
--66:{, (li)O -

18S,OOO 
lOO.OOO 
90,000 

1 '10.000 
15,000 
:)7,000 
50,000 
10,000 
50,000 

1,:170,000 

Per Cent of 
Total Basic 

_F"-lllp~():YrrleTl t 
4iU·O 
1:).50 

7.;)0 
6.57 

10.22 
.').28 
2.70 
;).65 
0.7:) 
3.65 

100.0 

Non·basic 
or Serviee 

Employment 
'?'~7,OO() . 

80,000 
80,000 
55,000 

280.000 

50,000 
80,000 

100,000 
100,000 
:)00,000 
200,000 
250,000 
118,000 

2,mO,000 

.llncludes railroads. shipping, airlines, truch all(1 loeal f;u])\Vays. huses. taxis and serviees allied to trans· 
Jlortation. 

1>50,000 living in New York City working outside the City; majority work in Jprsey Citv. Hohohn. Bayonne. 
Union City and other Ilparhy \ew Jersey communities. 

tJ ne! uding school teachers. 
dExcluding transportation worker,.: and school teachers. 

:\lallllt'acturing 
WllOl('sule Trade 
Trallo'portaion rail. 

\\ aler. trucking. an 
lictli I Trade 
Financ(' & Insurance 
Badin. Advertising 

and Television 
:--;talt- & Federal Emp. 
1I0lels 
Utilities 
Working Outside City 
(:oll"l ruction 
Heal Estate 
Persona I Service 
Professional Services 
BlIsi ness Services 
City Covernment 

TOTAL 

Total 

1.100.000 
285,000 

205.000 
450,000 
150,000 

50,000 
110,000 

55,000 
90,000 
75,000 

145,000 
110,000 
34.0,000 
240,000 
265,000 
130,000 

:).800.000 

1970* 

Basic 
Employ-

l1lt'nt 

7;)0,000 
200.000 

110.000 
150.000 
95,000 

50,000 
55,000 
55,000 
10,000 
75.000 

1.530.000 

Per Cent 
of Total Service 

Basil' EIIl- Employ-
. ploynlent ment 

17.7 :)70,000 
1:).1 85,000 

7.2 95,000 
9.8 :)00,000 
6.2 55.000 

'_) 9 
d . .) 

.').6 55,000 
:).6 
0.6 80,000 
4.9 

145,000 
110,000 
:)40.000 
240,000 
265,000 
130,000 

100.0 2,270.000 

Increase 
Basic over 

1948 

67,000 
15.000 

10,000 
10,000 
5,000 

1:),000 
5,000 

lO,OOO 

25,000 

160,000 

Balio hasie to service employment after allowing for services for the unemployed is 1 to 1.44 

Total 
Increase 

Over 
1948 

lOO,OOO 
20,000 

25,000 
30,000 

5,000 

13,000 
10,000 
10,000 

25,000 
45,000 
10,000 
40,000 
40,000 
15,000 
12,000 

400,000 
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PLAN FOR REZONING 

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 indicated, 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 indu:o trial sites 
for factory use has tremendous importance for the 
future growth and welfare of the Ci ty. 

There is no alternative to seeking increased f ac
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 ra ise the leyels in other 

lines depends primarily on the increase in the num
ber of industrial jobs. If factory employment faIl s, 
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. 

It was the gain in employment in basic manuf ac
tures, particularly metals and machinery, which 
required 80,000 more workers, as well as apparel 
with 7.3,000 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 f or further growth in New York City. 

Increase of Basic Employmenty 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 
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Increase 
1948 19.0 1948-1970 -----_ .. -----_._------ -_._--- -- ----

Manufacturing L070,000 L190.000 120,000 
Wholesale Trade 335,000 360,000 - 25,000 
Transportation- rail, water, trucking, 

ai rlines and local transportationa 200,000 230,000 30,000 
Finance and Insurance 185,000 200,000 15,000 
Retail Trade 460,000 500,000 40,000 
Hotels 45,000 55,000 10,000 
Hadio, advertising, television 50,000 75,000 25,000 
State and Federal Offices 112,000 125,000 13,000 
City Governmentb 118,000 130,000 12,000 
Construction 100,000 145,000 45,000 
Heal Estate 120,000 130,000 10,000 
Personal Service 370,000 415,000 45,000 
Professional Servicesc 300,000 350,000 50,000 
Business Servicesd 280,000 300,000 20,000 
Utilities 

;' 
105,000 105,000 

-----
Total Working in N. Y. City 3,850,000 4,310,000 460,000 
Total Workers Living in N.Y.C. ::3,400,000 3,800,000 4,00,000 
Difference 450,000 510,000 60,000 
Living in N.Y.C. Working Outside 50,000 75,000 25,000 
Total Commuters to N. Y. City 500,000 585,000 85,000 

.--.----------------- ---.----- .. -----~-.---- -.--------------.--.---.~--.-.---------

· Including ::38,250 transit city employees; 10,206 local railways and buses; 61,973 water trans
port ; 17,969 taxicabs; 1L262 air transports; 37,934 trucking; 50,285 services allied to 
transport. f' - • 

bExcluding teachers and City transportation employees 
cJncl uding City teachers. 
dExcluding Hotels and Radio. 
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FACTORS IN FUTURE DEVELOPMENT 

INCREASE IN MANUFACTURING EMPLOYMENT 

IN NEW YORK CITY 1948 - 1970 

Industries with Pr()spects oj Incrl'llsed };mp/oyml'flf 

Numht'r Est. Number 
Employed Employed Increase 
in 1948 1I1 1970 Over 1948 

Apparel ;;SS.OO() ;)90,000 35,000 
:\1 iscellaneous Industries" lOO.OO() 12S.000 2S,000 
Electrical Machinery IS,oon 60,000 15,000 
\1achinery other than Electrical 15,000 SS,OOO 10,000 
Food 8SJl()() 9S,OOO 10,000 
Printing 12S,OOO BS,OOO 10,000 
Paper ;)0,000 :H.SOO 7,500 
Petroleum 7,SOO 15,OO() 7,500 

TOTAL 792,SOO 912,SOO 120,000 

Group oj Industries IT! which Gains and rossI's lcill Balance Xach Other 

l,eather ,IS,OOO -.~o 

\ oll-ferrou~ Metals lS,OOO _0 

Chemicals 15.000 __ b 

I ron and Steel ,to.OOO _.-b 

Textile Mill Product.,; :-IS,OOO _b 

Furniture 20.000 _b 

Transportation Equipment 20,000 _0 

Stone, Clay and Gla~s 10.000 _b 

A utomobi les 7.S00 _0 

Hubber ·1,000 0 

Tobacco 3.000 _._0 

Lumber and Timher 3,000 _0 

TOTAL 277.S00 277,500 

GBAND TOTAL 1 Jl70,OOO 1,190,000 120,000 

"Including scientific in"trument~. plastic:" toys, buttons. hru"he,;. hand stamps, feathers, arti
ficial Howers, pencik etc. 

bIt is assumed that 1970 employment will be slightly more or less than in 1948 for each in
dustry and that the total will he approximately the "arne in 1970 ag in 1948 . 

. 't II l,noo, since recent (19c t.s) unemployment of 
lon,!)OO in New York City is high compart'd with 

rill' 10'>1 of the nation. That means employment 
tl<lldd Ill' found for 3,800,000 ~ew York City resi

.I1·lll~ ill 1970 or 400,000 more than in 1918, if 
III!' Itl('f','a,;ed population is to be supported. 

I fI~\!'ad of being obliged to find 100,000 more 
1,,1 110\\ ('\('r, we need to ~ecure only 160,000 mort' 
\'"c,w johs and the rest should be forthcoming, 

1111/' 1111'1'1' will be 1.5 service jobs for every basic 
11 .1/. 

Tilt, illdustries likely to furnish this increase of 
IIIO,()(){) ill basic jobs art' indicated in the lower 

<In pag(~ 19. 

Estimated Increase in Workers 1948-1970 
TIlt' It Vt'!" table on page 19, pre,;ent ing figure" 

f or basic and service employees resi ding 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 figures are presented on 
the increase in the number of per,.;ons working in 
::\"ew York City in each line from ] 948 to 1970. 
TII(',;e are mwd to calculate future industrial and 
('omnwITial "pace requirt'ments. 

Increase in Manufacturing Employment, 
1948-1970 

In view of the importance of manufacturing 1Il 

tht' City',; economy, estimates have been made of 
the make-up of the total anticipated increa;;e of 
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PLAN FOR REZONING 

120,000 manufacturing employees by 1970. These 
are indicated in the table 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 

possibilities, as the present position of New York 
City is due to the fact that it already has the lion's 
share in these activities. Factory production which 
will give much of the basic employment needed to 
sustain the City's economy can be fostered, particu
larly in the durable lines, if sound planning and 
zoning suppl y protected sites for these purposes. 

SPACE FOR INDUSTRY AND COMMERCE 
In order to supply sites for manufacturing and 

for other non-residential purposes which can be 
protected through zoning, it is essential 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 is a comparatively 
small part of the City's total usable land. It also 
happens in many instances to be the land least de
sirable for residential purposes. 

The principal sources of information used in 
making this calculation were: 

Employment in 1948 and estimates for em
ployment in 1970, which have been summar
ized in the previous section. 
Information as to the existing use of land 
throughout the City, also summarized in this 
Chapter. 
Calculations 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 in 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
f acturing and industry; commerce; automotive 
storage and services; and transportation. 

The most inclusive calculation was made in the 
case of manufacturing and industry" r(!presented by 
categories 9 and 11 in the Laqd Use Survey, being 
warehouse, loft and light manufacturing uses, and 
industrial uses, respectively. 
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The enormous differences in the use of land for 
these purposes, as between the several boroughs, is 
revealed by the following table: 

EXISTING USE OF LAND 
FOR MANUFACTURING AND INDUSTRY 

~~~_Boroll~~_ 

Manhattan 
Bronx 
Brooklyn 
Queens 
Richmond 

Land(a) Acres per 1000 
(llc~~L~_E~ploynlent (~LJ::Ill!ll()re~~ 

940 
510 

2,370 
1,650 
1,190 

~~g~~L __ 6,660 
(a) 1948 Land Use Survey 

627,000 
38,500 

282,500 
109,000 

13,000 

1,070,000 

1.50 
1.'3.25 

8..39 
15.14 
91.54 

6.23 

(b) Employment covered by the New York State Unem
ployment Insurance 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 suitable 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 PN 
. J::lll'p'1!lylllent Cent 

Manhattan -31,000 -5.0 
Bronx +32,800 85.0 
Brooklyn +47,500 17.0 
Queens +58,000 +53.0 
Richmond + 12,700 98.0 

-.--~~ 

New York City + 120,000 +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 
calculations described. While there obviously may 
he substantial departures from them, it is believed 



11)('\ prO\ide adequate guidance for zoning 
I'll IPO>(-"_ (:ertainly zoning districts based upon 

calculations will be nearer to reality than 
ppillg without benefit of any objective data. In 

carrving out the calculation" ,;everal elements of 
litHic W!'I'(' introduced to as,;ure reasonahle choice 
"ill'';, ('are being taken, however, not to sterilize 

land I,v {'x\'e,;",ive allocation", to u"e", which are pre

"llIlll-d to he protected for ",pecific purpm:es under 
Iht' proposed new zoning. 

The,;!' e:,;timate,; of future employment are made 

for Ihe purpose of ensuring that plenty of land will 
made available to take care of all reasonable 

{·xJ)/'daliom:. The figures :,;hould not, therefore, be 
qllot{·d loosely for other purposes. 

To the aYerage number of acre:,; per 1000 em
ploy!'!'';, previously presented, there was therefore 
add!·d a margin of 10 per cent in calculating future 
land u"e needs. On this basi:,;, the future land re
qulrt'ments for the:,;e purpo"t's may be "tated a,; 
follows: 

LAND REQCIREMENTS FOR 

\1\ '\LFACITRll\'C Al\'D INDl ;STRY - 1970 
Acres per Acres 

Borou!(h Employment 1000 Employe(~s Required 

\lanhattan S96,000 1.64 977 
Bronx 7] ,:300 11.68 ],047 
Brooklyn :BO,OOO 9.2:3 :3,046 
Queens 167,000 16.65 2,781 
Hichmond 25,700 91.69 2,:356 

1\'. Y. City 1,190,000 8.58 10,207 

The City-wide acreage per 1,000 employees will 
undergo much more than a 1 ° per cent increase in 
thi,; proce"s becam:e of the greater proportion of 
t-rnployment in the outer boroughs where the land: 
('rnployment ratio if' higher. Actually, it results in a 
;'):~ per cent increase in manufacturing and indm;
trial land for the entire 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 indu:,;trial land i" utilized, especially 
,;ince it is obvious that in this respect, too, there are 
wide divergencef' between the several boroughs. 

Data on floor space per manufacturing employee 
have been developed from a survey of 15,000 firms 
made by the Consolidated Edi:,;on Company in 1914. 

FACTORS IN FUTURE DEVELOPMENT 

The suney covered a representative sample of all 
types of manufacturing in the City. Borough aver
ages were calculated, repre:,;enting a composite of 
the proportional amounts of each type of industry 
in each borough, ('xcept Richmond (where data was 
not available). 

\lultiplying the average floor space per employee 
in each borough by the number of employees gives 
the floor space utilized for manufacturing and in
dustry in the borough. Increa,;ed by 2;') per cent to 
allow for hallways, elevators, entrance:,;, etc., and 
translated into acres, thi,; results in the following 
fi gu re,;: 

TOTAL FLOOR SPACE FOR 

\IANl ~FACTCml\'G AND INDCSTRY: 1948 

Avera!(" Floor Cross Floor Space 
Borou!(h Space per Employee Employment (Net 2S%). 

\1anhattan 25 I 627.000 :1,,516 acres 
Bronx 
Brooklyn 
Queen,.; 
Hichmond 

;Y,96 
122 
:Y,91 

:18,500 
282.500 
109.000 

Data not availahle 

4;{8 acres 
;~A21 acres 
1.223 acres 

In order to an'in' at an index figure showing for 
each borough the average height in stories of the 
manufacturing and industrial plants, assuming] 00 
per cent coverage of the land in use for these pur
poses, a final calculation is made. This consists of 
dividing the gro:,;" floor area, from the above table, 
by the land in indm:trial use, and results in a figure 
rt'presenting the relation of gross floor space to land. 

The,;e figure,; are: 

RELATION OF GROSS FLOOR SPACE 

TO LAND: 1948 

Gro~s 
Floor Space 

Relation 
Gross Floor Spa('e 

BOrOll!(h 

Manhattan 
Bronx 
Brooklyn 
Queens 
Hichmond 

4.5 1 6 acres 
,1:)8 acres 

;{A21 acres 
1.22;{ acres 

T .and in Use to Land 

935 acres 4,83 
514 acre" ,85 

2,;)70 acres 1.44 
1,650 acres .74, 

Data not available 

It will be obsened that the intensity of land use 
for manuf aeturing and industrial purposes in Man
hattan is over six times that in Queens, with the 
Bronx and Brooklyn ranging in between. Richmond, 
for which data were not available, would almost 
certainly be less than Queens. These figures should 
be kept in view, even though not closely adhered to, 
in any zoning operation. 
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Commercial Land and Space Utilization 
The use of land and of building space for 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 employees in 1948 using 1,930 acres at 
an average intensity of 4.64, in 1970 there would 
be 2,120,000 employees usihg 2,160 acres at the 
same average intensity. 

Automotive and Transportation Land Use, 
1948-1970 

Since New York's lag in car ownership is being 
reduced, and traffic 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 1,450 acres in automo
tive storage and service uses in 1948 bringing the 

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

In the case 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 
calculations. The figure has therefore been held at 
8,884 acres. 

Summary 
The present use of land for these non-residential 

purposes, and the future outlook, by 1970, may 
therefore be summarized in the table below. 

Although the percentage gains anticipated III 

some cases are impressive, the total amounts of 
land for all these purposes, whether in 1948 or 
1970, do not represent major allocations in relation 
to the City'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, J 948 - 1970 
~Ianufacturing Automotive Storage 

Total and Ifl~_ust~ Commerce & Services .. Transportllti()fl. ~ ----~--~~-~------~---~--

1948 1970 1948 1970 1948 1970 1948 1970 1948 1970 
-----~--~--------

New York City 18,970 23,131 6,660 10,207 1,930 2,160 1,450 1,880 8,930 8,930 
Manhattan 2,100 2,281 940 977 560 625 260 341 340 340 
Bronx 1,830 2,455 510 1,047 340 385 280 361 700 700 
Brooklyn 4,070 4,944 2,370 3,046 420 465 510 666 770 770 
Queens 9,080 10,380 1,650 2,781 520 585 350 452 6,560* 6,560 
Richmond 1,890 3,071 1,190 2,356 90 100 50 60 560 560 
--~------- ----------

*Includes 5,360 acres in LaGuardia and International Airports. 

RESIDENTIAL LAND REQUIREMENTS 
Calculation of residential land requirements is 

complicated by the fact that people live in different 
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 feet of floor space per person, must equal 
the residential land area times a bull( factor (or 
rather factors, since bulk varies widely in different 
parts of the City). 
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In this calculation, floor space, although neces
sarily an approximation, can be estimated inde
pendently of other fadOl's and may be figured as a 
fixed quantity. Future population may also be con
sidered a fixed factor since the growth projected to 
1970 approximates the maximum population ex
pected for the City. As to land, it has been a basic 
assumption throughout this zoning study that ade
quate land for economic activities must take prece
dence over other demands, since the population can 
be accommodated at densities less than at present 
even with this priority for economic activities. 
Theref ore, after land for streets, parks, etc. has 



J 

11 for Areas Served by Public Transit 

I Subway, bus Estimated Estimated 
h""" & railroad + walking + transfer 

r unning time time time 

I, .:t J1.0 _ 0- 15 5 
40 "'" 11-30 5 

~.60 - 26-45 10 
r 60 

I Area bounded by 42nd St., 

5 
5 

II' , n "Ave. , Wall St., and 8th Ave. _ 

more than 1/ 2 mile from 
'Y s tation, more than 1 mile 

, railroad s tation, and also 
than 1/ 4 mile from a bus 

-JUll1lllUllUlIUJ 
~ 

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 f ac
tors was tested for its reasonableness in relation to 

rl' I i\I]~ 
)i\I]~ 

1~lt()i\I 

rl'() "T() ItI{ 

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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Gross Population Densities 
In order to view New York's situation in perspec

tive, it is interesting to compare its gross population 
density with that of the other cities listed: 

GROSS POPCLATION DENSITIES 1940 
Total Area Population Persons 

City in acres 1940 J)~r .... a_cr" 

New York 191,570 7,455,000 39.0 
Chicago 135,232 3,396,808 25.1 
Newark 17,152 429,760 25.1 
Milwaukee 27,776 587,472 21.2 
Boston 42,176 770,816 18 .. ) 
Detroit 90,880 1,623,452 17.9 
Los Angeles 289,408 1,504,277 5.2 

From these figures it is clear 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 is underlined by consideration of 
the same facts by boroughs, with projections to 
1970. (Richmond is again listed separately because 
of its very special situation.) 

Density of Developed Land 
From the table below it might be concluded that 

these facts forecast an absolute increase in residen
tial densities in New York City. That this is not the 
case is evident when the same population figures are 
applied to developed land, thus taking 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 floor space per family and per person, 
including smaller family units and improved living 
standards, it was concluded that the 3.1 person 
family of 1970 would have 865 square feet per 
dwelling, or 279** square feet per person. 

Applied to the total of 2,769,000 families pre
dicted for 1970, this gives 2,455,823,000 square 
feet as the amount required for residential pur
poses, an increase of 3:3 per cent over 1940 residen
tial floor space. 

Land Available for Residence 
Starting with the usable land ineach of the four 

most populous boroughs, and making deductions for 
all other principal land uses, the balance remaining 
for residence was determined to be: 

BALANCE OF LAND 

AVAILABLE FOR RESIDENCE 
Per Cent of 

Available Total Usable 
Borough for Residence Land 

Manhattan 3,700 acres 26% 
Bronx 7,800 acres 29% 
Brooklyn 16,600 acres :17% 
Queens 27,400 acres 40% 

Total, 
4 Boroughs~· 55,500 acres 36% 

""Richmond is omitted because it is assumed that avail
able land there is more than ample for any growth 
that may occur in the period ending 1970. 

The existing pattern of population density differs 
widely as between the boroughs. Manhattan's is 
concentrated in the high density brackets, and the 
borough has no low density areas. In the Bronx, 

"Uincluding a 5 per cent allowance for vacancies. 

GROSS POPULATION DENSITY 
BY BOROUGHS, 1940-1970 

Total Usable Population Persons per Population Persons per 
Boro~glt Area in Acres 1940 Aere 1940 1970 Acre 1970 

.. -

Manhattan 14,272 1,890,000 132 1,920,000 135 
Bronx 27,217 1,395,000 51 1,650,000 61 
Brooklyn 44,922 2,698,000 60 2,960,000 66 
Queens 68,633 1,298,000 19 1,815,000 26 

Subtotal 155.044 7,281,000 47 8,345,000 54 
¥ ' ' c 

Richmond 36,526 174,000 5 240,000 7 
---_. ~----~-~"-~ 

Total 191,570 7,455,000 39 8.585,000 45 
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1940 
250 sq. £t./PERSON X 3.6 PERSONS/FAMILY = 900 sq. £t./FAMILY 

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

RESIDENTIAL 
FLOOR 
SPA C E 

."",,,it.;., "",,"'.;., 

" .... ,,"" it"''''.fIr'' 

1 97 o (ESTIMATED) 

285sq. £t./PERSON X 3.1 PERSONS/FAMILY 885 sq. ft./FAMIL Y --

885 sq. £t./FAMILY X 2.8 MILLION FAMILIES = 2,478,000,000 sq. ft. 

~~~~- .~~~~ ~~~~ 

~~~~~ ~~~.~ ~~~~ 

RESIDENT IAL 
FLOOR 
SPA C E 

fliw .. t of the population lives in areas in high den
sit · classifications; low density areas account for 
1.,)\1' than one-sixth of the population, but constitute 
uw··half of the land. Brooklyn's population and 
Imltl a re divided fairly evenly among three middle 
rtin~p brackets. In Queens, practically all the land 
Imel m()~t of the people are in low density areas. 

What is important then, is where is the new con
- tl'Uet ion taking place, and what are the predom-

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 3570 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, r egardless of the 
density at which the multi-family units are being 
built cannot but cause a trend toward the reduction 
of overall population densi ty in the Ci ty. However, 
coupled with the trend toward more one- and two
f amily 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 thi s type in 1947-48 was only 76 per
sons per acre. In other words, the average density 
of new multi-family residenti al constructi on is less 
than half that characteristic of all existing dwell
ings of this type. The increasing proporti on of one
and two-family construction coupled with the dras
tic reduction in population density of the new multi
family constructi on results in a substantial de
crease in overall densities. This, together with the 
anticipated decrease in family size, constitutes the 
basis for estimating that 40ifc more land will be 
needed in residential use to accommodate the 9% 
increase in population expected from 1950 to 1970. 

Taking into account the exi sting density pattern 
in each borough, and the opportunities f or new de
velopment in vacant areas and redevelopment III 

*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 r eflected in the proposed 
residenti al zoning regulations as appli ed by dis
tricts in the proposed new zoning maps. 

THE RETAIL PATTERN 
Special studies were carri ed out to analyze the 

present trends in retailing throughout the five bor
oughs; including what relation acti ve and profitable 
use had to do with existing zoning and what might 
be done to improve the zoning regulations to stimu
late economic retail establi shments_ Several out
standing points resulted in important recommenda
tions incorporated in the Report and proposed 
Resolution. 

The present zoning laws provide enough land f or 
retail business to serve over 17,000,000 people, 
although the City's popula ti on is not ex pected to 
exceed about 8,500,000. In effect, the 1916 Zoning 
Resolution permits a retail store development 
throughout much of the Ci ty characteri sti c 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 
times the amount used or needed. 

A total of 25,325 acres were zoned as Busines:, 
Districts and only 10,743 acres, a mere 42 per cent 
of thi s total, were being used f or that purpose in 
1948. This means that while 3.40 acres per 1,000 

ZONING EXCESS FRONTAGE FOR BUSINESS OFTEN RESULTS 
IN STERILIZED LAND 
There are many more miles of streets zoned for commerce tha n 
the population can ever support. 
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LEGEND 
City-wide Major Centers _ 
Major Shopping Centers •••• 
Secondary Shopping Centers •••• 
Local Shopping Streets 

never develop. In older areas of the City, such by
passed frontage either stands vacant or is utilized 
f or cheaper purposes. As a result the deterioration 
of the surrounding residential ap;a: is hastenecl. 
In 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 I 
i 

~ 
t 



lire three fypes of retail development which were 
carefully studied for rezoning. 

The 14\ major shopping areas, each equivalent to 
retail s160pping area of a small city. Examples are 

the Jamajca and Flushing centers in Queens, Ford
ham Road in the Bronx, Flatbush Avenue near 
Church \ venue in Brooklyn, and 125th Street be
tween Eighth and Lenox Avenues in Manhattan. 
'fhese 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"'U 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 
Hoad in the Bronx, 86th Street from Fourth Avenue 
to Fort Hamilton Parkway in Brooklyn, and 103rd 
Street and Hoosevelt A venue in Queens. There are 
almost 100 of these centers. 

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. He
tailing is only one of the many functions of these 
areas. 

All four types of Hetail 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, to protect and stabilize 
existing shopping locations to the benefit of the City 
and the merchan,t, and to provide a measure of 
adaptability to the needs of the automobile. The 
zoning proposals for these purposes are discussed 
elsewhere in this Heport. 

T rends 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. Hetailers are no longer going 
into the real estate business, but are, in practically 
an 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 Hetail District and the local shopping streets. 

As a result of the increasing congestion in the 
central Hetail District in Manhattan the chain stores 
began during the 1930's to move their operations 
into the outlying major and secondary shopping 
centers. 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 
suit. Today it is 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 ccnters catering to the new car
riage trade by providing parking spaces. lTnless 
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 great loss to both the City and 
many private owners. 

The proposals in the Plan for Hezoning, 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 
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ALLOCATION OF LAND BY PROPOSED ZONING 
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PLAN FOR REZONING 

ESTIMATED CHANGES IN LAND USE: 1948 to 1970 
Taking into account the calculations summarized 

in this Chapter, and the availability of land within 
the City of New York for the various purposes, it is 
anticipated that the next two decades will witness 
quantitative shifts as indicated in the table below. 

As indicated by the figures, the major shift in the 
City's land use will consist in the absorption of most 
of the remaining vacant land for residence, but with 
a significant increase in sites for economic activities. 
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CHANGES IN MAJOR CATEGORIES OF LAND USE IN NEW YORK CITY 
1948 - 1970 

Land Use Category 

Business. J ndustry and Transportation 
l{e5idence 

~. Park:', plaYf!:rounds, cemeteries, public and 
private institutions 

"'''Vacant land 

Total l\el Usable Land 

1948 

18.970 
41.020 

:-17.250 
:-16,540 

13:·L780 

Acres 
1970 

2:·tBO 
59.550 

;)9,720 
11.:-180 

B:-I,780 

Percent 
Change 

+220/0 
+,1·570 

70/0 
~690/o 

"Increase shown is based on the maintenance of the 1940 ratio of acres per capita for this land use cate· 
f!:ory for the assumed additional population. This estimate is not intended to exclude the possibility 
of increasing the ratio of park and playground land but evalua,tion of this increase was considered 
to be outside the province of this study. 

''*Practicallyall remaining vaeant land will be in Hichmond. 



CHAPTER 3 

STRUCTURE OF THE PROPOSED 
RESOLUTION 
OBJECTIVES 

Since New York's Zoning Resolution has become 
':0 complicated and confused, the desirable form for 
a new Resolution has been emphasized in the Plan 
for Rezoning almost as much as the content. Briefly, 
the form of a modern zoning law must be judged by 
two criteria clarity and flexibility. First, a zoning 
law must be as clear and easy to use as possible. 
Spt~cifically, a complete, clear cut and coherently 
organized picture of the applicable regulations must 
he available for the two types of people who will 
be using the law most those interested in what 
may be done on a specific piece of land, and those 
looking for a site for a specific type of establish
ment. Second, both the devices chosen and the struc-

ORGANIZATION AND FORM 
Single Set of Districts 

In place of the present three types of districts, a 
,single set of districts eaeh with its own use and 
hulk regulations is established, and their lo
cation is shown on a single map. In addition to 
lwing obviously simpler to use, this system brings 
ahout more coherently inter-related use, bulk, park
ing and loading, and other regulations for each 
district. In addition, the possibility of freak com
binations of districts is eliminated. 

District Tables 
All regulations applying in each district are set 

forth in two sets of tables, one for use regulations 
and one for bulk regulations. After a potential de
veloper has located on the map the proper district 
for a given site, these tables will give a complete 
,:ummary 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
tives will of course conflict. What is important to 
remember is that the proposed Resolution is de
signed for the user, not for the rare person who 
reads the entire text through. A modern zoning 
ordinance contains so much material particu
larly in as vast and complex a city as New York 
that a quick understanding of the entire law is im
possible in any case. However, the proposed Reso
lution makes a number of substantial steps forward 
toward the realization of the above two objectives. 

ample, in a typical district the use tables give 
references to permitted Uf'e groups, to provisions 
permitting other uses by special permit, to accessory 
parking and loading and sign regulations, and to 
yarious special provisions. The bulk tables set forth 
mo,;l regulations directly, and the rest by erosf'
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 for each group of dis
tricts, to clarify the intent of the regulations both 
f or the developer and for legal interpretation. 

Text 
While tabular presentation is also used for the 

parking and loading requirements and for yarious 
other provi"ions, the text has also been organized 
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for maximum clarity, readability and ease of use. 
Wbenever possible and it usually is possible -
simple English has been used. Drawings are incor
porated into 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 
Resolution 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 statutory draftsmanship, 
where a long series of related regulations were 
crammed into a single continuous sentence running 
up to half a page, with "provided that" every ten 
lines but with the verb hopelessly buried. Instead 
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 to expedients such 
as Sections 4-A to 4-F and 2l-A to 2l-G in the pres
ent Resolution. 

Permissive Use Regulations 
While in the present Resolution the residence use 

regulations 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 various commercial 
and at least some of the Manufacturing Districts. 
Permissive regulations make it clearer to the de
yeloper what he is able to do, and giye additional 
protection in the more restricted districts by shift
ing the burden of proof to the applicant in doubtful 
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. Each district has 
appropriate regulations covering permitted uses, 
permitted bulk, accessory parking and loading, and 
various special use and bulk provisions. 

Basic Classification of Uses 
The basic classification of uses in the proposed 

Resolution follows the traditional tripartite division 
- residence, commerce and manufacturing - with 
one significant modification. Since local shops for 
daily shopping are essentially a service for nearby 
residences, somewhat as schools and libraries ob
viously are, and since except in the lowest-density 
areas such uses are usually located in the ground 
floor of residential buildings, the proposed districts 
f or 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 objectionable groups of uses. Frequently, 

36 

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 districts such 
as RA-l, CB-l, CB-2 and MD express these 
differences. The first letter indicates the broad clas
sification of use - residence, commercial, or manu
f acturing. The second letter indicates a particular 
combination of permitted use groups within that 
broad category; for example, there are five types 
of Commercial Districts-CA, CB, CC, CD and CM 
- each with its own combination of permitted use 
groups. Any further subsidiary distinctions, such 
as bulk changes, are indicated by numbers at the 
end; CE-l has a lower bulk, CB-2 a higher, and so 
on. When a district symbol lacks a numeral- as 
CC or MD - 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 as RRA, RRB and RRC. 

Chart and Analysis of Districts 
How the various districts are related is graphic

ally shown by the accompanying chart. This chart 
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PLAN FOR REZONING 

illustrates the groupings of districts according to 
basic use categories and shows the number of 
bulk variations provided to meet the range of con
ditions found in each of the use categories. 

This chart diagrams the evolution and intercon
nection of the districts. While there are only three 
major kinds of districts, there are 15 different use 
categories; six types of Residence and Associated 
Districts, five Commercial types and four Manuf ac
turing types. And since there are variations of bulk 
within certain use categories, a total of 38 dis
tricts (combinations of use, bulk and other r~gura
tions) are proposed. 

EVOLUTION OF REGULATIONS 
The most noteworthy feature of the formulation 

of the proposed zoning regulations was the constant 
and intimate interplay between the development of 
the proposed zoning districts and use categories, the 
fitting of these districts and use categories to actual 
condition"s 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 IBM counts of the total land use 
mapped in each proposed district to make sure that 
the quantitative concepts developed during the first 
phase were being carried out. Time and again field" 
conditions and mapping problems brought changes 
in the text for the proposed districts, USf' lists and 
zoning control devices. 

This attention to field conditions does not imply 
acceptance of existing conditions for it was found 
that too much reliance placed on the existing pattern 
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 ha\f~ 
contributed to the undesirable mixture of land uses 
in some areas, especially in the older parts of the 
City. Therefore greater weight was given to factors 
of current development, indicated trends and anti
cipated needs. 

Floor area ratios for each district were inten
sively checked in the field to make slJ;re 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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~\ review of the proposed mapping of these ;~8 
districts by boroughs shows that within any single 
borough no more than 24 occur. Eleven of the 38 
districts occur only on Manhattan where the high
bulk characteristics and special use-combinations, 
such as Fifth Avenue and the United Nations Area, 
have necessitated the establishment of special dis
tricts. On the other hand, the lowest bulk districts 
are found only in the outlying 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. 

and a complete count of every other building started 
in the City in 1948 was made to determine cur
rent trends 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 all 
these studies and surveys were taken into account in 
the final selection of floor area ratios for each dis
trict and in the final location of proposed district 
boundaries. 

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

As the proposed regulations were gradually 
translated into specific legal form, they were sub
jected to constant revision and refinement in the 
light of problems met in the field by the staff f'n
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 in 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 districts. 

As 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 
be said to be tailored to 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 

City Zoning Resolution, as has already been stated, 
included control of use, height and area of build
ings, as evidenced by the three sets of maps so 
named, and the provisions of the Resolution relating 
to the di"tricts shown on these maps. 

The use regulations were at first quite simple, 
being limited to Residence, Business and Vnre
:"tricted Districts. The height limitations were in
direct, the height of a building at the street line 
being defined in terms of multiples of street widths, 
with additional height permitted as the result of 
:"et-hacks and towers. The area limitations were 
partly explicit, in terms of percentage of coverage 
of the lot, but chiefly the indirect result of compli
cated yard and court requirements. 

With the passage of time, many other devices 
were developed and introduced into the zoning ordi-

FLEXIBILITY 
Over and above its usefulness as far as the struc

ture of the Resolution is concerned, flexibility is of 
paramount importance as a criterion in selecting 
zoning controls. 

The traditional zoning controls have usually 
achieved their objectives indirectly, particularly in 
the hulk regulations. In order to ensure access of 
light and air, the regulations prescribed required 
yards and courts; when it was desired to set a limit 
on density and congestion, height regulations were 
invoked. Such regulations dictate the exact size, 
shape and location of permitted building for any 
given lot, on the assumption that this is the only way 
to accomplish the desired objectives. Similarly, in 
order to restrict certain nuisances, the use regula
tions take the form of lists of prohibited (or per
mitted) uses and buildings, on the assumption that 

nances of other citie-s, and some of them have found 
expression in the New York City Resolution as a 
result of amendments. 

Early in the present study it was concluded that 
existing zoning devices in this City and elsewhere 
leave much to be desired, 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 limitations have been referred 
to explicitly in Chapter 1 of this Report. 

It was concluded, therefore, that new devices 
should be freely explored, both through careful re
view of what has been done in other cities and the 
origination of entirely new methods of control 
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 results. In some instances, these rough classi
fications have turned out to be unnecessarily rigid 
and unfair. What is worse, these traditional use and 
bulk regulations are both tied to a specific stage in 
building and industrial technology as if tech
nology were static and frozen, instead of being tht' 
most dynamic thing in the world. As a result, 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, a more direct approach 
to the achievement of zoning objectives has been 
adopted, so far as is practical at the present time -
primarily in the bulk regulations. In order to con
trol total bulk and the resulting congestion, a limit 
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)NING DEVICES 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 atea~ for all the 
activities which the community requires for its effi
cient functioning. More specifically, space allocated 
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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 th6. 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 
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 form s. 

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 subslantial 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 
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which complement or serve one another. Resi
dential areas need properly located local shopping 
outlets and other community facilities. In com
mercial areas, various business services such as 
banks and job printing shops are needed. The 
same principle applies to man?f acturing areas, 
where conveniently accessible machinery sen-ice 
and warehousing facilities are essential. 

Limitation of danger and nuisance. For the pro
tection of each type of use area, it is necessary to 
exclude or control other activities which are grossly 
incompatible with the predominant use. Among the 
most important objectionable influences 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 at night; 

Congestion of vehicular or pedestrian traffic, 
and inadequate vehicular parking space, re
sulting in danger, inconvenience and adding to 
transportation costs; 
Unsightliness in unsuitable places: advertising 
signs or junk yards in residential areas. 

TESTS OF A GOOD CONTROL DEVICE 
Lse controls should meet five tests. First, they 

should be clear, simple to understand; there should 
be no question whether a given type of use is 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 districts except in Canarsie and 
Riverdale." Third, they must not discriminate 
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
ting change and adaptation to new unforeseen uses. 
Who can say what the future equivalents of the 
laundromat and the drive-in theatre unf oreseen 
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
inite enough to accomplish the five basic objectives 
set forth aboye. 

PROPOSED ZONING DEVICES 

BASIC USE REGULATIONS 
Use-zoning Districts 

The basic measure for controlling land use by 
zoning is to establish use-zoning districts. Lnder 
traditional 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 districts 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 from more to 
less restrictive controls of use. However, certain 
exceptions to 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 regulating 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 
specific listings. The former is the only method in 
common use. \Vhereas the present New York Zoning 
Resolution employs permissive listings for some 
districts and prohibitory listings for others, most 
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 attributes, especially with 
regard to nuisance-production. Lnder this scheme 
the regulations would be based on objective meas
urement of the characteristics of any use in its effect 
on other uses. Scoring systems would be required 
for such factors as noise, smoke, traffic generation 
and oyert dangers, and standards would be estab
lished for these factors for the various districts. 
This approach was explored in considerable detail 
in connection with the present studies, and was 
found to have many potential advantages in the case 
of manufacturing and heavy industrial uses. In 
other use categories, the factors justifying admis
sion or exclusion of a given use are not related to 

41 



PLAN FOR REZONING 

measurable nuisances to so much as In the manu
f acturing categories. 

Conference with scientists of leading research 
institutions has indicated that the prob.1ems 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 

Manuf acturing and C nrestricted. They also accord 
with practice in other zoning ordinances. 

This tripartite division recognizes the differing 
environmental needs of the major land uses. Within 
thi s framework, and consistent with the objectives 
stated above, the protecti ve measures or service 
fa ci lities 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 hospi tal. 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 
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The blank squares mean that certain groups of uses have been omitted from certain districts for specific re,asons, For exam
ple: Use Group 3 (Hotels) is not permitted eifher 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 
( ~x i s t in New York have been classified into eighteen 
w oups 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 
dassification. 

Studies Underlying the Use-groups 
The task of developing the use groups into thei r 

final form occupied much staff 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 
""tore bought." 

SPECIAL USE REGULATIONS 
The regulations based upon permitted use-groups 

li re supplemented by further safeguards. The scope 
of these is noted briefly below, and tbeir nature is 
tno r(~ fully discussed in subsequent sections on off
sl red parking and loading and supplementary 
l'(·gulations. 

P(~ L'mi ssive or required provisions for off-street 
lI u!omobile 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 zo~ing regulations are proposed to 
make less sharp the change of use along the boun
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. 

In 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 permi tted on 
the land and ,within buildings. 

OBJECTIVES 
The basic objecti ves 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 traffic, 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, etc., 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 
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desired objectives -limitation on density, suffi
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 form s. 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.' 

L 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 
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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 1.0. 
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ACCESS OF LIGHT AND AIR 

45 



PLAN FOR REZO~ NG 

Permitted Angle of Light Obstruction 
In the present Resolution, the height and set

hack regulations ensure varying degrees of access 
of light and into streets, and so to front win
dows and also indirectly exercise some control 
over the total IJermitted hulk. 

These provisions are actually angle-of-light 
regulations ~- i.e., they create an imaginary plane, 
rising diag('flally from an angle at the center line 
of the street and leaning against the building, and 
the building is not permitted to cut into this plane. 
The set-backs which have become a familiar fea
ture of New skyline represent an attempt 
to build the maximum bulk while keeping within 
this rigid envelope. 

Rear walls are controlled by analogous pro
visions which are set forth in the area regulations 
of the present Resol ution. 

Despite their now familiar limitations, these 
light-angle regulations were concerned with a 

ANGLE OF LIGHT OBSTRUCTION 

An acute angle at the center line of the sheef (or the rear lot 
line) between a horizontal plane at curb (e~er' and an inclined 
plane, rising from the center line of the street or rear lot line) 
and extending over the lot. 
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genuine problem, and were a step in the right 
direction. Zoning regulations are needed to pro
tect a developer against the creation of over-bulky 
buildings across the street or rear yard which cut 
off the source of light and air. And unlike the flat 
height regulations adopted in a great many other 
cities, by giving effect to a light-angle these exist
ing regulations take into account the differences 
betweenhroad and narrow streets. The whole 
system of regulations rests on the assumption 
perf ectly realistic in terms of the buildings being 
built in 1916 - that the only way to get light 
into streets and rear yards is 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. 

It is proposed that the existing tight-angle regu
lations be modified to 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, as an alternative, one por
tion 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 state 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 provisions, and (2) that a 
developer be permitted to average the angle along 
the frontage. Moreover, in the proposed Resolu
tion the floor area ratio would control the total 
hulk. 

Under the proposed "averaging" regulations the 
architect will be freed to design better buildings, 
instead of merely filling the envelope. The 
buildings which may be expected under these 
regulations have several marked advantages over 
buildings with set-hacks. 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 (Floor Area Rati, 

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, 

~.':~I1!~ge A X Angle a + Frontage Bi X Angle b must be equal to or less than X. 
Frontage A + Frontage B 

)cks developed under these regulations, more 
~ht will come into the street over the lower 
)ns of buildings. 

order to provide protection against massing 
lk on very wide lots and against various freak 
3, 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-
19ht 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 
IW 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 

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 mo,re than adequate recompense 
for any loss in cornice uniformity. 

It is not intended t(l>, :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 i ~ approached backwards by an attempt to 
regulate aU possible relationships in excessively 
complex requirements f or yards, courts, inner 
courts, outer courts, inner courts connected with 
streets, outer courts opening on inner courts, etc.; 

ARRANGEMENT OF COMMERCIAL BUILDINGS TO 
ACHIEVE OPENNESS. 
Airview of Rockefeller Center. 
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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 
f or 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 amount 
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. 

, 
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AREA FOR LIGHT ACCESS 
An unobstructed area outside cf 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 rt building occurs ,\lith yards 
conforming to the requirements of thi s 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 di scourage oversized 
windows. 

YARD REGULATIONS 
Yart! requirements specifying the millimum di:,;

tance between lot lines and the nearest projection of 
allY building wall are common to all zoning ordi
nances. According to the present proposals, as else
where, the yards are intended to provide a fix ed 
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 f wnt yards they are 
proposed only in the lower density Residence Dis
tri cts where they serve to insure the open character 
of the di str ict. 
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Defining Yard in Relation to Lot Line 
In the proposed Resolution a yard is defined as 

that portion of the open 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 lot line for a depth (or width) specified by 
the regulations for the district in which the lot is 
located. The regulations state that the depth or 
width of the yard shall be measured perpendicular 
to lot lines. This definition eliminates many prob
lems in the enforcement of yard regulations. Most 
important of these is elimination of arbitrary re
quirements for meaningless lot lines on large-scale 
projects. Owners, developers and occupants of the 
adjacent property are assured of full protection 
through adequate yard requirements, while within 
large-scale developments other regulations such as 
building spacing control the air, light, privacy and 
view of the occupants. Greater freedom is permitted 
to the developer to take advantage of the fact that 
he is planning a single integrated development. 

Rear Yards: Height 
For all Commercial and Manufacturing Dis

tricts, it is proposed that the rear yard may start 
at 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 curb level. How
ever, because of more stringent parking require
ments the proposed Resolution would permit resi
dential rear yards to start at six to twelve feet above 
curb level in all but the three lowest density dis
tricts, in order to permit parking below grade cm
ering the whole site. 

Rear Yards: Relation to Other Devices 
More than any other single device, the rear yard 

regulations affect or are affected by the other bulk 
regulations. The standard requirement for a yard 
at the rear lot line supplements the angle of light 
obstruction device. The rear yard generally can 
be developed so as to provide the required amount 
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of usable open space. Alternately the rear yard, 
either covered or uncovered, may be used for 
parking. Similarly, the device for units of light 
access to windows is related to the existence of the 
rear yards, for it is within the rear yards that 
many of these light access units are located. 

Front Yards 
The provision of front yards, required in most 

zoning ordinances including the present New York 
Resolution, is primarily an amenity factor. There 
is no doubt that trees and lawn along the streets 
provide much of the special character of low den
sity areas. Therefore the proposed Resolution fol
lows precedent in requiring front 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 light 
manufacturing in combination with low density 
Residence Districts. 

Side Yards 
Like front yards, side yards provide a sense of 

openness in low density districts. 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 from adjacent structures. 

The proposed Resolution requires an eight-foot 
side yard wherever the developer elects to provide 
an optional side yard. This is more than the require
ments in the present Resolution: three feet in very 
high bulk districts and five feet in the other dis
tricts. Eight feet has been chosen because it permits 
driveways and is big enough so that if only one 
developer elects to 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 ltegally 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 tolerable minimum 
amount of light. 

Where such windows are located on both walls, 
i.e., if 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 pres~nt 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 to, ground leve acceptable. However, in the 
higher density districts' is proposed that balcony 
and roof space can be su stituted 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 PI 
LIGHT AND AIR TO LOWER FLOORS. 
New York City Board of Transportation Building. Brookly 



~ALCONIES AND TERRACES PROVIDE ADVANTAGEOUS 
)NS FOR USABLE OPEN SPACE. 
Aodel of apartment development at 65th Street and 2nd 
Iy New York Life Insurance ~ompany. Skidmore, Owings 
oill: 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 impor tant to recognize that the proL al for 
usable open space is in no sense a requiTm;~t 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 
includ~ 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. Cnder 
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USABLE OPEN SPACE 
Space available for the common use of occupants which may be located on the ground, roof or balconies in specific 
quantities related to the number of dwelling units. 

normal conditions, the required yard, if developed 
f or usable open spaceL will provide the space 
necessary. 

The usable open space device, regulated on a per 
dwelling unit 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 areas 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 usable open space must be developed on roofs 
or balconies. It is believed that this alternative 
provides sufficient design flexibility and is eco
nomically reasonable, especially since the current 
practice in construction is to provide basement 
parking in high bulk districts and since 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 
satisfied by a balcony half the size of the roof or 

yard 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 is 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 quantitatiye requirements in 
the high density districts are so graded that they can 
be met in yard space at ground level with normal 
development schemes. Permission to develop bal
cony or roof space, however, gives the designer 
added flexibility 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 interacting coverage, yard and court re
quirements - is to assure that the individual open 
spaces on any plot shall actually be of size and 
shape that can be used. An aggregate unobstructed 
area meeting the requirements but scattered in 
bits and pieces on various sides of a building 
would be meaningless. Therefore, appropriately 
differentiated minimum dimensions are specified 
for the different types of open space and are related 
to the number of families served. 
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APPLICATION OF THE BASIC DEVICES 
RELATION TO USE DISTRICTS 

The devices described above, with the exception 
of usable open space, are intended to be applied to 
various districts within each of the major cate
gories Residence, Commercial and Manuf actur
ing. Bulk controls are closely related to the func
tions of a structure, so the devices employed and the 
exact requirements vary with the predominant use 
of the district. It is proposed, however, that resi
dential bulk controls shall regulate the construction 
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 is apt to be open parking located on the 
ground. To the extent that it is so located, it has an 
effect 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 bulk devices described above, designed 

to meet Jhe 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 location, are summarized in a 
subsequent section on supplementary regulations. 
Described immediately below are other special 
bulk devices, related to problems of groups of dis
tricts, particularly residence areas of low density. 

Set-backs for Non-residential Buildings 
and Tall Apartments 

Lowest density Residence Districts are charac
terized by primarily one- or two-family detached 
houses on single lots and are regulated primarily by 
the floor area ratio and by side, re;:p:; lind front yard 
requirements. Within these districts, uses such as 
schools, hospitals, churches and other community 
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PROMOTING FLEXIBILITY AND 
ECONOMY IN CONSTRUCTION 

In 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 
controls, in planning any development, opportuni
ties for flexible design and economical construction 
are offered by alternate combinations of the various 
bulk controls. The major elements whose interaction 
contributes to economy of construction and freedom 
of design are: choice of building height in relation 
to 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 multi-story,apart
ment houses if they are built within the very low 
floor area ratio, as a means of encouraging the 
type of mixed development exemplified in Fresh 
Meadows. 

By the nature of the floor area ratio control such 
buildings must 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 outlook which are appropriate in the very low 
density Residence Districts. Therefore it is proposed 
in the lower bulk residence areas to apply a set
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-I and 
Residence A-2. 

Side Yard Exceptions for Existing Narrow 
Lots 

It is obviously necessary to provide some excep
tion from the side yard regulations to 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 is at least equally important to define 
the situations in a way which will prevent builders 
from creating additional narrow lots and thus mak
ing the basic district regulations meaningless. 

In order to protect the individual who expects to 
build on a narrow lot but to prevent the builder 
from re-subdividing into narrow lots, the side yard 
exceptions for existing narrow lots are phrased to 
apply to "a tract of land which was owned individu
ally and separately from all other tracts of land at 
the effective date of this amended Resolution and 
is still so owned." 

Bulk of Residential Buildings in 
Non-Residential Districts 

Light, air and open space needs are obviously 
quite different 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 
structures. 

This problem has been handled in the proposed 
Resolution by a requirement that for each non
residential district in which residences are per
mitted the residential construction shall conform to 
the bulk requirements of a specified Residence Dis
trict. In most cases the Residence District specified 
has the same floor area ratio as the Commercial 
District in which the residential structure is to be 
located. In a few cases this is not true: in the very 
high bulk Commercial Districts where the permitted 
bulk of commercial buildings is greater than that 
of any Residt;nce District proposed; and in some of 
the low bulk Commercial Districts, where the char-
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acter of the residential area surrounding such dis
tricts carries a residential bulk even lower than that 
of the Commercial District. 

Where a building may be partly devoted to resi
dential and partly to non-residential use it is pro
posed that the bulk regulations controlling the resi
dential part of the structure shall be applied to that 
part of the structure only and not to the non-resi
dential part of the structure. 

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

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 relating 
to court sizes which, in their subject matter 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 is recommended that the Multiple 
Dwelling Law be amended to replace the present 
system of overlapping regulations in both 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 
l\Iultiple Dwelling Law. It is recognized that such 
amendment to the Multiple Dwelling Law would 
involve careful consideration of the effect upon the 
City of Buffalo and upon any other cities which may 
adopt or have adopted Multiple Dwelling Law 
proVlslOns. 
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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 - th~ 
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 f a
cili ties. Although the cost of installing such f acili
ties may be substantial in some cases, the resulting 
savings can, over a period of years, payoff 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 r ules 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 Traffic 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. 'if ' ~: 

In the first report the Traffic 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 WI l, 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 traffic 
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 cut" 



providing access to these facilities can create a dan
ger to pedestrians and slow the movement of traffic; 
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 been subjected to 
extensive special regulations in the present Zoning 
Resolution_ Such regulations over the location and 
the design of these off-street facilities is necessarily 
a function of zoning. 

AUTOMOBILE OWNERSHIP 
The proposed regulations for permitted and espe

cially for required off-street parking have drawn 
heavily on the experience of other cities as ex
pressel 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 country was ana
lyzed. 

An investigation of different patterns of car own
ership in different cities is indispensable as back
ground for the analysis of off-street parking 
provisions and their adaptation for use in New York 
City, or rather for the different parts of New York 
City. Representative ratios of population to vehicle 
registration in typical cities of over 100,000 person~ 
in 1940 were: 

2.77 persons per vehicle in Los Angeles 
3.05 persons per vehicle in Dayton, Ohio and 

Flint, Michigan 
6.6 persons per vehicle in Philadelphia 
7.15 persons per vehicle in Boston 
8.5 persons per vehicle in New York 

In New York Ci ty for 1947, the range by boroughs 
was as follows: 

8.5 persons per vehicle in New York City 
11.0 persons per vehicle in Manhattan 
10.9 persons per vehicle in Bronx 
10.9 persons per vehicle in Brooklyn 

4.6 persons per vehicle in Queens 
4.7 persons per vehicle in Richmond 

Moreover, figures supplied by the Port of New York 
Authority, adjusted to represent the actual car own
ership by boroughs, provide estimates of the per 
cent of families owning cars in Manhattan as 15<;70, 
Brooklyn 32%, Bronx 32<;7c, Queens 48<;70 and Rich
mond 60<,/0. As these figures indicate, in Queens and 
Richmond car ownership is comparable to the situa
tion in the smaller mid-western cities, though not 
quite to the situation in Los Angeles. On the other 
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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.5tIttes. Zoning regulations for off
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 indicates three significant conclusions. Of 
586 cities answering a questionnaire in 1947, 70 
cities had either parking or loading requirements in 
their zoning ordinances, and the Eno Foundation 
has recently indicated that in the last three years 
this number has reached 200 cities. Parking re
quirements in residential areas are usually related 
to the number of dwelling units, and in commercial 
and manufacturing areas to the amount of floor 
space. Of the 70 cities with parking requirements 
in 1947, nearly all had requirements affecting mul
tiple dwellings. The next most frequent require
ments (which were much less common) affected 
theatres, hotels, one-family residences and various 
places of public assembly. Requirements for office 
and manufacturing use were the least frequent. The 
most comprehensive requirements for off-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 sections of that law
still represent a totally different attitude to parking 
facilities to that found elsewhere. There were no 
requirements for off-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 uncertainties of going through adminis
trative proceedings. 

In the proposed new regulations a different ap
proach has been adopted. There is some off-street 
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parking required for almost all uses in all districts 
although in high bulk districts requirements 
alIect 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 whlfr.e ::the hazards 
to both pedestrian 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 
surf aced with a dustless materi al. The Board of 
Standards and Appeals may exempt one-family de
tached res idences from thi s 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 opportuni ty fo r 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 not 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. 



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 densi ty of the di stricts. 

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 apply to conversion of dwellings. For one
and two-family dwellings, 1 space per dwelling unit 
is the standard and the only practical requirement, 
and is logical in view of the f act that in such areas 
often 90 or 100)t , 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 di stricts with a high density (Residence B-4 
through Residence B-7), parking requirements are 
waived for lots under 10,000 square feet and for 
bui ldings 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 f acilities. 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 
differentia tes appropriate bulks in outlying and 
inlying areas, the requirements start at 70% 
rather than the 50510 which is tied to the present 
inconsistent mapping of the area zoning. In the 
intermediate di stricts, there is more gradation of 
density, and so of parking requirements, than 
under the existi ng Resolution. The provisions fo r 
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 locati on of garages in rear yards and in 
large-scale projects is controlled under the proposed 
Resolution by the adoptiqn of usable open space 
devices, the only additional regulations on location 

PARKING SPACE AND PARKING GARAGE IN A LARGE-S< 
RESIDENTIAL DEVELOPMENT. 
Fresh Meadows, Queens, a development of the New York 
Insurance Company. Voorhees, Walker, Foley and Smith, Archi 

of garages which are necessary are regulations that 
a garage may project not more than 5 feet into a 
required f ron t 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 perm itted, 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 1 created 
,",-- ....•••.. ,.---

1. In thi s Heport the word nui sances is frequently 
used to refer to objectionable influen ces -'- such as small 
noises, \-ibralion, odor, etc. - in relation to zon ing and 
is not necessarily used in the It' gal sense. 
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EET PARKING ON THE ROOF OF A 
;TORE IN QUEENS. 
3Cy 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 provideJor 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. 

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
moti ve 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 
area and location by district. In outlying parts of 
the City most structures with commercial and manu
f acturing 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 pai'k
ing, and the amount required is roughly equal to one 
full floor of such building. 

Requirements 

The parking requirements f or New York for re
tail and commercial uses in the outlying areas gen
erally approximate those required by cities which 
have recently revised their zoning ordinances and 
insti tuted pa'rking requirements. In Detroit, 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 feel 
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 f ee t, while Los Angeles has a re-
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quirement of 1 for every 1,000 square feet above 
7,500 square f eet of floor area. These are substan
tially similar to the New York proposals for the 
medium bulk areas. 

Within Residence Retail Distri cts 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 floo r 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 Distri cts, for every 1,000 square feet 
of space in such use not on the ground floor. The 
lowest parking requirement and the hi ghest star ting 
point apply in the highest bulk restricted Commer
cial and Light Manufacturing Distr icts. In th ese 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 di stricts and 1,000 
feet in the higher bulk di slricts. The regulat ions for 
the highest bulk di stricts are fram ed in an attempt 
to avoid penalizing the larger structures. No off
street parking space need be furni shed 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 floo r 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 office building is one space per 2,000 
square f eet above] 50,000, the building would have 
to be provided with a minimum of :)7 off-street 
parking spaces. 

It 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 
consi stent with the trend toward the voluntary pro
vi sion of par king fa ciliti es 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 
pa rking 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-st reet pa rking fa cil ities to thei r business. Auto
mobile ownership is increasing and the tendency to 
shop by automobile is continual! y growing. If the 
retail locations are to continue to thr ive they must 
adapt themselves to the needs of the automobile. 
Tbe 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 var ious retail, commercial and manuf actur
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 f aci] ities 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_ 

61 



PLAN FOR REZONING 

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 fo r loading facilities 
varies between low bulk and high bulk districts in 
the City. Third, it appeared that the requirements 
should be ex tended to include office buildings, al
though the quantitative requirements for such f acili
ti es 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 traffic near crowded street corners, no permitted 
or required loading ber th may be erected within 25 
f eet 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 
, 'alue of off-street loading requirements for new 

TRUCK CONGESTION, 
Street in garment area completely blocked by +rucks parking and 
loading at curb. 



i ~ ()n~lruetion, no one expects the City's commercial 
urea~ to be completely rebuilt within the foreseeable 
[u turc. If provision of off-street loading f acilities 
mLl ~ t wait upon such reconstruction, the problems in 
most areas will remain with us. A study was there
fore made involving the practicability of requiring 
olT-street loading f acilities in existing build ings. 

As a result of a review of the examples of such 
ill~ tallations in the records of the Department of 
I-lousing and Buildings, a very thorough study was 
made of 16 buildings in which off-street loading 
faci lities were installed in recent years, with a 
sketch of each and an analysis of the cost, where 
po~sible. This study indicated that it is practical to 
requ ire the installation of off-street loading facili
ti es 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 requi rements 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
f acturing 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 add itional 100,000 square feet 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 furni sh one berth 
for up to 300,000 square feet and one for each 
additional 300,000. Exist ing 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 di stricts wi th 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 

TRUCK CONGESTION. 

OFF-STREET LOADING BERTHS SPEEC 
ERATIONS AND REDUCE SHIPPING Ct 

Sidewalk storage and curb loading reduces efficiency of New York 's 
wholesal e produce market. 



REET LOADING. BERTHS REDUCE CONGES· 
ay FREEING STREETS FOR MOVING TRAFFIC. 

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 exi sting 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 l ists 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 ber th. 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 di stricts must pro
vi de one off-street berth; one addi tional 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 ~he present 
section. 

NON-CONFORMING USES 
The Problem; Precedent Frornt:>ther 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 
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vine but tend to prosper, because zoning has given 
them a monopoly in restricted neighborhoods. Con
llequently, a series of stricter regulations have be
eome widely accepted in American zoning practice. 
However, the New York provision as to non-con
fo rming uses has not been changed much. The pres
I ~n t proJlosals are designed to bring the New York 
Resolution into line with practice elsewhere. The 
prevalent practice is based on the principle that, 
whi le 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
eonfo rming uses are therefore permitted to continue, 
hut 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 Distri'cts 
heavy commercial and amusement uses could 
change to local stores and offices; and in Residence 
Retail Distr icts manufacturing uses would be per
mitted to change to commercial establishments, and 
so 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 
SOre 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. 

Thi rd, 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 
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STABLE SURROUNDED BY RESIDENCES 
Fe·ur-story stable surrounded by residences, photographed as an 
example of the need for zoning in 1916, still 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. 
manufacturi'ng and storage processes constitute too great 

er 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 iml1},ediate abate
ment - and these have been upheld in coud
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
troactive 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: 
eM 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 reI. 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. f 



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, Webster Avenue in 
the Bronx - were so hopelessly peppered with 
non-conforming uses as to throw doubt on the rea
sonableness of a proposal requiring elimination of 
such uses. After further analysis by the mapping 
staff, it was decided that such areas could not be 
properly mapped either for residence (requiring 
the elimination of manufacturing uses) or for 
manuf acturing (prohibiting further residential de
velopment). The Commercial-Manufacturing Dis
trict, permitting residences, commerce, and certain 
types of manufacturing, was developed as a tem
porary expedient for these areas where the present 
blight and mixture of uses is so acute as to defy a 
cure by zoning. Third, non-conforming industrial 
uses were scattered about in the olher inlying resi
dential areas frequently enough to create nui
sances, but not so heavily as to east doubt on the 
reasonableness of their termination. 

BUILDINGS NoN-cONFORMING 
AS TO BULK 

Although existing buildings of excessive size may 
overshadow so as to 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 proposed Resolution, 
such buildings would be permitted to continue in 
use, subject to normal repairs and structural altera
tions. However, no alterations would be permitted 
to increase the floor area ratio beyond that specified 
for the district, or to encroach upon existing yards 
or upon space for light to legally required windows 
in violation of the new requirements. 

SIGNS 
Since the need for and the appropl'iateness of 

signs varies more or less directly with zoning dis
tricts, the most important regulations of signs in the 
City of New York have been included in the present 
zoning ordinance, although elsewhere such provi
sions are often in a separate law. TInder these regu
lations, passed in 1940, billboards over 500 square 
feet (mainly business signs) are excluded from all 
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use districts except Unrestricted and Manufactur
ing; and various other restrictions are set forth. 
These regulations are reasonably satisfactory, and 
the present proposal is primarily concerned with 
adapting them to a new scheme of districts, particu
larly to Residence Retail. 

The proposals for permitted accessory signs in 
Residence Districts closely follow the existing Reso
lution, and analogous provisions in many zoning 
ordinances are substantially the same. In Residence 
Retail Districts, accessory business signs up to a 
limited size are permitted, and illuminated non
flashing accessory business signs as well, subject to 
restrictions on their height and degree of projection 
over the street. In Commercial A Districts, the regu
lations are similar but, in view of the special char
acter of the area around Fifth Avenue in central 
Manhattan, the exclusion of all lighted signs is 
added. In the remaining Commercial Districts (ex
cept in Commercial B-6 and Commercial C) and in 
Manufacturing A Districts, the proposed regula
tions are modelled closely on restrictions for Busi
ness Districts in the present ordinance, permitting 
fairly large business signs. In the Commercial B-6 
District, designed for Times Square, regulations 
permit both accessory business signs and advertis
ing signs without restriction, and this is the distinc
tive mark of that district. The same regulations are 
in effect in the Commercial C District, designed for 
Coney Island and similar areas, and in Manufactur
ing B, C and D Districts. 

Retroactive regulations limit the life of certain 
non-conf orming signs in Residence and Residence 
Retail Districts. 

SPECIAL REGULATIONS ALONG 
DISTRICT BOUNDARIES 

Where a more restrictive district abuts a consid
erably less restrictive district, there must be some 
means of protecting the former from nuisances asso
ciated with the latter but without undue hardship 
to uses in the less restrictive district. 

Where a non-residential district meets a Resi
dence District, special bulk limitations are pro
posed, with the requirements of the more restrictive 
district carrying across the border of the less 
restrictive. 
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)RY OPPOSITE RESIDENCES 
,tions are proposed which would protect residehces located 
sidence Districts along the boundaries of non-residential 
's by special controls of non-residential uses and bulk near 
istrict boundaries. 

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

Where a Manufactur ing C or D District abuts a 
Residence District, it is proposed to restr ict the uses 
permitted within the first hundred feet of depth of 
the Manufacturing District to those permitted in 
Manufacturing B Di stricts. 

Other regulations govern the location of access to 
parking and loading spaces, of entrances to business 
establi shments 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 ad~erse 
court decisions, such regula,tions, . if properly 
worked out, may be said to rest on the protection 
of public safety, always the stJiongest basis for 
police power regulations. If the constitution permits 
restriction of the height and size of buildings in 
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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. 

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

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 modifi ed 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 r eorientation 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 
wi se provision for the future, it is prudent to impose 
height controls all around the airport. 

In detail, the proposed regulations use two height 



control devices. Under the first, 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-quarter" 
of a mile from such boundary, and 70 feet high in 
the area between three-quarters and 2 miles. In 
effect, the last provision guarantees the right to 
build a 6-story apartment building anywhere ex
cept wi thin three-quarters of a mile from the ai r
port, but prevents the construction of ] 2-orl4-story 
buildings, by averaging the light angle or other
wise, within the two-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 airport level. 

However, because of the variations in terrain in 
several industrial areas around airports, especially 
around Flushing, the application of the above regu
lations was found to be unduly restrictive. It was 
therefore decided to add a second height regulation. 
Under this provision, a building may take advan
tage of the relatively low terrain and rise up to an 
inclined plane based on an angle of 50 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 

tlEARLST ltD,,!. 
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horizontal plane one hundred and fifty feet higher 
than the elevation of the airport at its nearest 
boundary. 

As a result of a new Technical Standards Order 
issued by the Civil Aeronautics Administration in 
April, ]950, further refinement of the airport zon
ing regulations became necessary, and again this 
was worked out in conjunction with representatives 
of the Port of New York Authority and the Civil 
Aeronautics Administration. Because of the in
crease in speed of the larger new airplanes, the 
Civil Aeronautics Administration has decided that 
it is necessary to have additional protection beyond 
the two-mile mark, especially for instrument run
ways. It was felt that it would not be reasonable to 
provide protection by zoning beyond the three-mile 
mark. Accordingly, it is proposed that between two 
and three miles from the edge of major airports, the 
highest projection of any structure shall not rise 
above a sloping plane of 40 to 1 projected at the 
2-mile mark from a horizontal plane one hundred 
and fifty feet above the elevation of the airport. A 
detailed analysis of the terrain between two and 
three miles indicates this regulation would not im
pose any hardship at any point around LaGuardia 
or Idlewild Airports, and it was therefore proposed 
that such regulation should extend all around, for 
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HEIGHT OF BUILDINGS AROUND MAJOR AIRPORTS 
A six-story building may be built anywhere except within % of a mile from the airport, and 12- to 14-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 I :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 tbe fan s 
extending out from the ends of the runway; amI 
within these areas the Planning Commission may 
prescribe the conformity with the Civ il Aeronauti cs 
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 Ci ty 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 existing restr ictions on the location of ga
rages and fi lling 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 conti nued, 
in clearer form and with a few modifications. 

First, the application of the regulations to hos
pi tals 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 restrict ion be applied against acces
sory parking and loading facilities, except where it 
is impossible to design exits and entrances outside 
of the restricted area. 

Advertising 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 faciliti es. It is repeated in the present 
proposal, prohibiting billboards within 200 feet of 
an arterial highway or public park ~;2 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 

1. A devi ce modified fro m 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 b.e prohibited 
within specified distances of schools, pa rks and hospItals. 



PROPOSED ZONING DEVICES 

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 1947-48 period I 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 f acili ties are provided which are an 
asset to 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 apphcation 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 floor 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 largel y 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 density in areas where a substantial 
amount of streets is closed, control of the spacing 
of buildings withip 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 



section of the City in which it is located. Second, 
in some instances, additi onal flexibility is necessary 
in the use regula tions, par ticularly since projects 
usually involve considerable re-planning of streets 
and re-designing of an area. 

The purpose of control by floor area ra tio 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 congr9tfpn of trans
portation, schools, social and recrea tional fac iliti es, 
public utili ties and services. The speci fic problem 
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IN LARGE-SCALE PROJECTS SPECIAL BUILDING SPACING 
CONTROLS ARE NECESSARY_ 

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

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 
Inco rpo'rated. 

of floor area ratio control in large-scale projects 
ari ses primarily because of the latter consideration. 

Super-block development in a normal large-scale 
project makes possible many of the major advan
tages of such a project - greater amenity, more 
protection fro m 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 permit the m e of all such land 
for building, a considerably greater congesti on will 
result f rom super-block development. Since between 



10 and 155"0 of the total area of a large-scale proj
ect is usually l~nd 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 large-scale project, 
it is equally importanf to encourage large-scale 
construction. It is therefore proposed that one-half 
of the additional land pro vided 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 0;0 
of the total area, only 1/2 of each 1 % over 67% 
may be counted in the net si te to determine the 
permitted floo r area ratio. Thus, while the regula
tions do provide a substantial incentive to build 
large-sca le projects, they also provide some control 
over the addi tional increments of density resulting 
from large-scale development. 

Spacing of Buildings 
\Vhile floor area ratio and usable open space are 

equall y appli cable to small and large-scale con
struction, traditional space control s - based on the 
assumption of single-lot development-break down 
compl etely in regulating such large-scale develop
ments. For the interior of super-blocks, what is 
needed is a control over spacing hetween building 
walls, without reference to lot lines. Such a control 
should be designed to requireil~l!.!_~ch light and a ir 
between adjoining buildings in s ur;e~~blocks as re
qui red for buildings along public streets and at the 
same time to permit maximum flexibility in site 
planning to take ad vantage of orientati on, topogra
phy, and simil ar factors. The cont rols should also 
be as easy as possible to understand and apply, and 
should avoid di ctating stereotyped pUtnning. 

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 lo ts . For one-family 
detached house developments, spacing devices are 
based on lot area per dwelling. 

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 

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
yanced notice to the interested City Depar tments 
may leave serious inadequacy of Ci ty services, 
such as sehools. ·· 

It is therefore proposed, f or residential develop
ments over a certa in size, the developer shall be 
required to inform the Planning Commiss ion, and 
the Planning Commission shall ascertain from the 
other City Agencies either (a) that suffieient facili
ties are already available in the area, or (b) if not, 
that the Ci ty 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 invol ve 
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SCALE PROJECTS REQUIRE COMMUNITY 
rlES ON SITE. 

School in Fresh Meadows development of the New York 
;urance 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 faciliti es, and fo r Capital Budget recommenda-
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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 
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 sp~cial 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 ana 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 
City 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 nUI]lber; 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. However, 
New York City is a complicated organism and it was 
clear at the outset that the number 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-I and Residence 
A-2) limit new dwelling construction to one-family 
detached houses. Seven districts (Residence B-l 
through Residence B-7 - also called General Resi-

usual combinations of uses in order to conform to 
existing conditions. Also there were reasonable reo 
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
f ares as Fifth A venue, A venue 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 been largely ig
nored in the present zoning. 

Reasonable demands, growing out of these con
ditions, and which have been repeatedly brought to 

JI 

the attention of the City Planning Commission in the 
past, have been difficult to meet heretofore 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 reo 
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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PLAN FOR REZONING 

intended to give freedom of design with respect to 
changing and improving building forms. Floor area 
ratios also indicate approximately the permitted 
levels of population density. 

w the Districts Embody the 
oning Devices 
Bulk Controls. Since the floor area ratio is the 

basic control in General Residence Districts, vary
ing considerably from one type of area to another, 
its 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 natural light at the 
rear of buildings may be (in blocks which are 
wholly developed under the terms of this Resolu
tion) equal to that obtained on the street side on 
typical 60 foot streets. Side and front yard require
ments vary among the districts. 

New residence construction will be required to 
provide a specified amount of usable open space for 
each dwelling unit in all except the highest bulk 
district (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 set
back regulations are proposed for tall buildings in 
the lower density districts. 

Off-Street Parking and Loading. Off-street park
ing requirements apply to all Residence Districts -
the amount of required parking decreasing as the 
density increases. For the low-density districts, 
through Residence B-3, one space per dwelling is 
required for one and two-family dwellings not hay
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 
districts, Residence B-4 through Residence B-7, no 
parking is required for developments on lots of less 
than 10,000 square feet or for developments whose 
total parking requirement would be less than 10 
cars. 

The ratio of required parking sp~ces to the num
ber of dwelling units in the development is as 
follows: 
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District 

Residence A-1 and Residence A-2 
Residence B-1 
Residence B-2 
Residence B-3 
Residence B-4 
Residence B-S 
Residence B-6 and Residence B-7 

Percent of 
Required 

Parking Spaces 
""-- -~--------~---

100ro 
70ro 
60ro 
SOro 
40ro 
30ro 
20%, 

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

Off-street loading facilities are required for cer
tain non-residential uses. 

Permitted Non-residential Uses 
Proposed Residence Districts would permit two 

types of non-residential uses which provide inci
derital services for residential development: 

Accessory uses, and home occupations on 
residential plots; 
Residential service uses such as schools, li
braries, churches, hospitals, community cen
ters, etc. 
The residential service uses permitted 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 General Residence 
Districts (Residence B) all the appropriate com
mon residential service uses would be permitted. 

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

Inclusion of all facilities which have a neigh
borhood or community service aspect, with 
the exception of shopping.1 
Inclusion of all communitv facilities with en
vironmental needs simila~ to those of resi
dence, and which provide essential services 
such as health and education. 
The present Zoning Resolution permits in Resi

dence Districts practically all non-commercial fa
cilities in the categories described above, and it 

1. Neighborhood shopping facilities would be provided 
in Residence Retail Districts, mapped within Resi
dence Districts, as described in a later section of 
this Chapter. 



seems desirable to follow this established pattern in 
so far as possible. However, since some other cities 
have not followed thi s 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 traffic. 

Conferences with hospital officials have dis
closed a trend in hospital policy which has di rect 
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 
di stinction in zoning can or should be made as to 
general or other hospi tal f acili ties. 

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 ' 
structed in Riverdale are essential to the home environ men 

The policy of hospital authorities has its counter 
part in the policies of the Board of Education and 
Depar tment 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 dis ti nctions 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 whi ch 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 li ght of recent legal decisions 1 it appears un
likely that permitting public and prohibiting pri
vate institutions will be upheld in court. 

-- i~S;;-S~ate v. Northwestern Preparatory School, 223 
Minnesota 363, 37 North Western (2d) 376 (1949). 
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)SED RESIDENCE A-I DISTRICT. 
Imily detached residences typical of the proposed Residence 
;strict, Jamaica, Queens. 

SED RESIDENCE A-2 and B-1 DISTRICT. 
ew homes in Queens are characteristic of one-family resi
in the proposed Residence A-2 and Residence B-1 Districts. 

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 thejhterest of the 

'f ' ': r 
neighborhood, and when the nature of such a con-
trol is understood. Effective contr.ols are of course 
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imperative. In the proposed Resolution they include 
the requirement that non-residential facilities shall 
not exceed the bulk allowance of res idences 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 
the Present Resolution 

The present New York Zoning Resolution con
tains twelve area districts which are mapped in con
junction with Residence Distr icts; 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 ~over less than 
3,000 acres. As shown in Chap,ter 7, such reduction 
in the peririitted bulk and population capacity of 
Residence Districts leaves ample leeway for all 
anticipated growth of the City. 

ONE-FAMILY DETACHED RESIDENCE 
DISTRICTS 

In both Residence A-I and Residence A-2 Dis
tricts, residential construction is limited to one
family detached houses. The distinctive bulk con
trol is regulation of the side yard ~idth, 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 single-family de

velopment where present construction is on some
what narrower lots. It requires two side yards with 
a combined width'of thirteen feet. It is mapped in 
areas of the present G-l District. It is assumed that 
extensions in the future would be made only on 
request of residents. 

Basis of Yard Requirements 
Since the distinguishing features of Residence A 

Districts are the side yard provisions, recent land 
JUl11Clll" in the City were studied to establish 

ds in line with good current practice. 

ations were prepared 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. 
Lot widths varied as follows: 

Feet Percent Cases 

35 or less .................................... 8 
36 to 40 ..................................... .44 
41 to 50 ...................................... 25 
Over 50 ...................................... 23 

Combined width of side yards showed this dis
tribution: 

Feet 

10 and under .............................. 13 
11 to 15 (mostly 

13, 14, 15) ............................ 42 
16 to ]9 ...................................... 12 
20 and over ................................ 33 

Houses with lots 36 to 40 feet wide - nine
tenths of these were 40 feet - showed a pre
ponderance of side yards at 13, 14 and 15 feet. 
Very few houses with such lot width have side 
yards outside this range. For lots over 40 feet 
(most of these were between 50 and 75 feet) 
there is more scatter in yard width: from 15 
to 30 feet, with the major concentration in the 
20 to 24 foot groups. 

PROPOSED ZONING DISTRICTS 

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

Feet Percent Cases 

Under 13 .................................... 4 
13 .............................................. 27 
14 ................................................ 26 
15 and over ................................ 43 

These data indicate the following conclusions 
with respect to yard provisions: 

That two zoning districts are justified: one based 
on lots around 40 feet wide, the other on lots of 50 
feet and up. 

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

That combined side yards of 20 feet or more are 
sufficiently common to warrant a district with a 20 
feet minimum requirement providing the same 
degree of side yard amenity as the present G Dis
trict. Such requirement, however, should be freed of 
the provision in the G District which permits con
siderably narrower side yards if the lot width is 
less than 50 feet; and the proposed regulations are 
designed to eliminate this weakness. 

The study cited above also supplies data for 
framing the regulations for yard width exceptions 
for narrow lots. The data show a preponderance of 
lots around 40 feet or 50 feet in width. Therefore, 
in the Residence A-I District, with the wider side 
yard requirements, exceptions for narrow lots 
start with lots less than 50 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 lot. With a 20-foot combined yard, 
for instance, each side yard shall be ten feet. The 
proposed regulations would allow a minimum side 
yard of five feet in both Residence A Districts, mak
ing possible a combination of fiYe and eight fool 
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yards in Residence A-2 Districts and a combination 
of five and fifteen feet in Residence A-I Districts. 
It is 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 face each other across a ten foot space but 
windows of living areas would be separated by 
thirty feet. 

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

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

GENERAL RESIDENCE DISTRICTS 
The seven General Residence Districts permit, 

subject to the basic regulation of floor area ratio, 
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 set-back regulations in the lowest bulk 
districts. 

Residence B-1 
This lowest density General Residence District 

has the same floor area ratio (0.5) as the One
Family Detached Districts. Since side yard regula
tions are included, this district safeguards the con
struction of single-family houses and yet permits 
construction of duplexes, garden apartments and 
other forms of low density housing. 

Examples of garden apartments in approximately 
this bulk class are Oakland Gardens and Glen Oaks. 

This district is mapped in much of Richmond; in 
the Flatlands Section and Bay Ridge in Brooklyn; 
in the outer part of Bayside, Little Neck, Howard 
Beach and St. Albans in Queens; and the Country 
Club Area in the Bronx. 

Factors in Designing the District. The formula
tion of a General Residence Distri~t. ~<> 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 on 
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 controls 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 floor area ratio and by open space permitting 
lawns, trees and inner-block vistas. This sense of 
space and repose is not tied to anyone 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 ofdiff erent sizes and different stages in 
the family cycle, and may contribute much to the 
enrichment of community life. 

A General Residence District relates the total 
population capacity of a low density 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. Garden 
apartments and row houses, for example, may be 
identical except for tenure on an ownership or ren
tal basis. Zoning administration has been plagued 
with problems of definition and interpretation aris
ing from progress in techniques of building and 
design. It seems unlikely that builders will become 
less creative; the answer appears to lie in framing 
districts that will not 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 
thi s 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 at 
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.blocf 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 thi~k is a 

flexible, foresighted revis ion of the present ordi
nance, will undoubtedly become the subj ect 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-I , Residence A-2 and Resi
d~nce 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 f avors them. 

Residence B-2 
This district, with a floor area ratio of 0.8, it! 

designed primarily for the typical higher bulk row 
house or garden apartment. Study of the charac
teristic floo r area ratios occurring with these forms 
of construction showed that they often fall as low 

PROPOSED RESIDENCE B·I DISTRICT. 
A row of attached dwellings in Sunnyside, Queens, iIIustra 
proposed regulations for the Residence B· I District. 

PROPOSED RESIDENCE B·2 DISTRICT. 
Combining" two- and thirteen-story buildings with ampl. 
space, a project which meets the requirements of It Re 
B-2 District. Fresh Meadows, Queens. 



OSED RESIDENCE 8-3 DISTRICT. 
amily houses in Queens typical of older areas proposed 
sidence 8-3 Districts with maximum f1oo'r area ratio of 104. 

OSED RESIDENCE 8-4 DISTRICT. 
housing development representative of the proposed control 

Isidence 8-4 Districts most often built at 6 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. 

Safeguard,s 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 8-5 DISTRICT. 
Characteristic of a Residence 8-5 District in both floor area ratio 
and location is Parkchester project of the Metropolitan Life Insur
ance Company. 



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 densi ty 
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 " GiJY 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 8-4 
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 8-4 DISTRICT. 
Fioor area ratio of 2.4 produced by six-story build ings at 4O~o coverage or eight-story buildings at 30% COy. 



PLE OF MAXIMUM PERMITTED DEVELOPMENT UNDER PROPOSED RESIDENCE 8-5 DISTRICT. 
gs of six- and twelve-stories with coverage of approximately 60% and 30% respectively achieve 
i floor area ratio of 3.5. 

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

;. ' f 

Examples of current large-seilg development 
which, with varying floor area ratios.fall well within 
this district are: Thornycroft Apartments, Queens 
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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 



ALTERNATE TREATMENT OF THE RESIDENCE 8-5 DISTRICT. 
Fourteen-story building at 25'10 coverage achieves a floor area 
ratio of 3.5. 



)SED RESIDENCE 8-6 DISTRICT. 
development of 13 stories at about 35'7'0 coverage meeh 

opose,d requirements of a Residence 8-6 District with un
open space for this Manhattan location, Sutton Terrace 
,ents. H. I. 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 trapspor
tation faciliti~s and which are scheduled for rede
velopment".~such as Corlears Hook. The district is 
also mapped in Long Island City i.n Queens; Wi I
liamsbridge and Morrisania in the Bronx; Crown 
Heights and outer Eastern Parkway in Brooklyn. 

Residence 8-5 
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 8-7 DISTRICT. 
Existin9 development typical in area proposed for hi9hest bulk 
Residence District, Residence 8-7 with maximum floor area ratio 
of 10. Gracie Square, Manhattan. 



EXAMPLE OF MAXIMUM PERMITIED DEVELOPMENT UNDER THE PROPOSED 
HIGHEST BULK IN RESIDENCE DISTRICTS. 
Floor orea rotio of 10 obtained here with 20'story building at 50,},o coverage or I 
buildings at approximately 65% coverage. 

the typical 6 story building seems to provide tbe 
minimum acceptable amenity for any widely map
ped district. Therefore, a figure of 3.S 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-S 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; 
ar~und Prospect Park in Brooklyn; Lower East 
Side and Harlem in Manhattan. 

Residence 8-6 
With a floor area ratio of S.O, 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.S 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 8-01' lO-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 floor 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 

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 amo~nt~ of 
open space in connection with the dwellings. 

The mapping of this distr ict is limited entirely to 
areas of high income, high land values and high 
bulk: examples / are Central Park West, Central 
Park South, Fifth I nd Park Avenues from 59th to 
96th Streets, and Murray Hi.!l, all in Manhattan. 

DISTRICTS ASSOCIATED WITH RESIDENCE 
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 f ree from offense. Many such activi
ties no . longer engender the nuisances comJ;llonly 
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-

dences. Uses permitted include medical and optical 
goods and watch manufafturing; The permits men
tioned above would be granted to specific establish
ments and are n<?t transferable. Bulk regulations 
proposed for manufacturing estab1ishments 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 thes(Jutheast border of Queens next to New 
York , International Airport and in the lowland 
south of Fort Wadsworth in Richmond. 

RESIDENCE RETAIL DISTRICTS 
Resid,ence 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 .tJ;te 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 D15TRICT. 
With the strict controls over use, bulk and la ndscaping set forth 
for RM Districts such establishments as the Sylvania Laboratory 
in Queens shown above can be an asset in some residential areas. 



within Residence B-6 and Residence B-7 Districts, 
in amounts varying with the controlling Residence 
District. 

Since these districts serve and are a par t 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 
activiti es not permitted include : 

Processing, servicing or sale of goods not 
expected to be consumed or used entirely in 
the surrounding neighborhood. 

Any other activity, such as large-scale com
mercial amusement, causing vehicular or 
pedestrian congestion beyond that normal to 
the neighborhood. ... 

Receipt, storage and re-delivery hy dealers of 
heavy hulk 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 he general
ized as follows: 

When mapped within Residence Districts with 
maximum floor area ratios of 0.8 or less (Resi
dence A-I, Residence A-2, Residence B-1, 
Residence B-2 and Residence-Restricted Manu
f acturing): retail estahlishments with 3,00D 
square feet of floor area or more shall pro
vide one parking space per 300 square feet. 

When mapped within the Residence B-.'3 Dis
trict with floor area ra tio of 1.4 : retail es tah
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 estah
lishments of lO,OOO square f eet of floor area 
or more shall provide one parking space per 
1,000 square feet. 

When mapped within the Residence B-S Dis
trict with floor area ratio of 3.S: retail estah
I ishments of lS,OOO square feet of floor area 

LOCAL SHOPPING STREET IN RESIDENTIAL AREA. 
The proposed Residential Retail Districts are desi9ned to 
the development of pleasant retail facilities at selected 
convenienty accessible to the residential areas they ser' 

or more shall provide one parking space per 
1,SOO 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 requi rements 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-S, Resi
dence B-6 and Residence B-7 Districts. In the first 
group of districts, retail uses in new huildings with 
8,000 square feet or more of floor area and existi ng 
huildings with lS,OOO feet or more must provide 
at least one loading herth. In the higher density 
districts, the loading regulations apply to new re
tail structures with 2S,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 f rom the street line. With the 
exception of Residence Retail B, Residence Retail 
Districts are mapped at ISO f~ot depth to provide 
space for parking and larger stores and therehyto 
contrihute to the increased stability of these shop
ping locations. 
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Residence Retail A 
This district is 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
trict/?, there is insufficient buying power to support 
stores and services not providing daily necessities, 
this district has the most restr~ictive use list of any 
Retail or Commercial District - permitting chiefly 
groceries, drug stores and other establishments 
which are used for daily shopping. The permitted 
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 to a large extent on automobile 
trade, ample off-street parking provisions are 
recommended. To facilitate such parking, this dis
trict is mapped to a depth of 150 feet from the 
street, where possible. This district is found chiefly 
in Staten Island and outer Queens. 

Residence Retail B 
Where considerable but scattered retail activity 

precludes rezoning for residence but would not jus
tif y the general shopping facilities of Residence 
Retail C, 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 
clusttrs zoned in Residence Retail C, Residence 
Retail B is mapped only 100 feet deep, and the 
maximum size of stores is limited to 2,000 square 
feet. 

The Residence Retail B District is designed to be 
mapped in Residence B-'t through Residence B-7 
(floor area ratios 2.4 to 10.0). It is found 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, notJimited to the 
needs of domestic consumers. The ~roposed districts 
are divided into four groups. I) The Restricted and 
the General Commercial Districts are designed 
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,.. ln medium density 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 A venue 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 Districts. It is the basic district used 
to provide space for all types of retail functions in 
Residence Districts, and (in properly separated 
clusters) to supplement Residence Retail A in the 
lower density districts. In keeping with the pre
dominant 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
denee Retail B, the laek of restrietion on store sizes 
makes this distriet the eharaeteristie neighborhood 
shopping eenter with supermarkets, large variety 
"tores, applianee stores, etc. 

Wherever possible, Residenee Retail C is mapped 
to a depth of 150 feet in clusters of several bloeks 
frontage. The purpose is to aeeommodate larger 
stores and to provide spaee for l!teeessory parking. 
Sueh parking, however, is required only for Resi
denee Retail C areas within the lower density Resi
denee Distriets. 

primarily for retail and offiee uses. 2) The Com
mereial Amusement Distriets are designed for large
seale amusement areas, and thus have praetieally 
no restrietions on signs. 3) The Heavy Commereial 
Distriets are designed ehiefly to provide space for a 
variety of automotive and miseellaneous repair 
serviees. 4) The Commereial Manufaeturing Dis
triets are designed as temporary, or interim, zoning 
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for areas so mixe~n use with housing and manu
f acturing 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 
c:hara<;ter of commercial development. First, the 
natural tendency of comme~cial activity to concen
trate in relatively small a~eas 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 sho\yn tha("l~rge-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 
f or 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 distr icts 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 distr icts, of which the first 4 are mapped in 
lOO-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 
District 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 b, 
with less ground coverage wHi continue because better rents I 

obtained for space wIth full access to. light and air."-Speeia 
mittee to Study Effect of Rezoning on Assessments. July 1950 
Lev~r 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 fr.ontage so as to 
create extended ribbon development. Concentrated 
commercial cente~$ 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 thi s 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 distr icts are mapped they are per
mitted to develop in greater depth than heretofore. 
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I COMMERCIAL A-I DISTRICT. 
ng bulk regulations for commercial and residential 
n the proposed Commercial A-I District are illustrated 
'ke-Bernet Galleries and the Carlyle Hotel at Madison 
j 76th Street in Manhattan. City Investing Corporation. 

Thi s 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 f eet 
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 Distr icts 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 res idence from the 
possible nuisances generated by heavy commercial 
uses. 

RESIDENCE IN COMMERCIAL 
DISTRICTS 

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 flo or area 
ratio as the Commercial Districts involved. All 
hotels in Commercial Districts are required to f ur
nish light access units in the 40-foot wedge f or light 
category. 

RESTRICTED COMMERCIAL DISTRICTS 
These distr icts, 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, etc. 
While these activities dominate these areas, numer
ous auxiliary services are also found, such as small 
pr inting, photographic and photostatic services, and 
custom tailoring, dressmaking, millinery, and jew
elry manufacturing. In view of the distinctive char
acter of these areas, the use regulations prohibit 
objectionable factors, such as glaring signs, 
theatres, pawn shops and the various automotive 
serVIces. 

These districts which are quite similar to the Re
str icted 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 f rom use of 
ground floo r store frontage. They may locate on a 
floor above or below the ground floor or on the 
ground fl oor, but not within SO feet from the front 
property line, and may have no display window 
f acing on the street. Typical uses so regulated in
clude bakeries, shoe repair shops, dry cleaners, 
public auction rooms, eating and drinking places 
wi th entertainment, and all permitted manuf actur
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 lOra of the floor area 
of any permitted retail or whol~sale establishment 
may be used for such purposes ~nd no machines of 
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'OSED COMMERCIAL A-3 DISTRICT. 
'estricted Commercial A-3 District with a maximum floor area 
of lOis 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 BROOKL Y,N IS 
ALSO PROPOSED AS AN APPROPRIATE LOCATION FOR THE 
RESTRICTED COMMERCIAL (CA-3) DISTRICT. 

more than liz horsepower may be used in such func
tions. It isonly 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-I 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 a60-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-I District 
Floor Area Rati<r-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 oUT. Madison A venue ab~ve 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 
permi·ts 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 b\.!ildings. In these cases no 
commercial uses are permitted above the ground 
floor. 

This district .should have a very beneficial effect 
on Madison A venue 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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., 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-1O.0 for all uses. 
Rear Y ard-30 feet. 
In the area surrounding but not including the 

highest bulk commercial center there are many 
hotels, apartment hotels and residences mixed wi th 
some office uses. In order to protect this residence 
and not discourage office uses within this area, this 
distr ict 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. 

MODEL SHOWING BLOCK DEVELOPED UN DE 
CONTROLS FOR EITHER PROPOSED COMMERC 
OR 8:-5 DISTRICTS WITH FLOOR AREA RATIO! 

Commercial A-3 District 
Floor Area Ratio-lO.O. 
Rear Y ard-lO feel. 
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 Yaid-lO feet. 
This, the highest bulk Commercial Distr ict, 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, t}1ese areas are 
not solidly built up at the very li4~Hht 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 maystill be 
an economic level for the builder and owner. The 
mapping of this highest bulk district is tonfined to 
locations where property values arid existing build
ing bulks demand a high Hoor 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 II 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 th~ 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 th'e 
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 (floor 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 exis ting 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 Consulta.r:tt'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
tion from their report is inserted here for its bear
ing on the subject. 

CURRENT HIGH BULK OFFICE CONSTRUCTION, 
Illustrative of current construction in the Grand Central /J 
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 gre?-t 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. 
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PLAN FOR REZONING 

855 Avenue of the Americas (30th Street) 
Crowell-Collier Pub. Company Bldg. 
225 Fifth A venue 
Rockefeller Center (entire project) 

:McGraw Hill Building 
New York Life Building 
New York FurnitO{lfe Exchange 
Port of New York Authority Building 
Tishman Building 
Equitable Life Assurance Society Building 
Western Union Building 
505 Park Avenue (59th Street) 
100 Park Avenue 
Empire State Huilding 

GENERAL COMMERCIAL DISTRICTS 
These districts mapped in concentrated commer

cial locations throughout the City serve the dual 
purpose of providing for both wholesale and retail 
activities and related services. Whereas in the Re· 
stricted 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 important 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 extent 
which locate in the outlying retail shopping centers 
but they are of such a nature as not to constitute a 
nuisance in these areas. Therefore although a use 
distinction had been made in the early stages of 
mapping, between the outlying Retail Districts and 
the midtown Wholesale and General Commercial 
District, it was found possible to combine these into 
one use classification. The bulk distinction which 
varies from a floor area ratio of 1.0 in the lowest 
bulk outlying district to a floor ratio of 10.0 
in the highest midtown General Commercial Dis
trict will also serve to prevent any possible inva· 
sion of wholesale uses in the outlying areas. Many 
activities, retail, service and amusement which were 
not permitted in the Restricted Commercial District 
are permitted in General Commercial. The most 
significant additions are those of theatres and 
arenas, wholesale offices and showrooms with acces
sory storage, commercial public parking garages 
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Existing Proposed Proposed 
Floor Area Zoning Floor Area 

Ratio District Ratio -- -- ------"""" -
5.0 Commercial B-5 10 

11.0 Commercial A-4 15 
11.0 Commercial A-4 15 
12.0 Commercial A-4 & 15 & 10 

Commercial B-5 
12.0 Commercial A-3 10 
1:).0 Commercial A-4 15 
1:3.0 Commercial B-5 10 
L5.0 Commercial 13·5 10 
18.0 Commercial A·4 15 
]7.0 Commercial A·4 15 
18.0 Manufacturing C·:~ 7 
19.0 Commercial A·4 15 
20.0 Commercial A·4 15 
32.0 Commercial A·4 15 

and parking lots, and several additional mmor 
manufacturing uses. 

The division of the General Commercial Districts 
into five bulk categories was made as a result of 
intensive field studies of existing bulks in these 
locations, but with cognizance of present commer· 
cial building practices. The floor area ratio for the 
two central districts 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 Central Terminal and Wall 
Street) . 

In the outlying Commercial Districts the existing 
floor area ratios range from an average of 1.5 to a 
maximum of 3.0 in most cases. By studying these 
existing bulks from insurance atlases and field 
checks and grouping them by floor area ratio and 
parking space needs, it was found desirable to 
establish two low bulk districts with differing park
ing requirements depending largely on location. 
These are the Commercial B·1 at 1.0 and the Com· 
mercial B-2 at 1.4 floor area ratio. The next natural 
grouping easily fell within the Commercial B·3 
bulk controls - a floor area ratio of 2.4 with a 
low parking requirement. The Commercial B·4 at 
5.0 was almost completely dictated 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 
importance in outlying areas since there are few, 
if any, mixed residential and business structures 
now being built in such commercial centers. 



Usually the commercial floor area ratio is equal 
to that permitted in the surrounding area. How
ever, in some cases dlis 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 structures. 

Commercial B-1 District 
Floor area ratio-l.O 
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, Myrtle 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 a1 
Meadows in Queens. 

PROPOSED COMMERCIAL B-3 AND B~4 DISTRICTS. 
Major outlying commercial centers with concentration of I 

bulk buildirl'gs are prc·posed as Commercial B-3 and B-4 C 
Illustrative ()f these intensive locations are Flatbush in I 
(above) and J.amaica 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 verv 
strong determinant of bulk in these districts, sinc~ 
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-lO feet 

This district is mapped at the point of highest 
building bulk concentrations in the largest outlying 
business centers in the Ci ty, such as 149th Street 
and Third A venue 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 A venues 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-lO.O 
Residential buildings - for residences, the 

bulk regulations of Residence B-7 apply. 
Rear yard-l0 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 
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FRONT DEVELOPED UNDER PROPOSED REGULATIONS FOR EITHER 
,RCIAL A·3 OR 8·5 DISTRICTS WITH FLOOR AREA RATIOS OF 10. 
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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 regulat\ons 
the ref ore 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 ,to occur in clusters along major 
traffic 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 
adj acent 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 miscellaneous home furnishings and 
clothing. cleaning and repair services must be located in areas 
conven ient 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, rclated to needs of the consumer and 
therefore s~rve 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 
Distr icts discussed above are permitted. 

In order to limit the nuisances created by the per
mitted uses, certain restrictions and mapping prac
tices are proposed. First, to prevent very large 
establishments from coming into these districts, 
they ~re seldom mapped to a depth of over 100 feet. 
Where they abut Residence Districts a solid wall of 
fire resistant material m ust 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<)'0 of the floor area in 
any permitted retail or wholesale establishment 
may be used for pToduction 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 
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same structure w~h residences, although the ground 
floor of residences in these districts may be used for 
retail and commercial purposes permitted in other 
districts discussed above. 

Parking and loading requirements for these dis
tricts, particularly in outlying areas, are stringent, 
since the predominant uses generate a great deal of 
automobile and truck traffic. 

Commercial D-I District 
Floor area ratio-0.8 
Residential buildings f or 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 incl~e Coney 
Island Avenue in Brooklyn, Boston Road from Bay
chester Avenue to Hutchinson 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-l 
District are quite stringent. The regulations are 
identical to the Commercial B-1 District where 
establishments of over 3,000 square feet must pro
vide 1 parking space for each 300 square feet of 
floor area on the ground floor and one for each 
1,000 square feet 'Of floJr area not on the ground 
floor. In addition, there is a provision proposed that 
in any event not less than 2070 of the area of any 
lot in the Commercial D-l District must be devoted 
to off -street parking purposes. 

Commercial D-2 District 
Floor area ratio-1A 
Residential buildings f or residence, the 

bulk regulations for Residence B-3 District 
apply. 

Rear yard-20 feet 
Since this district is mapped in more built up 

medium-density areas the bulk permitted is greater 
than in Commercial D-l. With the exception of the 
parking requirements the regulations for the two 
districts are the same. Since the Commercial D-2 
District is not generally mapped aI6rig 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 D-l. Twenty percent 
of the lot area must be devoted to parking and uses 
with 3,000 square feet of floor area or more must 
provide one off-street parking space for each 600 
square feet of floor area on the ground floor, and 
for each 1,000 on all other floors. 

Commercial D-3 District 
Floor area ratio-5.0 
Residential buildings for residences, the 

bulk regulations of Residence B-6 District 
apply. 

Rear yard-lO feet 

This district has a very high floor area ratio con
sidering the type of heavy commercial uses per
mitted and its proximity in location to residence. It 
is designed specifically for the areas of Manhattan 
and Brooklyn built up to a floor area ratio of 5.0 
or more where there are concentrations of large 
storage garages, furniture warehouses and the like. 
Typical locations include the areas adjacent to the 
approaches to the Washington and Queensborough 
Bridges in Manhattan. Parking and loading re
quirements are 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 feet must install at least 
one loading berth. 

COMMERCIAL-MANUFACTURING 
DISTRICTS 

There are a few areas in the City where the pat
tern of manufacturing 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 elevated, 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 manufacturing 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 defined districts. The proposed zoning then, 
is of an interim or temporary nature. The Commer
cial-Manuf acturing Districts should only be used 



for these selected areas, and at such time when they 
no longer require sucq special recognition these 
districts should be dropped from the Resolution. 

There are two general categories of areas appro
priate for Commercial-Manuf acturing Districts. 
First, there are the streets with elevated structures 
in 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 frequently found at scattered locations along 
such frontage. For these areas the Commercial M-l 
District with a floor area ratio of 1.4 is appropriate. 
To a somewhat less extent this condition exists in 
Queens where the manufacturing uses are not neces
sarily in the garment category. The other areas for 
Commercial-Manufacturing Districts are in the 
blighted sections of parts of East Harlem in Man
hattan, and between Third and Park Avenues from 
Claremont to East Tremont A venue in the Bronx. 
Here the higher floor area ratio of 3.5 selected for 
the Commercial M-2 District is appropriate. The 
conditions arising from a combination of manufac
turing and residential use at such a bulk are much 
more dangerous than in the Commercial M-l 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 two Commer
cial-Manuf acturing Districts this is the less desir
able, and should be the first to be dropped from the 
Resolution when the ultimate use in these areas has 
been clearly determined. 

The Commercial-Manufacturing Districts permit 
all uses found in the Commercial D Districts plus 
the manufacturing activities - largely clothing, 
novelty and printing - permitted in the Manuf ac
turing A District described below. In addition the 
restricted manufacturing uses permitted in Resi
dence-Restricted Manufacturing Districts, such as 

MANUFACTU.RING DISTRICTS 
BASIS OF THE DISTRICTS 

Proposals for the Manufacturing Districts are 
based on two major premises. First, zoning should 
reserve for manufacturing activities sufficient space 
with the appropriate physical characteristics, trans-

PROPOSED ZONING DISTRICTS 

optical and medical goods and equipment manu
facturing, are permitted. As a measure of protec
tion to residence these uses are only permitted in 
completely encld4ecf buildings, and in no case may 
these manufacturing uses take place in the same 
structure with residence. Permitted retail and 
wholes.ale establishments may only devote 10ro of 
their floor area to production and servicing of 
materials. 

Commercial M-I District 
Floor area ratio-1.4 
Residential buildings-for residence the bulk 

regulations for Residence B-3 District apply 
Rear yard-20 feet 
Parking Requirements-Same as for Com

mercial D-2 District. A minimum of 20ro 
of the lot area must be devoted to parking, 
and one space per 600 square feet of floor 
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 
over 8,000 square feet and existing struc
tures of over 15,000 square feet of floor 
area in retail, wholesale, or manufacturing 
use must provide at least one loading berth. 

Commercial M-2 District 
Floor area ratio-3.5 
Residential buildings-for residences the bulk 

regulations for Residence B-5 District 
apply. 

Rear yard-lO feet 
Parking requirements-one space per 2,000 

square feet of floor area for structures with 
over 10,000 square feet or more. 

Loading requirements-Same as for Commer
cial M-l. New Buildings with over 8,000 
square feet alld existing structures of over 
15,000 square feet of floor area in retail, 
wholesale, or manufacturing use must pro
vide at least one loading berth. 

portation and utility facilities, and should encour
age mutually beneficial relationships of uses, in 
order to protect and stimulate the manufacturing 
base essential to the City's economic welfare. Sec
ond, nuisance-producing establishments should be 
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NCE IN MANUFACTURING DISTRICTS. 
or to keep new residences from areas inappropri ate for liv
d to preserve industrial land for its proper purposes, it is 
ld that new residential construction be prohibited in 
Icturing 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. 
Manuf acturing 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 permi tted 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
f acturing Districts: 

District Floor Area Ratio Parking Ratio 

Manuf acturing A-1 
Manufacturing A-2 
Manuf acturing B-1 
Manufacturing B-2 
Manuf acturing B-3 
Manuf acturing C-1 
Manuf acturing C-2 
Manuf actur ing C-3 
Manufacturing D 

10.0 
15.0 
2.0 
5 .0 
7.0 
2.0 
5.0 
7.0 
5.0 

Low 
Low 
High 
Medium 
Low 
High 
Medium 
Low 
High 

The variations in floor area and the parking 
differentials are necessary because-, of the three 
general types of locations occupied! 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
bii'iing 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 Buses 
seeking locations in Manufacturing C Districts 
because of freer bulk regulations is minimized. If 
this possibility had not been minimized the Malm
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 80ra 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 Manuf actur
ing Districts. Off-street parking, rela'ted to building 
floor area~js 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 
res i dences. 

RESTRICTION OF NEW RESIDENCES 
FROM MANUFACTURING DISTRICTS 

It is proposed that future residential construction 
be prohibi ted 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. 
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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 to ohibit residences 
in manufacturing areas is bas 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 el imination 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-I 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 intolerable ~ituation slightly more un
economic ~d less susceptible to improvement by 
traffic regulation. In addition to clothing manufac
ture, the use regulations permit a limited number 
of other non-nuisance man~f acturing processes in
cluding novelties and printing. However, open 
amusement uses are obviously inappropriate, and 
both the heavy commercial and the more objection
able manufa~turing uses are also excluded. 

The strict use limitations, with exclusion of all 
manuf acturing 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 manufac+urinq space today is in one-story 
buildings with low land coverage, as illustrated by this new factory 

". in Long Island C ity. 

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 N8W· ty ork's largest basic industry is 
firmly established in this section, it is important to 
protect it against any such encroachment. 

Th'e parking and loading regulations in these 
districts apply only to the very large buildings; 
100,000 square feet of floor area in Manufacturing 
A-I 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 MANUFACTVRING 
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 
manuf acturing 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 res idence are excluded. New residential 
construction will nqt be permitted in these districts. 



FACTURING D DISTRICT. 
icted industry is confined to the MD District, ilf~strated 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 feet. 
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-I. C-2 and C-3 

These districts, with floor area ratios of 2.0, 
5.0, and 7.0 respectively are controlled by bulk, 

108 

parking and loading regulations identical to their 
counterparts in the Manufacturing B Districts. The 
uses permitted, however, comprIse a long list whi-ch , 
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 
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 confilled to this district incLude: manuf ac
ture of 'chemicals, petroleum products, paint, rub
ber, glue,s~ap 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-l Districts. 

\ 

I 



CHAPTER 6 

ADMINISTRATIVE PROVISIONS 
In general, the proposed administrative 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 different 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 stich 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 more 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 a procedure is, of course, 
limited to uses not already listed in other use 
groups. It is further 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 building permit, a certificate of occupancy, in
spection by the building department, and legal pro
ceedings. In the present instance, as with all zoning 
ordinances, conformity to zoning is a prerequisite 
for the issuance of both building permits and cer
tificates ~f 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 
arid 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 20ifo 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 satisfy 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 affected. While it is recognized that this 
may constitute quite a big task, nevertheless pro
visions for real notice are an essential part of demo
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 finding 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 ana by 
registered mail as well as in the City Record, is 
considerably more adequate. It is proposed to per
mit all residents of an area to initijlte:~uch 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 staff 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 for any zoning change pro
tested by 20ifo 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 bribery, 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 20ifo protest clauses; they have 
been 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 20ifo may, in fact, be only a single owner. 
Moreover, inclusion of various adjacent and oppo
site propertit;;s makes it possible for a single owner 
- who may never have seen the area - to block 
a change which is considered desirable by everyone 
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 20ifo 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) 
f or a small area, usually as the result of political 
pressure and favoritism. Under the existing New 
York Resolution, both use and bulk controls have 
been so loose that the problem has not been as seri
ous 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 expect~for amendments of the 
zoning map to permit m intensive use and bulk 
f or a particular lot. In 0 del' to provi de a proper 
and definitive answer to such requests, two limita
tions are proposed on small map changes. 

First, no amendment shall be adopted for an 
area of 10,000 square feet or less - usually a 
single lot - except in two situations: to adjust the 
boundary of an adjoining district, and to establish 
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 for some 
community facility. 

VARIANCES 
Since no zoning ordinance can possibly fit every 

conceivable situation created by topography, street 
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 difficulty and un
necessary hardship," has been widely accepted all 
Over the country; and under N~w 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 because of conditions which are 
peculiar to that site and not prevalent in the sur
rounding area. 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 for permitting additional uses in 
certain districts, subject 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 PROVISIONS 

The parking provisions of the proposed 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 permits in several types of 
situations. Where the location of such uses has no 
particular relevance to major problems of city 
planning, it is 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 traffic-generating capacity, it is 
proposed that permits should be granted by the 
City Planning Commission, since such uses will 
affect the plan of the City over a considerable area. 
In most instances, the grant of a permit is condi
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 categories. 

First, provisions in Sections 7 (a) and 7 (c) of 
the present Resolution, permitting minor extensions 
of existing buildings and uses, are continued. Sec
tion 7 (b) which is duplicated by the amended 
version of 7 (c) is omitted. The provisions affect
ing termination of non-conforming industrial uses 
and buildings non-conforming as to 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. 

Third, in several districts, the Board is empow
ered to permit certain additional uses subject to 
such terms and regulations as may be appropriate 
to protect the surrounding area. These provisions 
are generally analogous to those in Section 7 of the 
existing Resolution, but with important modifica
tions. Under 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 permitted in Residence 
Districts and Residence-Restricted Manufacturing 
Districts, where they are not permitted as of right; 
and radio towers may be permitted in Residence B, 
Residence-Restricted Manufacturing and Residence 
Retail Districts. In Residence Rel"ail C Districts, 
theatres, tourist cabins and filling stations may be 
permitted in an appropriate area. Commercial 
parking garages and commercial parking lots are 
permitted in Residence Retail and Commercial A 
Districts. 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 C Districts. Finally, trailer camps may be 
permitted in Commercial D, Commercial 1\1 and 
Manufacturing A Districts. 

Special Permits by the 
City Planning Commission 

The various provisions inserted in the Zoning 
Resolution in the last few years for administratiye 
superYision of certain uses by the City Planning 
Commission are consolidated in the proposed Reso
lution into a single section. The existing proyisions 
for review of large parking facilities, bus stations, 
drive-in theatres, and airports are continued, ex
cept heliports and airports may not be permitted 
in Residence Districts, and the districts in which 
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drive-in theatres may be permitted 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 4. Several provisions discussed in that 
Section - use exceptions, modification of bulk con
trols, and checking on needs for schools and other 
essential community facilities-are included in the 
administrative section. 

SEPARABILITY CLAUSE 
Since in zoning, 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 whole, the separability clause presents a special 
problem. Under the proposed clause, if any 
section of the text should be declared invalid in 
toto, the legislative intent is declared that the 
effect of such decision shall be limited to that 
clause. Under a separate and more important pro
yision, 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 effect of such decision shall be limited to that 
particular parcel of land or particular building. 



CHAPTER 7 

DRAWING THE NEW ZONING MAPS 
The provisions of the Zoning Resolution are 

without effect until the districts have been precisely 
defined on a map. Only thus can the requirements 
of the various types of districts be translated into 
controls affecting the use of land and buildings and 
property and the construction of new structures. 

The preparation of the zoning map involves more 
than an arbitrary drawing of district lines. The dis
tricts as mapped and the restrictions and regula
tions which they impose must be a reasonable exer
cise of the police power as defined by the courts 
under the terms of the enabling legislation. 

The impact of the mapping of zoning districts is 
moreover of great significance from a city planning 

GENERAL OBJECTIVES 
Ideally, zoning districts should include areas of 

homogeneous use, where a certain set of controls is 
uniformly applicable from the point of view of the 
value of the property directly involved and the 
health and welfare of the community in generaL In 
practice, the isolation of such homogeneous dis
tricts is not always feasible, since through the years 
prior to zoning and those in which an increasingly 
obsolete law directed the development of the City, 
incompatible uses have intermingled in many in
stances to an extent which makes an attempt at 
orderly sorting out all but impossible. In such cases 
the problem is reduced to one of finding what could 
well be termed the common denominator of a 

point of view. The zoning map is the tangible ex
pression of the outlook for the future development 
of the City. It lacks provision for public improve
ments and services which are features of a com
prehensive city plan, except as existing streets and 
parks, etc., may appear incidentally on it. But in a 
very real sense it is an important element of the 
city plan, for it reflects and to a large degree deter
mines the nature of the private property develop
ment which all other elements of the plan are in
tended to serve. 

Hence it is important to realize in drawing a zon
ing map that not only the development of property 
within each district is involved, but the future struc
ture of the ·whole City is influenced. 

specific area and subjecting it to controls which 
best answer, on the whole, its immediate and future 
needs as well as those of the larger community of 
which it is a part. 

A suitable inter-relationship between the map
ping of specific areas and the control of the area by 
zoning district regulations is only possible if the 
regulations are drafted with due consideration of 
existing field conditions. This correlation was 
achieved in the Plan for Rezoning through constant 
field testing of the controls as they were being 
drafted; by their application to 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 thorough study was made of existing 
land uses and of recent building trends. Additional 
governing considerations were derived from the 
studies of future residential, commercial and in
dustrial space requirements; and land to meet these 
requirements was set aside in areas most suitable 
for each purpose. Also, wherever incompatibility of 
uses within an area threatened the health and wel
fare of the community and the stability of property 
values, an attempt was made to discourage, and in 
some cases even to prohibit, the continuation of 
existing practices. In 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 to map Resi
dence Districts in a way which would enable them 
to be part of communities, rather than permit them 
to become isolated pockets surrounded by non
residential uses. 

PROCEDURE 
The staff concerned with mapping was organized 

into five teams for assignment to the five boroughs. 
This was necessary because of the vast extent of 
Greater New York which is really "five cities in 
one." It was also desirable because of the wide 
variety of conditions and substantial differences 
encountered in the various boroughs. The several 
teams were thus enabled to make intensive field 
observations and studies in their respective bor
oughs, and to accommodate the mapping to the con
ditions there encountered. 

Care was taken, through constant staff inter
changes between the borough teams and the head
quarters staff, to insure a consistent approach to the 
problems encountered, and to keep the regulations 
realistic in the light of conditions actually encoun
tered in the field. 

Certain basic studies were made~~ prior to the 
mapping of each borough. The mOSf} important of 
these was the preparation of a series of overlay 
maps collecting in a readily visible manner com-

114 

Each district was mapped in such a way as to 
insure that various necessary service facilities will 
be easily accessible to it. Thus the location and 
amount of residence retail frontage was based on 
the residential area and population it was to serve. 
Similarly, Heavy Commercial Districts were gen
erally located with reference to the residence and 
commercial areas they serve. 

The mapping operation involved not only an en
tirely new set of districts but the complication 
inherent in reducing New York City's zoning regu
lations from the present 3-map system to a single 
map system. This required close attention to the 
question of building bulks coincidentally with the 
determination of uses. Under the intensive develop
ment present in New York, with its rapid transi
tions in bulk, use, and land value, careful exam
ination of land use materials available and field 
checks had to be made before 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 deter

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 staff 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 not as much flexibility in project
ing a desirable land-use pattern 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 twenty years in the Bronx, Brook· 
lyn, Queens and Richmond. For Manhattan, due to 
the fact that the major part of its development 
occurred 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 date. 
These overlays were especially helpful in insuring 
that the mapping of the proposed zoning districts 
would not, in general, run counter to discernible 
trends. 

Determination of Land Values 
Maps 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 
source of revenue. 

Determination of Retail Frontage 
In view of the fact that considerable reduction in 

frontage zoned for business was contemplated, a 
detailed study of existing retail and related uses 
was made with the help of data 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 fronts where at least 
30 per cent of the frontage was found to be in 
retail and related consumer service uses. On the 
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basis of these maps of existing retail use and results 
of other studies of retail activities, standards and 
rules for the ma~~ing of retail frontage were estab
lished. With tllisbackground the retail frontages 
were mapped in quantities sufficient to serve sur
rounding residential populations and yet provide 
reas0nable 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
f acturing Districts were realistic in the light of 
existing conditions, a special study of these areas 
was made. In 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 particular 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 59th Street and of manu
f acturing locations by type of manufacturing. In 
Richmond special studies covered land in tax liens 
and the patterns of land ownership in areas still 
vacant 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 staff 
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 the proposed maps, which does not imply, how
ever, that the proposals of the Consultants have the 
endorsement of such groups. 

It should be strongly emphasized that within the 
limitations of time and staff (five field teams of two 
or three members each) this constitutes the best job 
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 classifi
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, playgrounds, cemeteries, 
airports, and other similar large institutional uses, 
is as follows: 

EXISTING LAND USE IN NEW YORK CITY 

1948 

Land Actually in Use: i. e. Exclusive of Streets, 
Large Parks, Playgrounds, Cemeteries, Airports, 
and Other Similar Large Reservations of Land 

Man uf acturinga Commerceb Residencec 

New York 11,680 1.930 41,020 
-------------- -

Manhattan 1,540 560 3,240 

Bronx 1,490 340 4,870 

Brooklyn 3,650 420 13,380 

Queens 3,200 520 15,830 

Richmond 1,800 90 3,700 

aManufacturing includes light, general and heavy manu
facturing, and services usually 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 light in
dustry, automotive storage and services, industry and 
transportation. 

bCommerce includes all ofIices 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. 

Lands allocated to these purposes by the pro
posed zoning districts have also been measured. 

For the city as a whole these relationships are as 
follows: 

It is to be noted that in the case of land for manu
f acturing, the needs were estimated very generously 
both because of the importance attached to this 
economic activity, and recent trends toward more 
extensive use of land by manufacturing plants. Be
cause of this generous estimate, the land zoned for 
this purpose is only slightly greater than the esti
mated need. 

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 
to be zoned for these purposes are some 50;7c 
greater than the estimated requirements. This gives 
considerable latitude in choice of sites. 

These differences 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 
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Existing U sea 

Estimated N eedb 

Proposed ZoningC 

Manuf acturingd 

11,680 

20,970 

21,855 

Commercee 

1,930 
2,160 

3,265 
aFor notes relating to existing land use see footnotes for the table above. 
bFor methods of determining estimated need see Chapter 2. 

Residencef 

41,020 

(not estimated) 

66,750 

cProposed zoning categories were combined as follows to permit accurate comparison between 
existing use, estimated need and proposed zoning: 

dManufacturing: includes all Manufacturing and Heavy Commercial Districts. 
<Commerce: includes all Commercial Districts except Heavy Commercial and includes a partial 

acreage allowance fOl; ll~,sidence Retail. 
fResidence: includes all R~~idence Districts, Residence-Restricted Manufacturing (since thp ex

tent to which these areas will be used for manufacturing is unknown), and Residence Retail 
(since residences may be bui It above stores). 



Comparable figures have not been given for re
tailing, because so much present and anticipated 
retail store space is to be found not only within 
Residence Districts but actually within residence 
buildings. This doubling up makes it difficult to 
present absolute measurements. Great care has 
been taken, however, to assure adequate provision 
for the retailing function in the proposed zoning, 
without repeating the past mistake of grossly ex
cessive retail frontages. 

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 densities 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 noted 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, etc., 
although existinp,land in these uses is excluded. 

In order to effectuate a decrease in densities, 
population capacity, while providing for flexibility, 
must not be excessively above population estimates. 
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 afforded by the zoning envelope 
indicates that room is provided for almost fifty per 
cent more people than the estimated 1970 popula
tion. The leeway between expected population and 
population capacity varies between boroughs, with 
the greatest margin provided in those boroughs 
where the greatest population change is expected. 
While the difference between total expected popula
tion and total capacity is 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 

1) Proposed 2) Population 3) Estimated 4) Column 2 
Residen tial Capacity of 1970 as 'Yo of 

____!l()r()lIE\~ __ Zoning Zoned Area Population Column 3 
. (A~res) (PeL~()l1s) (Persons) 

Manhattan 3,080 2,091,000 1,920,000 109% 
Bronx 7,935 2,294,000 1,650,000 139% 
Brooklyn 16,290 3,886,000 2,960,000 131% 
Queens 25,380 ;),218,000 1,815,000 177% 
TOT AL 4 BOROS -.- 52,685- --~--

138% 11,489,000 8,345,000 
Richmond 14,065 1,130,000 240,000 471% 

--~--.~ .. ----~ 

NYC TOTAL 66,750 12,619,000 8,585,000 147% 

MAPPING THE FIVE BOROUGHS 
BOROUGH OF MANHATTAN 

Rezoning for Manhattan must recognize that vir
tually all land areas in the Borough have been de
veloped and that use patterns are firmly established. 
Some changes in use are nevertheless 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 facilitate a gradual reordering 
of present undesirable mixtures of land uses and 

building types; to bring use areas into 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 - particularly those in which normal new 
building is 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 developm'ent would war
rant a light manufacturing classification. Such areas 
are to be found in midtown, between 14th and 30th 
Streets and 5th and 7th A venues, 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 tesidential densities which can be .justi
fied in terms of special amenities or special occu
pancy. Also, the lowe.st 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 substantia) proportion 
of the borough's population. 'if? 

Residence Retail and Commercial Districts. No 
substantial reduction of retail frontage was found 
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possible due to the fact th&t continuous retail street 
frontages are a necessary complement of excep
tionally high residential densities. For the same 
reason it was not-found possible to enoourage "clus
tering" of stores, since such a procedure would 
lead to burdensome package-carrying distances foi: 
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 l81st 
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 adjacel}t residence 
areas; and · a . ~pecial district with unrestricted 
signs (Commhcial 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 A venue 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 waterf rO,nt, the upper 
reaches of Amsterdam and 7th Avenues, the ap
proaches to the Washington and those to the 
Queensborough Bridge. 

Commercial-Manufacturing Districts 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 
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redevelopment plans, or the emergence of a clearer 
pattern of development as a result of other opera
tions, the zoning of these areas may need to be 
revised. 

Manufacturing Districts. Proposed Manufactur
ing Districts are based on the analysis of trends in 
the location of manufacturing establishments since 
1900. At that time the principal manufacturing 
concentrations were located in lower Manhattan 
near the East Ri ver. In 1922, the most striking 
shift was that t.owards the West Side, along the Hud
son River pier area. In 1946, no diminution of 
activity was apparent on the West Side, while the 
most significant growth had taken place in the cen
ter of the midtown section, north of 14th Street 
between .3rd and 8th Avenues, with an extension 
pointing eastward and centered along 42nd 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 
high bulk light Manufacturing Districf. The manu
f acturing sections of the lower and upper downtown 
areas are mapped in General Manuf acturing 
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 anywhere on the 
island). Additional small Manufacturing Districts 
were mapped to recognize small manufacturing 
establishments and transportation facilities, such as 
the Ruppert Brewery in the East 90's, the New York 
Central's Manhattanville Terminal, etc. 

BOROUGH OF THE BRONX 
Rezoning for the Bronx must recognize that, 

although all lands in the borough have not been 
developed, use patterns in most areas have been 
clearly established and definite trends have been 
established in most of the remaining areas. In gen
eral, it may be said that the western half of the 
borough is not expected to change materially in the 
next twenty years, since it was so recently 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 Sound, which will make 
boating and even swimming possible, may all con
tribute to the more intensive development of the 
borough's eastern end. 

DRAWING THE NEW ZONING MAPS 

Existing Zoning 
More than 8070 of all land now zoned for multi

family residential use in the Bronx could be de
velop~d at atino~t double the bulk of most present 
developments. Present zoning is also equally ex
cessive in areas 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 Croton a 
Park. On the other hand, present business zoning 
has permitted the infiltration of manufacturing and 
heavy commercial uses especially along Third and 
Jerome Avenues, Boston Post Road and White 
Plains Road. Unrestricted zoning generally follows 
existing development or includes yacant 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
creases 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 
Street 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 benefits of such 
zoning will not be felt for a number of years. 

Residence Retail and Commercial Districts. 
general, it was found possible to map residence 
retail frontage in such a way as to encourage the 
"clustering" of stores 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 deyelopment of adequate off-street parking 
facilities. 

High b~lk Commercial Districts include all the 
areas of highest commercial activity (such as Ford
ham Road, 149th Street, etc.) 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 warranted by the ex
pectation of commercial development was mapped 
in order to keep parking requirements to a reason
able minimum. It would also 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 assigTd to lower bulk districts in 
conformance with existing bulk patterns and park
ing needs. 

Heavy Commercial Districts were mapped along 
major traffic 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 
too 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
uf acturing development. The marshy' area bounded 
by the Hutchinson River, Givans Basin and the pro
posed New England Thruway, while vacant, is 
placed in a Manufacturing District by reason of 
the excellence of transportation facilities serving it 
and also by reason of its isolation 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 is permitted only in the Hunts 
Point Area, along the East River, substantially III 

accord with present "unrestricted" zoning. 

BOROUGH OF BROOKLYN 
Brooklyn has the largest population of all the 

boroughs, providing homes for about 36rc of the 
City's inhabitants. It also has the largept <kea in use 
for industrial and manufacturing purposes. Many 
of its residents live on land presently 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 provi de good residenti al 
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 types; to protect pre
dominantly developed one- and two-family residen
tial areas against the encroachment of tall apart
ment houses and excessive retail store frontage; 
and generally to bring about an improved borough 
pattern 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 is predom
inantly residential. This applies particularly in the 
old, well-established communities of Williamsburg, 
Greenpoint, 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 resulting sterilized land. Excessive 
business zoning is also responsible for the slow en
croachment of manufacturing uses along retail 
streets and the consequent blighting not only of the 
retail streets themselves, but also of the surround
ing residential areas. 

No protection is offered the downtown Commer
cial District, where only a short stretch of Fulton 
Street is zoned restricted retail, while all the rest is 
zoned "business," thereby permitting the encroach
ment of heavy storage and manufacturing estab
lishments into the area. 

Spot zoning examples are numerous. Partly, they 
were made in answer to the demand for space for 
manufacturing establishments. However, many 
were made when the original Resolution was 
adopted, for the purpose of legalizing manuf actur
ing plants in their existing locati on; this despi te the 



f act that often such plants were located in solidly 
residential areas. 

Present residential bulk zoning throughout about 
80ro of the borough is excessive, since it corre
sponds to development with 12-story buildings on 
80% coverage. Wide ~venues, such as Ocean 
A venue, are zoned for even higher bulks. Most 
sections where prevailing development is of low 
bulk are offered no protection whatsoever. 

Proposed Zoning 
Residence Districts. The two districts presently 

restricted to detached single-family houses are 
placed in a corresponding district. 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 Flatlands, are mapped in lowest 
bulk general residence. The bulk increases with the 
relative proximity of the various areas to 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 district permitting a maximum flo()r area ratio 
of 1.4, corresponding to predominant existing bulk. 
Most recent development in the more ol"ltlying areas 
such as Beachhaven at Brighton Bealh, Arlington 
Village in East New York and others, whether com
posed of two-, three-, or six-story buildings conform 
to the requirements of this district. Higher densities 
are permitted in areas where present high bulk de
velopment is 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 is mapped along streets in 
residential areas having substantial business activ
ity and in all areas where residential building ac
tivity justifies the expectation that an increase in 
population will be followed by a corresponding 
increase in retail activity. In some instances resi
dence retail is proposed for frontage presently 
occupied in considerable proportion by light manu
facturing and heavy commercial uses, but where the 
presence of such uses is having an adverse effect on 
the character of the shopping street. It is hoped 
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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
tricts are mapped to a depth of 150 feet wherever 
possible. 

Commercial Districts. The downtown commercial 
area is placed in a Restricted Commercial District. 
Such recognized active secondary shopping centers 
as Sunset Park, Borough Park, Bay Ridge, etc., are 
placed in a General Commercial District with a 
bulk corresponding to tbe comparatively low bulk 
of the surrounding Residence Districts. Areas close 
to downtown, where only large structures would 
have space for required off-street parking, are 
placed in a Commercial District with higher bulk. 

The two Amusement Districts mapped are in 
Coney Island and at Ebbets Field. 

Heavy Commercial Districts are mapped princi
pally where such uses occur along major trucking 
arteries, at important traffic intersections, adjacent 
to major and secondary shopping centers and in 
appropriate places to service residential areas. 

Areas where the intermingling of uses is so hope
less as to preclude the possibility of a radical solu
tion within the scope of zoning powers are placed in 
Commercial-Manuf acturing Districts. This is done 
with the understanding that such areas will be con
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 
achieved through wholesale clearance 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 accordance with this pattern. 

The amount of vacant land available in such dis
tricts may cause an increase in manufacturing ac
tivities in the more outlying areas, thus reducing the 
rush-hour load on the Manhattan bound rapid
transit lines. 

Noxious industrial districts are mapped along 
Newtown Creek and parts of the New York 
Bay waterfront, generally following the pattern of 
present Unrestricted Districts. Wherever possible, 
the proposed manufacturing building bulks are low, 
in order to permit the development of much-needed 
off-street 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 residential development throughout the borough. 
Most of Queens under present zoning is eligible for 
the kinds of apartments now going up in Manhat
tan. Such construction obviously will not occur all 
over the borough, for if it did Queens could easily 
absotb the entire present 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 Terrace), and Long Island 
City (Queensview, Ravenswood and Queens
bridge). The proposed Zoning Resolution would 
set aside and protect a good proportion of the best 
remaining undeveloped industrial sites by placing 
them in Manufacturing Districts from which new 
residences would be excluded. 

Existing Zoning 
The outstanding characteristic of residential zon

ing in Queens is the extraordinary discrepancy 
between it and existing development. While one
and two-family houses predominate almost every
where, approximately 60ro of all residentially 
zoned land permits development with twelve-story 
buildings covering 80% of their lot. There are 
several areas restricted to one-family houses, some 
of which, however, include outlying undeveloped 
land unsuitable for residential use. The remainder 
of the residentially zoned land permits develop
ment equivalent to six-story buildings on 30-35ro 
of the lot. The total number of people which could 
be accommodated in the Residence Districts of 
Queens is 30,000,000, approximately 20 times its 
population. 

Strip business and retail zoning is prevalent, 
especially in the older, more inlyip.gareas. 

With the exception of such instances as the land 
northwest of the intersection 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 suitable 
f or industrial development. 

Proposed Zoning 
Residence Districts. The fact that the most pre

yalent 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 permitted 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 stations, which are close to 
major employment centers both in Queens and in 
Manhattan. 

Districts permitting exclusively one-family houses 
were mapped only where existing zoning is similar. 

Residence Retail and Commercial Districts. At 
present, with the exception of tP..e, major commer
cial centers, retail and accessory activities take 
place in establishments located on the ground floor. 
Residence Retail Districts are mapped throughout 
the borough where some degree of retail activity is 
present or may be clearly anticipated. Wherever 
possible, Residence Retail Districts are mapped to 
a depth of 150 feet, to permit the development of 
off-street parking f acili ties. 

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 that section of the 
borough. 

In addition, some small areas where the inter
mingling of uses is such as to preclude the possibil
ity of a just decision at this time, are mapp~ in 
Commercial-Manuf acturing Districts. 

111 anufacturing Districts. All existing concentra
tions of manufacturing establishments are recog
nized and protected by assignment to appropriate 
zoning districts. Sufficient vacant land has been in-



corporated in Manufacturing Districts to accommo
date all estimated increases in manufacturing 
activities in the borough to 1970. 

The major industrial center of the borough is 
along the East River - Newtown Creek waterfront. 
The more isolated portions of the various indus
trial areas are set aside for noxious industry, but 
in no case does such a district directly adjoin a 
Residence District except for special zones set aside 
for public utility installations. 

Some of the undeveloped outlying or swampy 
portions of the borough are mapped in a Residence
Restricted "!\1anuf acturing District, to encourage 
employment in close proximity to residential areas. 

MONO 
The vast stretches undeveloped land in the 

borough of Richmond are New York City's last 
substantial land reserve. 

The development of the borough has been held 
up mainly by its inaccessibility. The contemplated 
"pan over The Narrows, which will connect Rich
mond with Brooklyn, may have an important effect 
on the future development of the island but a sud
den large-scale increase in the borough's total popu
lation is not likely until the dependence of its 
residents on employment elsewhere is ended. This 
is largely due to the fact that the traveling time to 
Manhattan for those who will continue to rely on 
public transportation will still be excessive. Of 
approximately 55,000 people in the labor force, 
35,000 commute daily to Manriattan, and a few 
additional thousand to Brooklyn and New Jersey. 

Existing Zoning 
Much of the borough's eXIstmg zoning would 

permit a pattern of development based on six-story 
apartment houses covering thirty per cent of the 
land. Predominant recent residential development, 
however, has consisted of single-family houses on 
50-foot lots, and of two-story garden apartments, 
covering approximately 25 per cent of the land. 

An excessive amount of frontage is presently 
zoned for retail and commercial uses, which per
mits the indiscriminate location of stores, thereby 
creating a considerable amount of sterile land and 
interf ering 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 clo~e:proximity to residences. 

Unrestricted Districts are generally mapped in 
areas unsuitable for development, industrial or 
otherwise. 

An additional characteristic of the present bor
ough zoning 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 the errors made in 
the development of the other boroughs, but must 
also insure that low density development will be 
protected and that a repetition here of the City
wide pattern of ever-increasing congestion will be 
neither possible nor necessary. 

Residence Districts. Residence Districts are 
mapped so as to conform more closely to existing 
development and to recent building trends. A num
ber of areas 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 District which 
would permit both single-family homes and low 
density garden apartments. Areas already devel
oped to 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 Manufacturing District 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 possible, residence retail and commercial 
frontage is mapped to a depth of 150 to 200 feet, 

r to permit the development of off-street parking 
areas, and thus to reduce the threat 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 
rtajor traffic arteries as well as in conj unction with 
tIle major commercial centers. Two amusement 
areas are mapped at South and Midl.and Beaches. 

Manufacturing Districts. General manufacturing 
is mapped in compact areas, generally along major 
streets or along the railroad. The large amount of 

0 . 
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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: 

EXISTING LAND USE 

PRESENT ZONING 

PROPOSED ZONING 

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 I), zoning controls now in effect (Map II), and 
the new zoning districts proposed by the Consultants (Map III). 

In each instance land uses and zoning districts have had to be generalized 
suffici ently 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. 
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NOTES: 
Residential Bulk Groupings 

In Map I, existing residential areas range from detached one-family 
houses through four characteristic types of residential development having 
flool area ratios ranging from 1.3 to over 4.8. 

In Map II, the translation of present zoning regulations into comparable 
bulk equivalents was not simple, since only a few of the zoning districts in 
the prescllt Zoning Resolution have direct bulk controls. Districts limited to 
specific types of dwellings, such as single-family, two-family, or row houses, 
impose practical 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 th~ following table: 

Floor Area Ratios for 
Height Area Districts 

Districts 
A B C D 

1V2 8.4 7.8 7.5 7.2 

1 7.6 7.0 6.7 6.1 

% 6.7 6.1 5.7 5.5 

V2 5.5 5.0 4.6 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 limitations are applied where they are more 
restrictive than zoning. 

Where the street is 100 feet or more in width, it is possible to build resi
dential structures having floor area ratios in excess of 10.0 in the following 
districts: "A" and "B" Area Districts where combined with Height Districts 
of Class 1 or more; and "C" Area Districts combined with Height Districts of 
Class 11;4 or more. Frontages where this additional bulk can be achieved are 
shown on Map II. 

In Map III, residential bulk is regulated positively since the proposed 
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 difficult 
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 I and II. Where ware
housing and light manufacturing predominate, they are shown in purple, 
even though located in existing Busipess Districts. Many such areas have 
been designated as Heavy Commercial Districts in the proposed Resolution, 
which are included in the areas shown in red on Map III. 

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 playoff 
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 everyone hundred feet 
of cubic contents." (Report of Heights of Buildings 
Commission, 1913, pp. 223-226). 

Quolting 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 an y Toom 
used for living purposes which does not have an outlook 
at least in one direction upron space ample to assure 
privacy and excellent light and air.' 

" It (zoning) seems a major need in housing by regu
lating different residen tial 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, etc. etc." 

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 coul d assume and Ithe courts below could 
have found that the orderly and advantageous de
velopment of the City of Mount Vemon and the wel
fare of its citizens would be promolted by a funda
mental division of the city into districts devoted 
respectively <to business and residential purposes 
under which its dwellers might establi sh homes in the 
latter districts where they would be free from disturb
ing conditions and risks and deprivation of heal th 
oonditions, such as abundant ligh t and air, ordinarily 
incident to congested business distriots ... " 

ACCESS TO LIGHT AND AIR. 
"The sordid selfishness which would insist upon getting houses 
upon land without rega rd 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 
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yard requirem'c'nt. 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 cu ts 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 reasona1ble rela
tion to hea lth, we cannot say that a measure (i _e. the 
z'on ing ordinance) which will save considerable dis
triots for the city in which the air sp,ace is unblocked 
by massed building oonstruction has no reasonable 
relation to health. 

The mere fact that the economic faotor looms largest 
in determining the choice of a residence does not 
mean thalt restrictions which give space and air, li ght 
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 li ving con
ditions, an d where by these .restrictions and by pub
lic demand the 'builders would be Clom-pel led to build · 
homes which would make for the maintenance rather 
than for the deterioration of the American famil y." 
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In Town of Windsor v. Whitney, 95 Connecticut 
357, III Atlantic 354 (1920), in upholding regu
lations prescribing future 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 light and air 
to those who live upon the street ... Narrow streets 
in oongested 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 745, 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 open 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 few neighborhood parks. 

Riding along the Franklin Roosevelt Drive it is 
rare to see any children in that grea,t 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. ci,ties, espe
cially upon narrow streets,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: 

"I,t seems well settled that a municipality may ... 
regula,te as to height ·of buildings ... and it wou'ld 
seem to be nothing unreasonable 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 (the zoning ordinance) was 'passed for safety, 
public convenience, comfort, 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 traffic. 



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 indicated in a study 
"Let's Unite to Better Yorkville" prepared by 
Herbert Jennings for the Yorkville Planning and 
Housing Council. Yorkville has one-sixty-fourth of 
the park area recommended by the National Re
creation Association. (This study was made in 
1949.) 

In discussing the danger implied in such a situa
tion, one of our staff members cited the case of 
D. K. His family occupies the ground floor apart
ment of a "railroad flat". The kitchen is in the 
rear, and one walks through four rooms to reach 
the living room (front) which, in this family, is 
used as the parents' bedroom. The children play on 
the front steps, and often in warm weather they 
attempt climbing from the stoop to their apartment 
window. Dennis has twice fallen in trying to do 
this and each time had a severe head injury. The 
mother is not able to watch him every moment; 
she is usually at work in the kitchen in the rear. 
There are two younger brothers who have not yet 
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 £\;Iors of walk-up apartments, especially 
those who have pre-school age children. In 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, bi
cycles, or other movable equipment needed for 
children. This situation presents problems that 
seem so unsurmountable that mothers frequently 
skip this task and the children are kept indoors 
and allowed to entertain themselves as thev will. , . 
Mothers of large families could permit children to 
go downstairs alone if they could play in play
grounds adjacent to their homes where they could 
be watched from a window. 

One of the worst effects of poor housing and 
inadequate recreational facilities is that 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 
visit. Faced with this situation, the children refuse 
to stay home. T4&y "hang around" the pool parlors 
and bars, wh~nce they frequently take the first 
steps toward becoming delinquents. 

One could write volumes on the effect of bad 
housing and inadequate open play space on mental 
and physical health and safety. We believe that it 
is an indisputable fact that good housing and 
proper recreational facilities are two of the most 
important factors contributing to 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 to this, there is an utter 
lack of open space which accentuates the tensions 
being developed. Just because the family has a 
reasonably adequate income in terms of today's 
costs, it does not follow that they can obtain ade
quate housing in terms of space in which to grow 
and play. Many middle-income families live in 
6-story apartments which have completely deprived 
the tenants of open space. 

Builders should realize that their obligation is 
not only to provide sleeping and eating quarters, 
but also some kind of space for leisure which is a 
vital part of living. Children can't be expected to 
stay indoors. The lack of open protected areas 
has made it especially frustrating for the lives of 
young children. In turn builders should also recog· 
nize that the older tenants have similar needs. Old 
people must have a place in which to rest and 
enjoy the sun. 

Any person who is working in child clinics will 
tell you that the emphasis these days is on the 
therapy of the child. One of the major means of 
working out his problems is to be able to find a 
spot where this child can go for recreation so that 
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 protected area, they will figure out 
for themselves what they want to play. 
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It is significant to note that this lack of open 
space and all its resultant problems is not confined 
to neighborhoods of apartment houses, but equally 
as serious is the problem in areas of one- and two
family dwellings. It is surprising to see how re
stricted the children are here too because there is 
insufficient yard space and the little front green 
lawns are "outside boundaries". Children are re
stricted here too to the narrow strips of concrete. 

When children are unable to give vent to their 
feelings and are constantly frustrated, the destruc
tiveness in children reveals itself that much more 
readily. Children having never been given privacy, 
something to cherish, a place to take pride in, will 
destroy someone else'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 
difficulties arise from the fact "that there just isn't 
a place for those kids to go". 

Mrs. Louise Simsar, Executive Secretary, 
Brooklyn Council for Social Planning, 
January 16, 1950 

There is no doubt that the lack of open space 
near the home is one of the most serious problems 
f acing New York City today because open space 
is 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-agel's need a "place to hang out" and to re
lease their pent-up frustrations. Mothers need 
space to park their baby-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, 
has more time for leisure and rest, and must have 
outdoor space for a good part of the year when the 
weather is suitable. These older people are usually 
forced to live in one room, and desperately need 
outside place to rest. 

It is difficult to prevent the young mother 6f 
today from becoming frustrated because of the 
difficulties of caring for her children in over
crowded areas. You can't expect people ,to remain 
normal and healthy if you don't p~o~lde some 
breathing space for them. You can't coop children 
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up in the house and expect them to Be happy and 
satisfied. 

The latest sociological and psychological re
search into what makes for a successful happy 
marriage has revealed that young married couples 
should learn to live alone and independently. 
Living alone means that the young mother must 
take 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 contributing to juvenile and young 
adult delinquency. 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 basic 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 is 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 to organize 
largely for themselves those activities in which 
they wish to engage close to home. Interspersed 
open places providing opportunity for both passive 
and active recreational activities for small chil
dren, youths and adults is 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 recreation are forerunners of acute family 
breakdowns. The Society is continuously being 
made aware of the effect of bad living environ
ment on family adjustment and mental health. 
Children, 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 
difficulties ascribable 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 
settlementE! 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 
f acts 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 utilizatio·n of space to provide more sunshine a 
for young and old." 
Mr. Edward S. Lewis, Executive Director, 

Urban League of Greater New York. 

enough to meet 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, 
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Dr. Frederic Wertham, have dramatized the men
tal health problems of the area, and pointed out 
again that the lack of recreational opportunities 
have their impact on the acute problems of delin
quency for young people and adults. 

Obviously, there is 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 that pro
vided for a cleaning up of vacant lots and using 
them for playgrounds. 

A better utilization of space to provide more 
sunshine and air for young and old in the area 
will certainly involve better planning than has 
been characteristic of the past for the redevelop
ment of the Harlems and the Bedford-Stuyvesants 
of the future. 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 13, 1950 

The three outstanding problems of Jackson 
Heights are: 1) overcrowding 2) transportation 
congestion 3) lack of open space for recreation. 
The parking problem and the inadequacy of edu
cational facilities are also very important since 
they in themselves create more problems for the 
area. No matter what the problem is in Jackson 
Heights, there is no doubt that the cause is the 
high density of population living in solid blocks of 
6-story apartment houses. 

There is no housing problem here in the usual 
sense of the word. All the apartment houses are in 
good shape and where there are one- and two-story 
family dwellings, they are almost invariably in 
excellent condition. However, when you think of 
"approximately 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 chiJdren. This 
is definitely a most serious problem..'Ff side and 
rear yards could be increased, this would be one 
way of providing space. 
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Mr. Daniel Carpenter, Chairman 
Chelsea Association, Manhattan, 
December 1 3, 1949 

Although Manhattan public housing is at a 
higher density than most of the surrounding build
ings in this neighborhood, 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 tenants. 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 theSbenefit 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 to go further than their own block to find 
some opportunity for recreation and play. 

Mr. Peter H. Weiss, Secretary, 
Parkway Community Council, Brooklyn, 
January 4, 1950 

This area at the present time is particularly con
cerned with the problem of adolescent delinquency. 
There have been many recent shootings, killings, 
robberies and auto accidents in the area. In an 
attempt 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 to play. 

Miss Dora Tannenbaum, Chairman 
Lower East Side Planning Council, 
Manhattan, January 5, 1950 

There are vacant lots scattered 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 
Streets, lend to the delinquent behavior of the dis
trict. There is a desperate need for protected out
door open space. 
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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 f rom 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 Neighbor:hood Coun cil, 
Brooklyn, January 19, 1·950 

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 p~aygrounds is very 
great. 

Mr. Orrin G. Judd , 1 st Vice-President, 
The Brooklyn Hill Association, Brooklyn , 
January 6, 1950 

Although Brooklyn Hill is composed chiefly of 
single-family dwellings with individual back 
yards 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 provi ded 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 
heal th 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. 

DOCUMENTATION 

_ In Gorieb v. Fox, 274 Uni ted 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 fo r 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 
ex tent of his use of ,the space a'hove his lot and a 
regulation which requires him to set his building a 
reasonable dis tance back from the st reet (as here) 
. .. All rest for their justifica tion upon ,the same 
reasons which have arisen in recell t times as a result 
of the great increase and concentration of jJopulation 
in urban communities and the vast cha nges in the 
extent and complexity of the problems of modern ci ty 
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 f rom the dust, noise and fumes 
of the street, add to the attractiveness and comfort of 
a residential dislrict, 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 Atl antic 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 genera l systematic app lication of the 
provision to future building develo pment in the en
virons of Bal,timo re City, t here is certainly no ele
men t of arbitrary discrimination or unreasonab le 
classifi cation involved. The observance of the house 
construction v lan adopted by the ordinance wo uld 
secure and preserve to the cit y an extens ive suburban 
zone in which the houses needed for its future in· 
crease of population wou ld be separated by open 
spaces .. . The separation of build ings has an o<b
vio us tendency to reduce fire hazards ... " 

''There can be no question as to the additi'ona l pleas
ure and comfort which wo ul d be th us ( i.e . by pro
viding open space between houses) afforded to those 
living in the zone of houses separa ted 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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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 
F air 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 A venue 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 Stree,t, 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 J 
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 great 
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 for parking, but there are 
blocks where there is double and triple parking. 

The loading problem is also aggravated by the 
congested streets. 

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 installed soon 
and will help this situation, off-street areas will 
still be rieeded 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 Island 
Chamber of Commerce, Brooklyn, 
November 18, 1949 

Two problems predominate in the amusement 
area: the approaches are too narrow, causing auto 
bottlenecks; and there are not enough parking 
facilities to accommodate the crowds. Parking here 
is a seasonal problem (March 15th to September 
15th) during which times the weekends and the 
late afternoons present the biggest problem. 

Mr. George Wolpert, Executive Secretary, 
Chamber of Commerce of the Rockaways, 
Queens, November I I, 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. At present most of the hotels are in zones 
where parking lot operation is not permitted. This 
is the area's most pressing problem and demands 
immediate solution. 

Mr. Samuel Greenblatt, President, 
Hub-Third Avenue Association, Bronx, 
November 16, 1949 

There is no question that parking is one of the 
chief problems here. Areas like Elton A venue 
which have "No Parking" signs have chased away 
trade because people have no place" ~O:~park their 
cars. Trucks have to double park in· all cases, and 
this is the major reason for traffic congestion. 
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Mr. Stanley F. Meyers, Treasurer, 
204th St. and Bainbridge Ave. Association, 
Bronx, November 16, 1949 

This area is a good shopping center for the 
neighborhood. There are no outstanding problems 
except for the parking situation. There are a num
ber of people who come down from Westchester 
and use the streets of this vicinity for all-day park
ing. This has hampered deliveries to local stores 
considerably. It has created double parking at 
many points impeding the movement of traffic. 

THE COURTS HAVE RECOGNIZED 
THE NEED 

Although some off-street parking requirements 
are now included in the zoning ordinances of about 
200 cities, such regulations have not been chal
lenged in Court very often. However, the New 
York Court of Appeals has been quite explicit in 
recognizing the reservation of space for such pur
poses as a proper exercise of the police power. 

In Town of Islip v. Summers Coal & Lumber 
Co., 257 New York 167, 177 North Eastern 409 
(1931), a case involving a front yard requirement 
in a business district in Islip, the Court quoted 
f rom the Regional Plan Report, Vol. VI-Build
ings; Their Uses and Spaces about Them, in Re
gional Survey of New York and its Environs 
(p.136.) 

"\Vhen we come to consider the need 'of adequate 
space about ~tores for 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 frontage throughout the 
community and the preservation of adequate open 
space about the business buildings . . . In many 
suburban store district,: there is ample space in the 
aggregate. hut ... not properly distrihuted so as to 
give satisfactory means of access, space for loading 
and unloading, room for parking wi,thout interfer· 
ence of through traffic, and sufficient light and ven· 
tilation ... " 

Judge Pound then added: 
" ... a wise puhlic policy may require the owners of 
new buildings in husiness districts under proper con· 
ditions to set their buildings back from 'the street in 
order to enahle their husiness to function without 
congesting the 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 

no. Establishment of Control Over Use and Bnlk 

111. CO'\TTROL 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 eX'isting 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 f'Of the district in which such building, other 
structure or tract of land is located, and for no other 
purpose. Such use, change, extension, enlargement, 
reconstruction. structural alteration, conversion or reo 
location shall be subject to all other regulations set 
forth <Of 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. CO'\TTROL OVER BULK. 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 
h. 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 alpplicable regulations of this amended 
Resolution. 

120. Establishment of Districts and Maps 

121. ESTABLISHME'\TT 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: 

*Italiciz~words are defined in Article 6. 

RESIDENCE AND ASSOCIATED DISTRICTS 

RA·1 
RA·2 
RB·1 
RB·2 
RB·3 
RB·4 
RB·5 
RB·6 
RB·7 
RM 
RRA 
RRB 
RRC 

CA·1 

CA·2 

CA·3 
CA·4 
CB·1 
CB·2 
CB·3 
CB·4 
CB·5 

CB·6 

CC 

CD·1 
CD·2 
CD·3 
CM·1 

CM·2 

MA·1 
MA·2 
MB·1 
MB·2 
MB·3 
MC·1 

MC·2 

MC·3 

MD 

One.Family Detached Residence District 
One·Familv Detached Residence District 
General R~sidence District-FAR * 0.50 
Ge~eral Residence District-FAR * 0.80 
General Residence District-FAR * 1.40 
General Residence District-F AR* 2.40. 
General Residence District-F AR* 3.50 
General Residence District-F AR* 5.00 
General Residence District-FAR * 10.00 
Residence· Restricted· Manufacturing District 
Limited·Use Residence Retail District 
Limited·Size Residence Retail District 
General Residence Retail District 

COMMERCIAL DISTRICTS 

Restricted Commercial·Residence District: 
FAR* 3.50 

Restricted Commercial· Residence District: 
FAR* 10.00 

Restricted Commercial District: FAR* 10.00 
Restricted Commercial District: FAR * 15.00 
General Commercial District: FAR * 1.00 
General Commercial District: FAR * 1.40 
General Commercial District: FAR * 2.40 
General Commercial District: F AR* 5.00 
Central Commercial·Wholesale District: 

FAR* 10.00 
Central Commercial·Amusement District: 

FAR* 10.00 
Open Commercial·Amusement District: 

FAR* 2.40 
Heavy Commercial District : FAR * 0.80 
Heavy Commercial District : FAR * 1.40 
Heavy Commercial District : FAR * 5.00 
Commercial.Manufacturing District: 

FAR* 1.40 
Commercial·Manufacturing District: 

FAR* 3.50 

MANUFACTURING DISTRICTS 

Light Manufacturing District : FAR * 10.00 
Light Manufacturing District: FAR* 15.00 
General Manufacturing District : FAR * 2.00 
General Manufacturing District: FAR* 5.00 
General Manufacturing District: FAR* 7.00 
Industrial.Manufacturing District: 

FAR* 2.00 
Industrial.Manufacturing District: 

FAR* 5.00 
Industrial.Manufacturing District: 

FAR* 7.00 
Heavy Industrial.Manufacturing District: 

FAR* 5.00 

*F AR refers to floor area ratio, which is defined in sec· 
tion 618. 
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PROPOSED RESOLUTION 

122. !l\CORPORATION OF MAPS. The location and boun
daries of the districts established by this amended 
Resolution,are shown upon the zoning maps, which are 
hereby incorporated into this amended Resolution. The 
said zoning maps, together with everything shown 
thereon and all amendments thereto, shall be as much 
a part of this amended Resolution as if fully set forth 
and described herein. 

I talicized words are defined in Article 6. 
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130. When Effective 

This amended Resolution shall take effect immediately 
after approval by the Board of Estimate, or, if no action 
is taken thereon by the Board of Estimate, within thirty 
(30) days after it has been filed with the Board of 
Estimate. 



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 Di:>tricts 

3. Residence Retail Districts-RRA, RRB and RRC 
Districts. 

201. RESIDENCE DISTRICTS 

The Residence Districts set forth below are estalblished 
in order to protect and to promote public health, safety, 
moral~, comfort, convenience, prosperity and welfare. 
These general goals include, among others, the following 
specific purposes: 
1. To protect residential areas ~gainst 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 fior parking, and thus to protect public health, 
Slafety, 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, comf.ort 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 heal,th, 
safety, morals, comfort and welfare_ 
6. To protect residential areas, so far as is possihle 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, oomfort, 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. Tlo pratect 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 
stabili'ty 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 fur.ther the pu r
poses set forth above. 
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202. RM (RESIDENCE.RESTRICfE))' 

MANUFACTURING) DISTRICT 

An RM District is established in order to protect and 
to promote public health! safety, morals, oomfort, 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 locations for attractive 
modern landscaped factories which do not create any 
hazards, or creates noise, vibration, smoke, dust, odors, 
heat, glare I()r other objectionable influences which would 
be offensive across the boundaries Of the zoning lot, or 
require any heavy trucking, and 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 burden on the municipal transit system, and 
to protect public health, safety, comfort, 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
ficial 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 to be the legislative intent that the 
regulations of an RM District 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 estab
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, siJ(ety, comfort and 

~¥ ~ 1 

welfare. 

Italicized words are 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 off public streets for parking 
and loading activities associated with such development, 
and thus to promote public health, safety, comfort, con
venience, prosperity and welfare. 

3. To provide sufficient 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 particular suffi
cient depth from a street, to satisfy the needs of modern 
retail development, including the need for off-street park
ing space in areas to which a large proportion of shoppers 
come by automobile, an~us to promote public con
venience, prosperity and welfare. 

5. To encourage the tendency of retail development to 
cluster, to the mutual advantage of both consumers and 
merchants, and thus to promO'te 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 appmpriate development of all land, to pro
mote stability of residential and of retail development, to 
protect the chal'acter 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 hereby declared to 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 are set fOl1th in the table on page 147, by listing 
of permitted use groups and by cross-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 regulat1:ions. 



~ 
-.....J 

210. Residen(~e Districts - Use Regulations 
The use regulations applying in the several Residence Districts are set forth in the following tabl(', 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 Ill. The regulations on non-conforming uses (Article 8) and the 
administrative provisions (Article 16) are also applicable_ All italicized words are d('fined in Article 6. 

Within each vertical column, each rectangular space containing cross-references and separated by horizontal lines indicates a diff('rent set of regnlations 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. 
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The bulk regulations applying in the several Residence Districts are set forth in the f'Ollowing 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 administraltive provisi'ons (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 separalting the districts are indicated by notches on 
both sides 'Of the column, for visual convenience. 

A. B. REAR YARD SIDE' YARDS 
ANGLE OF LIGHT OBSTRUCTION 

FRONT AND REAR L. M 
FLOOR AREA 

C. D. E. F. G. H. I. 
SPECIAL SET·BACKS 

SPECIAL EXCEPTI'ONS AL'ONG J. K. 
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DISTRICTS 

RA·l 

RA·2 

RH·I 

RB·2 

RB·3 

RH·4 
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N. 
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220. Residence Districts - Bulk Regulations (Continued) 

O. USABLE OPEN SPACE T. 
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R. S. 

MINIMUM SPACING AMOUNT FOR SUBSTITUTION 
BETWEEN BUIl.DINGS ON (SQUARE FEET) AND MAXIMUM FOR MINIMUM OF ROOF SPACE REGULATIONS APPLYING DISTRICTS 
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RH·3 
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1660 . 
1662 
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PROPOSED RESOLUTION 

ADDITIONAL BULK REGULATIONS IN 
RESIDENCE DISTRICTS 

In addition to the bulk regulations set forth in the 
tables in se~tion 220, the following bulk regulations shall 
also apply in an RA and an RB District. 

221. GEXERAL REGULATIONS 
(N 0 additional regulations) 

222. FLOOR AREA RATIO 
(No additional regulations) 

223. YARDS 

223.10 FRONT YARDS 

223.11. In An' RB·3 District. In an RB·3 District, 

where at least one·half (~) of the frontage within 
a block is developed with buildings having ten 
(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 (10) feet shall be 
provided. 

223.20. REAR YARDS 

223.21. Level Of Rear Yards In An RB District. 

In an RB District, the level of a rear yard shall 
not be higher above natural grade level (meas· 
ured as the mean level along the rear lot line) 
than is permitted in the schedule immediately 
below. 

Districts 

RB·l, RB·2, RB·3, 
RB·4 and RB·5 

RB·6 and RB· 7 

Maximum Permitted Height 
Above Natural Grade Level 
(As Measured Above) 

6 feet 
12 feet 

However, when the curb level for a zoning lot 
and the curb level for another zoning lot (or other 
zoni ng lots) located across common rear lot lines 
are both higher than natural grade level (as meas· 
ured above) for the zoning lot under consideration, 
the permitted height of the level of a rear yard 
for such zoning lot may be measured above curb 
level and shall be regulated in accordance with the 
above schedule. In addition, in other cases of un· 
usual topography, the Department of Housing and 
Buildings may permit a similar substitution of 
curb level for natural grade level, if such substitu· 
tion will not create hardship for adjoining zoning 
lots. 

223.22 For Corner Lots. In an RA and an RB Dis,' 
trict, the rear yard for e~ery corner lot shall extend 
unobstructed to one (1) street frontage, so as to 
provide through block ventilation. However, in 'an 
RB·7 District, the rear yard on a corner lot for a 
distance of seventy (70) fee~ f;!.>m a street line 
shall be ten (10) feet. . 

I taficized words are defined in Article 6. 
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Illustration of Section 223.22 
RA and RB-I-6 Districts 

Illustration of Section 223.22 
RB· 7 District 

223:23. For Through Lots. In an RA and an RB·l 

District, no rear yard regulations shall apply to 
any through lot. 

In an RB-2,an RB·3, an RB·4, an RB·5, an 
RB·6 and an RB·7 District, no rear yard regula. 
tions shall apply to any through lots which extend 
less than one hundred and ten (1l0) feet in 
greatest depth between the streets on which such 
through lots front. 

In these districts, all through lots which extend 
one hundred and ten (1l0) feet or more in greatest 
depth hetween the streets on which such through 
lots front shall conform to either one or the other 
of the regulations set forth below. 

Either-
a. Open Space Linking Adjoining Rear Yards. On 
such through lots, an open space for block venti· 
lation (linking the rear yards of the adjoining 
zoning lots) shall be provided, sixty (60) feet 
wide and midway between the two (2) streets. Such 
open space shall be unobstructed, except as per
mitted in section 732. 

, 



Or-

b. Open Space Along Abutting Lot Lines. An open 
space for block ventilation shall be provided, 
thirty (30) feet wide and extending from street to 
street along all adjoining lot lines. Such open 
space shall be unobstructed, except as permitted 
in section 732. 

Illustration of Section 223.23 

223.24. For Deep Interior Lots In An RB·4, An 

RB·5, An RB·6 And An RB·7 District. In an RBA, 

an RB·5, an RB·6 and an RB· 7 District, where any 
rear lot line of an interior lot is (a) one hundred 
and ten (110) feet or more from the front street 
line of such lot and (b) not equidistant from an· 
other street in the opposite direction, the Depart· 
ment of Housing and Buildings may require exten· 
sion of the rear yard on such interior lot to connect 
with the rear yards on adjacent zoning lots, in 
order to achieve through block ventilation. 

223.30. SIDE YARDS 

223.31. In An RB·l District. In an RB·l District. 

two (2) side yards shall be provided on all zoning 
lots, in accordance with the regulations set forth 
below. 

a. For One·Family Detached Residences. For all 
zoning lots developed with one-family detached 
residences, two (2) side yard4 shall be provided, 
with a combined width of thirteen (13) feet. No 
side yard shall be less than five (5) feet wide. 
b. For All Other Zoning Lots. For all other zoning 
lots, two (2) side yards shall be provided, each 
eight (8) feet wide. However, for any zoning lot 

ARTICLE 2 

developed with a detached residential building 
over sixty (60) feet in length, the width of each 
side yard shall be increased by one·half (Y2) foot 
for eachilertif (10) feet or fraction thereof by which 
the length of that building exceeds sixty (60) feet. 

c. Maximum Length Of A Detached Residential 
Building. The maximum overall dimension of any 
detached residential building, taken parallel to a 
building wall and measured between the exterior 
faces of exterior walls, shall not exceed one hun· 
dred (l00) feet if any portion of such detached 
residential building is within seventy (70) feet of 
a street line. 

223.32. Modifications For Existing Narrow Lots 

In An RA·l District. In an RA·l District, on a 
tract of land Jess than fifty (50) 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 still so owned, 
four (4) inches shall be deducted from the reo 
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 be 
less than five (5) feet wide. 

223.33. Modification For Existing Narrow Lots In 

An RA·2 And An RB·l District. In an RA·2 and 
an RB·l 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 
still so owned, four (4) inches shall be deducted 
from the required combined width of the side 
yards for each foot by which the tract is narrower 
than forty (40) feet. However, in such cases no 
side yard shall be less than five (5) feet wide. 

223.34. Modifications For Detached Residential 

Buildings On Existing Narrow Lots In An RB·2 

And An RB·3 District. In an RB·2 and an RB·3 
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 
still so owned, a detached residential building may 
be constructed with less than the required side 
yards only if such tract is adjacent on both sides 
to zoning lots occupied by existing detached resi· 
dential buildings. In such cases, four (4) inches 
shall be deducted from the required combined 
width of the side yards for each foot by which the 
tract is narrower than forty (40) feet. However, 
in such cases no sUdh side yard shall be less than 
three (3 ) feet wide. 
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224. ANGLE OF LIGHT OBSTRUCTION 

224.10. SPECIAL REGULATIONS FOR CORNER AND 
THROUGH LOTS 

224.11. Rear Angle For Corner Lots. On corner 
lots in an RA and an RB District, rear angle of 
light obstruction regulations shall apply along 
those Iportions of side lot lines or rear lot lines 
which are seventy (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) street eighty (80) 
feet 'Or more in width, the maximum permitted 
rear angle of light obstruction along all parts of 
rear lot lines which are within one hundred (100) 
feet of the street eighty (80) feet or more in 
width shall be seventy·six (76) degrees. 

224.13. Rear Angle For Through Lots In An RB 

District. In an RB·1 District, no rear angle of 
light obstruction regulations shall apply to any 
through lot. 

In an RB-2, an RB-3, an RB.4, an RB-5, 
an RB-6 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 on wh!ch such through lots front. 

In these districts, all through lots whicb extend 
one hundred and ten (110) feet or more in greatest 
depth between the streets on which such through 
lots front shall conform to either one or the other 
of the regulations set forth below. 

Eitber-

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 
lots front, in accordance with section 223.23 (yards 
for through lots), rear angle of light obstruction 
regulations (as set forth for rear lot lines in sec· 
tions 74,0.10 and 741) shall apply along the center 
line of such open 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 lot lines, in accordance with section 
223.23 (yards for through lots), rear angle of 
light obstruction regulations shall apply when 
such lot lines are seventy (70) feet or more from 
a street, and also when such lot lines are common 
rear lot lines for the off· set po¥tion of the through 
lot and for an adj'oining zoning lot. 

Italicized words are defined in Article 6. 
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225. SET· BACK REGDLATIOl\S 

225.10. FOR NON·RESIDENTIAL BUILDIl\GS IN AN RA 
DISTRICT. 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, t.\)e height 
above curb level of any front exterior wall of such 
a building 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 lut line 
or side lot line respectively. 
225.20. FOR RESIDENTIAL BUILDINGS OVER Two (2) 
STORIES HIGH AND FOR NON·RESIDENTIAL BUILDINGS 
IN AN RB-l DISTRICT. In an RB-l District, every 
residential building which has more than two (2) 
stories and an attic above natural grade level, and 
every building or other structb'l,re used for any use 
(except an accessory use) which is listed in use 
groups 4 and 5 or permitted under sections 1651-
.21-.22 and 1651.31, shall conform to the regu· 
lations set forth below. 
a. Height in Front. At any given point, the height 
above curb level of any front exterior wall of such 
a building 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 lot line or 
side lot line respectively. 
225.30. FOR )lESIDENTIAL BUILDINGS OVER THREE 
(3) STORIES HIGH AND FOR NON·RESIDENTIAL BUILD· 
INGS IN AN RB-2 DISTRICT. In an RB-2 fiistrict, 
every residential building which has more than three 
(3) stories and an attic above natural grade level, 
and every building or otber structure used for any 
use (except an accessory use) which is listed in use 
groups 4 and 5 or permitted under sections 1651-
.21-.22 and 1651.31, shall oonform to the regula. 
tions set forth below. 
a. Height in Front. At any given point, the height 
above curb level of anv front exterior wall of such 
a building shall not ex~eed one and one·haW (I ) 
times 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 
one and one·half (I ) times the shortest distance 
between such wall and the rear lot line or side lot 
line respectively. 
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226. UNITS OF LIGHT ACCESS 

226.10. EIGHT t8) U:->ITS REQUIRED IN SIXTY (60) 
FOOT AR£'-\ FOR LI GHT ACCESS. In an RA and an RB 
District, for all legally required windows in all 
buildings except one· famil y detached residences, at 
least eight (8) units 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) units 
shall be contiguous. 

PL.A>-l 

$ UIJOeSTl4 o,JC. T E-D 
UUIT 5 O~ \...t G I.4T 

ACC.~5~ OF- W~\ C'4 

10 M U '5T f> E- COUT IGUOU -:;' 

ZONIt..lG LOT 

Illustration of Section 226.10 

227. SPACI:->G BETWEE:\T DETACHED BUILDI:\TGS ON A 
SINGLE ZONING LOT. 

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 shaH confmm 
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 appli cable 
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. BETWEE:\T Two (2 ) OR MORE ONE-FAMILY 
DETACHED RESIDENCES IN A:\T 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 resi.dences 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 wall s 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 satisfyin g 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 ~he ' 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 
deve lopment 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. BETWEE:\T Two (2) OR MORE ONE-FAMILY 
DETACHED RESIDE:\T CES I N AN RA-2, AN RB-1, A:\T 
RB-2 AND AN RB-3 DISTRICT. 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 di stance between the neares t points 
of any exterior building walls sha ll in no case be 
less than thirteen (B) 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 a rea 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 acoordance 
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. BETWEEN P ERMITTED NON - RESIDENTIAL 
BULDI"iGS AND OTHER BUI LDINGS ON THE SAME 
LOT WITH ONE-FAMILY DET ACHED RESIDENCES 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, 
where permitted non-residential buildings (except an 
accesso ry building) are on the same zoning lot with 
one-family detached residences which are subject 
to the provi sions of sections 227.10 or 227.20, the 
minimum di stance between the nearest points of the 
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exterior building walls of any permitted non-resi
dential building and of any other permitted build
ing (except an accessory building) shall be equal 
to the height of the taller building, measured above 
natural grade level. 

227.40. BETWEEN OTHER DETACHED BUILDINGS IN 
AN RB DISTRICT. In an RB District, if two (2) or 
more detached buildings, not subject to the proyi
sions of sections 227.20 or 227.30 above, are de
veloped on a single zoning lot under single owner
ship or control, the spacing between the nearest 
points of exterior building walls shall conform to 
the regulations set forth below. 

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 obstruction applicable in the dis
'trict in which the building is located shall be 
applied in the opposite direction from the build
ing walls, to contml the height of the other build
ings on the same zoning lot. The angle of light 
obstruction specified in the district regulations 
may be averaged in accordance with the regula
tions of the district in which the building is lo
cated, but may not be averaged over a continuous 
lineal distance of more than one hundred and 
twenty (120) feet. 

For any such detached building with end walls 
less than seventy (70) feet in length, the above 
provisions shall not apply to any two (2) of such 
end "walls, to be selected by the developer. How
ever, in such cases the minimum distance between 
the nearest points of exterior building walls of 
any two such detached bnildings shall be ten 
(10) feet. 

a. 

~ EQUAL iO OR LESS THAN MAX. ANCL~ ALLOWeD. 
'2 

Illustration of Section r;'i~l 

Italicized words are defined in Article 6. 
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227.42. Special Regulations For Detached Resi

dential Buil~~ngs In An HB-l District. The special 
regulations set forth below shall apply to detached 
residential buildings in an RB-l District. 

a. Maximum Length Of A Detached Residential 
Building. The maximum overall dimensi'on of 
any detached residential building, taken parallel 
to a building wall and measured between the ex
terior faces of exterior walls, shall not exceed one 
hundred (l00) feet if any portion of such de
tached residential building is within seventy (70) 
feet of a street line. 

b. Space Between Ends Of Such Detached Resi
dential Buildings. For buildings subject to the 
provisions of section 227.42(a) above, the mini
mum distance between the nearest points of s~~ch 
buildings shall be twenty (20) feet. 

227.50. CO,,{FORMITY WITH REQUIREMENTS FOR 
UNITS OF LIGHT ACCESS. Where the requirements 
set forth in section 227.41 above vary from the re
quirements of the district for units of light access 
for legally required windows, the more restrictive of 
the two requirements shall control. 

228. USABLE OPEN SPACE 

228.10. MINIMUM A,,{D 1\'hXIMUM TOTAL AMOUNTS 

OF REQUIRED USABLE OPEN SPACE IN AN HB-3, A"{ 
RB-4, A" RB-5, AND A"{ RB-6 DISTRICT. In an RB-3, 
an RB-4, an RB-5 and an RB-6 District the require
ments for usable open space set forth in the district 
regulations shall be subject to the modifications set 
forth below. 

a. Minimum Usable Open Space Hequired On A 
Zoning Lot. The total usable open space required on 
a zoning lot in these districts shall in all cases be at 
least equal to the amount set forth in the schedule 
below as the minimum amount of required usable 
open space in relation to the floor area on that zon
ing lot. 

b. Maximum Usable Open Space Required On A 
Zoning Lot. The total usable open space required on 
a zoning lot in such districts need in no case be more 
than the amount set forth in the schedule below as 
the maximum amount of required usable open space 
in relation to the floor area on that zoning lot. 

District 

RB-3 
RB-4 
RB-5 
RB-6 

Minimum Total 
u~;hfe()Pe~Sp~ce 

1/6 of floor area 
1/10 of floor area 
1/12 of floor area 
1/14 of floor area 

Maximum Total 
Usable OpenSpace 

1/3 of floor area 
1/5 of floor area 
1/6 of floor area 
] /7 of floor area 



228.20. MINIMUM DIMENSIONS 

228.21. In An RA, An RB·l, An RB·2, And An 

RB·3 District. In an RA, an RB·l, 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 buildings 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. SUBSTITUTION OF ROOF SPACE AND BAL· 
CONIES FOR REQUIRED 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 rDof 
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 f.orth below. 

a. Minimum Dimension. Such open space on a 
roof shall have a minimum dimension of at least 
fifteen (15) feet, measured from inside Df 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 th~ 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 singl y 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 balconies 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 shaH 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 Dr 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 c·lathes 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 BuHdings. 

d. Accessibility. No balcony Cor 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 (Y3) 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 public 
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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0- 230. Districts Associated With Residence Districts - Use Regulations 

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 u,ses (Article 
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 Jines 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 separafting 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 Distri ots. 
RRA and RRC Districts may be mapped within all RA, RE and RM Districts. However, RRR Districts may be mapped within RE-3 through RB-7 Districts only. 

I'ERMITTEU USES 

A. B. C. D. E. F. 
'I. ALL US ES LISTED IN THE FOLLOWING USE GROUPS ADDITIONAL USES. ACCESSORY PRODUCTION ACCESSORY AC"c:ESSORY 

ACCESSORY SUBJECT TO AND SEIlVICI,NG OF OFF·STREET OFF·STREET 
DISTRICTS I 2 3 ..j s 6 7 8 9 10 11 12 13 14 1S 16 17 18 AOMIN1S~RATI VE ArPHQVAL GOODS PARKING SPACES LOADING BERTHS SIGNS DISTRICTS . "' 

See :;t'(' I,ion ~ 
1651.10·.1:\ 

See sections 1651.20-.22 
RM 12 4';; I~ 1651.30·.31 

" 1211 RM 
1651.41·.42 • .44 
1652. 1652.50 1212 
1660·1661 

: 

Resid(mce Retail 
DistriCIS: 

RRA 1 2 456 Sec section!". See section See section Se~ J:lections RRA 
1651.10·.13 

232,20 1Il0 1651.20. ,22 1021 
165 1.30 •. 35 

1132.10 1651.41-.44 
1651.51 See sections 
1652, 1652:10 

1221 1652.31 
1652.41 1222 

RRB 1660·1661 
RRB 1 2 ·15678 

See sections 
1651.10·.13 
1651.20, .22 
1651.30, .32·.35 
1651.41·,44 

RRC 12345678 1651.51 RRC 
1652, 1652.10 
1652.31 
1652.41, .43 
1660·1661 

It 
r-.t£.,r '~ .. 



DISTRICTS 

RM 

Residence Retail 

111 
'-J 

DistriclS : 

RRA 

RRB 

RRC 

II' 

230. Districts Associated With Residence Districts - Use Regulations (Continued) 

REQUIRED ACCESSORY PARKING AND LOADING ADDITTONAL USE REGULATIONS 

G. H. J. ALL USES LISTED J. K . L. 
ACCESSORY ACCESSORY IN THE FOLLOWING 

SPECIAl. IN OTHER USE GROUPS 
OFF. STREET OFF·STREET ARE NOT PERMITTED DISTRICT ALONG DISTRICT SPECIAl. 

PARKING SPACES LOADING BFRTHS ABOVE THE GROUND FI.OOR REGUI.;\ TIONS BOUNDAR IES I.OCATIONS DISTRICTS 

1. For uses required to 

C 
See sections be within enclosed 

See sections 1I21·1124 huildings, see section 
1022·1024 1I31 231.10 
1040 1I32.10 2. For landscaping 

1140 regulations, see 
section 231.20 

1= 

E For automotive service 

uses near schools, parks 
6 For ll,~es required to he 

and pla)'gr{)lJ n d~! See sections See sections within enclosed buildings, 
Sc::c s~t:tjons 1022·1024 1121·1124 see section 232.10 1311 see seetions 

1040 : 1131·1132 1331 
:1= 

1411·1413 
1140 1350 

fum . 
= .. 6,7 and 8 = 

RRC 



PROPOSED RESOLUTION 

ADDITIONAL USE REGULATIONS IN 
DISTRICTS ASSOCIATED WITH 

RESIDENCE DISTRICTS 

In addition to the u~e regulations set forth in the table 
in section 230, the following use regulations shall also 
apply in an RM District and in Residence Retail District.s. 

231. IN AN RM DISTRICT 

231.10. WITHIN ENCLOSED BUILDING.S. In an RM 
District, the permitted uses shaH, except as other
wise specifically stated in the permitted use groups, 
be within completely enclosed buildings. 

23{20. LANDSCAPING. In an RM District, any part 
of a zoning lot not used for buildings 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. 

Italicized words are defined in Article 6. 

158 

232. IN RESIDENCE RETAIL DISTRICTS 

232.10. WITHIN ENCLOSED BUILDINGS. In Residence 
Retail Districts, the permitted uses shall, except as 
otherwise specifically stated in the permitted use 
groups, be within completely enclosed buildings. 

232.20. ACCESSORY PRODUCTION AND SERVICING OF 
GOODS. In Residence Retail Districts, not more 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 a capacity of more than 
one-half (1f2) horsepower shall be used for such 
production and servicing. 

240. DISTRICTS ASSOCIATED WITH RESI
DENCE DISTRICTS - BULK REGULA
TIONS 

The bulk regulations applying in the RM and the 
several Residence Retail Districts are set forth in the 
table on page 159, by specifying the appropriate figures 
and by cros~·refe:rence to other applicable regulations. 
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240! Districts Associated With Residence Di.stricts - Bulk Regulations 
The bulk regulations applying in the RM and in the several Residence Retail Districts are set forth in the followin g 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 
applicable. All italicized words are defined in Article 6. 
Wilthjn 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 gl'OUp of di stricts, the lines separating the di stricts are indicated by notches on 
hoth sides of the column, for visual convenience. 
Residence Retail Districts are mapped within Residence Dtstricts and RM Districts, and derive their bulk regulations from those Residence Districts or RM Districts. 
BRA and RHC Distri cts may be mapped within all HA, RB and HM Districts. However, HHB Districts may be mapped within RB-3 through HB-7 Di stricts only. 

A. 

DISTRICT 

RI\! 

FOR THE FOI.LOWING TYPES 
OF USES, 

1. For all uses listed in u!'e 
J,!rollp'" 1, 2,4 and 5 

2. For all II S C$ Ii stc-d in U St~ 

group 14 or permith~tI 

nnd.·r ~~d i()n 1652.50 

I . For ull IIses listed in use 
gro1lps I and 2 

Il. 
HOOR AREA 

RATIO
MAXIMUM 

PERMITTED 

O.:lO 

'c. 

FRONT YARD
REQUIRED 

DEPTH 

,10 feet 

D. 

REAR YARD
REQUIRED 

DEPTH 

]00 fect
see !'ection 

241.31 

E. 

SIDE YARDS
REQUIR ED 

W IDTH 

:ANGLE OF LIGHT OBSTRUCTION. 
FRONT AND REAR 

F. MAXIMUM 
PERMITTED 

G. MINIMUM FOR 
AVERAGING 

All tlw bulk regulations of an IIB·l Distri,·t shall apply. 

Two, c;1('h 100 fed 
in width-

' ~('r ~eclion 241.:n 

:~ !) " 10" 

H. 

, 

SET·BACKS 
REQUIRED 

All the bulk re~lI1ation s ~ f the Ut:sidNICl' nr H\I /JiMrict withi n which Ihe Rf:sidef/ct~ RClail District 
is mapped shall apply. 

I. 

LIGHT ACCESS UNITS
MI N IMUM REQUIRED 

Sri': set-tion 241.61 

~ ... :"' 

Residence 1\ II 
Retail: 

RRA , 

RRB and 

RRC 

2. For buildings containing 
those us e,~ lis ted in use 
groups '3, 4, 5, 6, 7 or 8 
and are permitwd in the 
respective districts 

Not requ ired-
see set·tion 

242.:11 

All the bulk rt~g llhtli()n:; of the Rt'sitit~'lf 'e or H\1 District within which the RI'sidt'IICC Rdai/ /)ist rir/ 
is maPIH'd :-; hall apply, eX ('t"IH for the fn llo\·,: jllf! JlnlVi~i () ns: 

For permitted 
height aho,'c ground. 

see ~cction 242.32 

Not req uired

see ~e(' t io n 242.31 
Not required-

see section 
242.51 

See section 242.61·.62 

DISTRICT 

R1\I 

Residence 
Retail: 

RRA. 

HRB and 

RRC 

/ 



PROPOSED RESOLUTION 

ADDITIONAL BULK REGULATIONS IN 
DISTRICTS ASSOCIATED WITH RESIDENCE 

DISTRICTS 
In addition to the bulk regulations set forth in the 

table in section 240, the following bulk regulations shall 
also apply in an RM District and in Residence Retail 
Districts. 

241. h AN RM DISTRICT 
241.10. GENERAL REGULATIONS 
(N 0 additional regulations) 
241.20. FLOOR AREA RATIO 
(No additional regulations) 
241.30. YARDS 

241.31. Rear And Side Yards For Non-Residential 

Uses In An RM District. In an RM District, for 

all zoning lots developed with uses which are listed 
in use group 14 or permitted under section 
1652.50, a rear yard of one hundred (100) fee,t, 
and two (2) side yards of one hundred (100) 
feet each, shall be -provided. However, where a 
rear lot line or a side lot line of such a zoning lot 
adjoins (a) a cemetery, airport, railroad right of 
way. or bulkhead line (or a shoreline where Ill) 

bulkhead lines have been established), or (b) an
other zoning lot occupied by a use which is listed 
in use group 14 or permitted under section 
1652.50, or (c) another zoning lot which is lo
cated in a Manufacturing District, a rear yard or a 
side yard of forty (40) feet shaH be provided. 

241.40. ANGLE OF LIGHT OBSTRUCTION 
(No additional regulations) 
241.50. SET-BACKS 
(;\'0 additional regulations) 
241.60. LIGHT ACCESS UNITS 

241.61. Eight (8) Units Required In The Sixty 
(60) Foot Area For Light Acce~1n an ~RlVIDI; 
trict for all legally required windows in all build
ings except one-family detached residences, at least 
eight (8) units 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) 
units shall be contiguous. 

241.70. SPACING REGGLATJONS BETWEEN DETACHED 
BULDINGS ON A SINGLE ZONING LOT. 
(N 0 additional regulations) 
241.80. USABLE OPE,\, SPACE 
rNo additional regulations) 

242. h RESIDENCE RETAIL DISTRICTS 
242.10. GENERAL REGULATIONS 

242.11. Maximum Size Of Stores In An RRB 

District 'In an RRB Dist~i~t, the floor area of any 

reta~r other establishment li1trd; in use groups 
6, 7 or 8 shall not exceed two'thousand (2,000) 
square feet. 

Italicized words are defined in Article 6. 
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242.20. FLOOR AREA RATIO 
(No additional regulations) 
242.30. YARDS 

242.31. No F ront And Side Yard Requirements. 

In Residence Retail Districts, the front yard and 
side yard regulations of the RA or the RB Dis
trict within which such Residence Retail District 
is mapped shall not apply. However, if any side 
yard is provided, its required width shall be eight 
(8) feet. 
242.32. Level Of Rear Yards In High Bulk Dis
tricts. In Residence Retail Districts mapped within 

an RB-4 an RB-5. an RB·6 and an RB· 7 District, 
the level of a re~r yard shall be not more than 
twenty-three (23) feet above natural grade level. 
The provisions of secti'on 223.21 for measurement 
of natural "rade level and for substitution of curb 

o . 
level shall apply. Not more than one (1) full 
story above natural grade level (or curb level) 
shall be beneath such rear yard. 

242.40. ANGLE OF LIGHT OBSTRUCTlO" 
(No additional regulations) 

242.50. SET-BACKS 
242.51. No Set-Back Requirements. In an RRA 

and an RRC District, the set-back requirements set 
forth in section 225 shall not apply. 

242.60. U:~ITS OF LIGHT ACCESS 
242.61. In Residences, And Above First Floor In 

Hotels And Non-Residential Buildings. In Resi

dence Retail Districts, for all legally required 
windows, 
a. In all residences except one-family detached 
resideftces, and 
b. Above the first floor of all buildings which are 
used for u,les listed in use groups :), 4 and 5. 

at least eight (8) units of light access, located 
,within the sixty (60) foot area for light access, 
shall be unobstructed, in acoordance with the 
provisions of section 762. At least six (6) of such 
eight (8) units shall be contiguous. 

242.62. In Basement And First Floor In Hotels 

And l,on-Residential Buildings. In Residence Re

tail Districts, for all legally required windows in 
the basement 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, located within 
the forty (40) foot area for light access, shall be 
unobstructed, in accordance with the provisions of 
section 762. At least six (6) of such eight (8) 
units shall be contiguous. 

242.70. SPACI;'\G REGULATIO'iS BETWEEN DETACHED 
BUILDINGS 0" A SINGLE ZO'iI'iG LOT. 
(No additional regulations) 
242.80. USABLE OPE,\, SPACE 
(No additional regulations) 



ARTICLE 3. COMMERCIAL DISTRICTS 

The Commercial Districts set forth below are estab
lished in order to protect and promote public health, 
safety, comfort, convenience, prosperity and welfare_ 
These general goals include, among others, the following 
specific purposes: 

1. To protect commercial development, so far as is 
possible and appropriate in each area, against the 
establishment of uses which would create hazards, 
offensive noise, vibration, smoke, dust, odors, heat, 
glare, or other objectionable influences, or heavy truck
ing traffic, and thus to protect public health, safety, 
convenience, prosperity and welfare. 

2. To protect commercial development against conges
tion, so far as is possible and appropriate in each area, 
by limiting the bulk of buildings in relation to the land 
around them and to one another, and thus to protect 
public health, safety, convenience, prosperity and wel
fare. 

3. To provide sufficient space in appropriate locations 
for the transaction of all types of commercial and mis
cellaneous service activities in beneficial relation to one 
another, and thus to strengthen the economic base of 
the community and to protJct public convenience, 
prosperity and welfare. 

4. To provide appropriate space, and in particular 
sufficient depth from the street, to satisfy the needs of 
modern commercial development, including the need 
for off-street parking space in areas where a large pro-

portion of customers come by automobile, and thus to 
protect public safety, convenience, prosperity and wel
fare. 
5. To encourage the tendency of commercial develop
ment to concentrate, to the mutual advantage of both 
consumers and merchants, and thus to promote public 
convenience, prosperity and welfare. 

6. To promote the most desirable use of land in 
accordance with a well-considered plan, to promote the 
beneficial and appropriate development of all land, to 
promote stability of commercial development to pw
tect the character and established pattern of desirable 
development in each area, to conserve the value of 
buildings, t'O enhance the value of land, 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 intent that the 
regulations of the Commercial Districts set forth below 
shall be liberally construed in order to further the pur
poses set forth above. 

310. COMMERCIAL DISTRICTS - USE REGU· 
LATIONS 

The use regulations applying in the several Commer
cial Districts are set forth in the table on pages 162 and 
163, by listing of permitted use groups and by cross
reference to other applicable regulations. 

161 



The use regulations applying in the several Commercial Districts are set forth in the following table, by listing of permitted use groups and by cross-reference t'O other 
applicable regulations. The extent of control established over each type of use is defined in secti'On 111. The regulati'Ons 'On non-conforming uses (Article 8) and the 
administrative provisions (Article 16) are also applicable. All italicized words are defined in Article 6. 
Within each vertical c'Olumn, each rectangular space containing cross-references and separated by horizontal lines indicates a different set 'Of regulations even th'Ough 
thc 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 n'Otches 'On 
both sides of the column, f'Or visual convenience. 

PERMITTED USES 

A. B. ADDITIONAL USES. C. ACCESSORY PRODUCTION D. ACCESSORY E. ACCESSORY F. SIGNS 
All USES LISTED IN THE FOLLOWING USE GROUPS SUBJECT TO AND SERVICING OFF·STREET OFF·STREET 

DISTRICTS I 2 3 4 567 8 9 10 II 12 13 14 15 16 17 18 ADMINISTRATIVE APPROVAL OF GOODS PARKING SPACES LOADING BERTHS DISTRICTS 

CA·l See sections 
See sections 

CA·l 
1651.10·.13 
1651.30, .36 1231 

CA.2 1651.41·.42, .44 1232 CA.2 
r 1234567 9 1651.51 

1652, 1652.10 
CA·3 1652.31 CA·3 

1652.41, .43 

I'·h:. 1660·1661 
CA·4 CA·4 

1= 
CB·l See sections CB·l 1651.10·.1.3 

- 165I.:lO, .34 Sec section Sec section Sec sections 1651.41.A2, .44 
CB·2 1651.51 313 1021 1110 

CB·2 1652, 1652.10 1132.10 - 1652.21 See sections 
1652.31 1241 

CB·3 1652.41, ,43 
1242 CB·3 1660·1661 

- I 23 4 5 Ii 7 8 9 10 

CB·4 
See sections CB·4 

1651.10·.13 
1651.41 .. 42, .44 

CB·5 1651.51 
CB·5 1652. 1652.10 

1652.21 I- 1652.31; 

CB·6 
1652.41, .43 

See section CB·6 1660·1661 
1250 

: * 1= = 
See sections 

1651.10·.13 
165UO, .34 
1651.41 . .42,·.44 

1 2 3 4 5 67 8 9 10 11 12 
1651.51 

CC 1652.1652.10 CC 
1652.21·.23 
1652.:11 
1652.41 • .43 
1660·1661 

\ 

: 
CD·l 

I- CD·l See scr.tions 
CD·2 1234567891011 13 1651.10·.13 See section See sections CD·2 1651.30, .37 313 I- - 1241 
CD·3 1651.41·.42, .44 

1242 CD·3 1651.51 
1652.1652.10 

CM·l 1652.21·.23 

~ - 1234567891011 131415 I- 1652.31 See section -l- . to 1652.41·.43 
CM·2 1660·1661 313 

CM·2 
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G. 

DISTRICTS 

CA·l 

CA·2 

CA·3 

CA·4 

CB·l 

CB·2 

CB·3 

CB·4 

CB·5 

CB·6 

CC 

CD·l 

CD-2 

CD·3 

CM·I 

CM·2 

310. Commercial Districts - Use Regulations (Continued) 

REQUIRED ACCESSORY 
ADDITIONAL USE REGULATIONS 

PARKING AND LOADING , 

ACCESSORY H. ACCESSORY I SPEOAL J. ALONG K. IN OTHER 
OFF·STREET OFF·STREET DISTRICT DISTRICT SPEOAL 

PARKING SPACES LOADING BERTHS REGULATIONS BOUNDARIES LOCATIONS DISTRICTS 

See sections See sections 
1022·1024 311 CA·I 
1040 312.10 

See sections 
S(>e sections CA·2 

1022·1024 
1121·1124 For automotive 

1040 
1131·1132 CA-3 
1140 See section service llses 

See sedions 311 near schools, parki-' 
]022·1024 

CA·4 

1040 and playgrounds, 

See sections 
~ see sections 

See sections CB·I 
1022·1024 1311 14ll·1413 
1040 

See sections 1331 

See 5Cctions i' 1121·ll24 1350 

1022·1024 1131,1l32 CB·2 

1040 ll40 

l- I-
See secOons 

1022·1024 See section e8·3 
1040 311.10 

See se(~tions 
1022-1024 

See sections 
CB·4 

1040 
1121-ll24 
1I31·ll32 

CB·5 See section!' 114O 
1022·1024 1. For automotive service uses ]040 CB·6 

.: near schools, parks and play-

See tieclions 
grounds, see sections 1411-~'U3 

See sections 1121·1124 
2. For advertising signs ne,s.r 

1022-1024 1131-1132 
parks and parkwllYs. see secti<fn CC 

1040 114O 
1420'0 

See sections 
1022·1025 See sections CD-I 
1040 1I21·1124 

1131 See seetions 
See seetions 1132.IQ 1311 

1022·1025 1140 See ~ctions 1322 
For automotive service CD-2 

1040 311.lO 1331 uses near schools. parks 
See sedions 312.20 13;;0 

See sections 1121-1124 and playgrounds, 

1022·1025 1131 
Hee sections 

1040 ~~~~_10 CD·S 

~ 1411-1413 
See sections 

1022·1025 Sf'e sections CM·l 
1040 1121·1124 See sections 

1131 311.10 
See sections 1132.10 312.30 

1022-1025 CM-2 
1040 1140 I 



PROPOSED RESOLUTION 
, 

ADDITIONAL USE REGULATIONS IN 
COMMERCIAL DISTRICTS 

In addition to the use regulations set forth in the tabte 
in section 310, the following use regulations shall also 
apply in Commercial Districts. 

311. LOCATION WITHIN BUILDINGS 

311.10. WITHIN ENCLOSED BUILDINGS. In a CA, a 
CB, a CD and a CM District, the permitted uses 
shall, except as otherwise specifically stated in the 
permitted use groups, be within completely enclosed 
buildings. 

311.20. FAf,)ADE REGULATIONS. In a CA District, ail 
uses marked with asterisks in the permitted use 
groups shall be located only as follows: 
a. On a floor above or below the ground floor, or 
b. On the ground floor, but not within fifty (50) 
feet from the street line and with no display window 
facing on the street. 

312. RESTRICTIONS ON NON-RESIDENTIAL USES IN RESI
DENTIAL BUILDINGS. 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 
below: 

312.10. IN A CA-I DISTRICT. In a CA-I District, no 
uses listed in use groups 6, 7 or 9 shall be located 
above the ground floor in such buildings. 

Italicized words are defined in Article 6. 
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;112.20. IN A CD DISTRICT. In a CD District, no 
uses listed in use group 13 shaH be located in such 
buildings. 

312.30. IN A CM DISTRICT. In a CM District, no 
uses listed in use groups 13, 14 and IS shall be 
located in such buildings. 

313. RESTRICTIONS ON PRODUCTION AN RVICING OF 
GOODS. In Commercial Districts, the oduction 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 
below. 

Distriet 

CA, CB Sf CC 
CD 
CM 

Maximum 
Per Cent of 
Floor Area 

Used 

10% 

Maximum 
Size of 

Machinery 

Yz horsepower 
3 horsepo~r 

Maximum 
Persons 

Emplo}'e_d 

IS 

In addition, in a CD 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
cial Districts are set forth in the Itable on page 165, by 
specifying the appropriate figures and by cross-reference 
to other applicable regulations. 
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320. Comnlercial Districts - Bulk Regulations 

The bulk regulations applying in the several Commercial Districts are set forth in the foll owing table, by specifying the appropriate figu res and by cross-reference to other 
applicable regulations. The extent of contro l estab lished over bulk is defined in section 112, and the basic regulations [or each bulk con trol 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 horizon tal 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 gl'OUp of districts, the lines separating the districts are indicated by no tches on 
hoth sides of the' column, for visual convenience. 

",LooR AREA 
RATIO- RE· 

LA. 1 B. 

MAXIMUM QUI RED 
DISTRICTS II PERM ITTED DEPTH 

CA·l 3.50 
30 

feet 

REAR YARD SIDE YARD ANGLE OF LIGHT OBSTRUCTION L M. N. 

c. 

SPECIAL 
REGU

LATIONS 

1. For height. 
see section 

323 .10 

D. E. F. FRONT REAR 

iREGlILlnfO?'<S EGUI. .. nloNs 

ALONG OPTIONAL ALONG 

MINIMU M D ISTRICT 

WIOTH BOUND"'RIE~ 

OfS1"RICT 

BOU N DARIES 

G. I H. II. I j. MAXIMUM MINIMUM MAXIMUM SPEO AL REGU-

ANGLE FOR ANGLE LATIO,"'S fOR 

PERMITIED AVERAG ING PERM ITTED C ERTAIN LOTS 

65" 20' 6,, ' 

K. 
MINIMUM 

FOR 
AVERAG IN G 

200 

REQUIRED 
M INIM UM 

LIGHT ACCESS 
UN ITS 

SPl:CI .... L B ul.K. 

RFGUI.ATIONS FOR 

H OTEI.s AND 

COMMONJTY 

f .... clf ITlfS 

Au. R E.S II>E NC ES, 

SCI-tOOlS .... :-.JO HOSPITALS 

ARE $ UB)f.CT To BtH.K 
R £GU lATIONS OF T IH! 

FO LLOWI NG DI S-TIBeT!; 

RB·7 1. For hotel.~, see I See section 
section 326.10 ,.r-_:;;32::,1:..:. . .:;IO:-_I-_______ + 

CA·2 10.00 
1----11-----+---+12' an~O;e~::e-1' 11-___ + 

69' 30' 69 ' 3n '" RH·; 

CA·3 

CA·4 

CB·l 

CB·2 

CB·3 

CB·4 

10.00 

15.00 

1.00 

1.40 

2.40 

5.00 

10 

feet. 

20 

feet 

interio r l OIJ , 

s~e section 
323,22 

1. For height. 
see section 

323,10 

2, For 
(o ,"tr lal!, 
see sl:(' tion 

323.2 1 

3, For 
through loti, 
se~ section 

)23 . )0 

See 
sections 

1342 
J;l.)O 

=F 

8 

feet 

f=. 

See 
sections 

1341 
1.%0 

69' 30' 78' 

7,~' 35' 78° 

50' 12' SO' 

324. 12 

1. For /'f)fner 

luts"see 

30' 

:IS' 

12' 

-I-----+-----+-----+'I .. ,,"'ioll 324 .11 1 I For all permilled 

55' IS' 55' 15 ' 2. For 
+----I----+----+'hrough to's.-il----+

60 ' IB' 60 ' see senioll 
324.13 

IS ' 

u.~es. see sect ion 
326.10 

RH·' 

RH·7 

RB·2 

RH.:! 

RIl·4 

RH·6 

O. 

REGULATIONS 
APPLYING 
IN SPECIAL 
LOCATIONS 

I. For height of 

DISTRICTS 

CA·l 
building .• with:.jl-I ___ -l 
in 3 miles 
from a major CA·2 
airport. see -11-1----1 
sections 
1510·1514 

2. For height of 

CA·3 

CA·4 

CB·l 
,,,,iidings ad· -ll-I----I 
jar-cnt to a 
minor airport, 
see sect io n!'t 

1521·1523 

CB·2 

CH·:l 

-ll-I -~ 

10 

feet 

L Fo r height . 
see s~ction 

323.10 + ____ +-____ +-___ + corner and 6,' 25 ' 72' -I For ttf· 5' I. ~e~~ti~~'~~6.:~e +---------r:I . or (lrge·~c({ e 3 F I IJ~
(;H'4 

developn~cnts" ,"' , eB.S CB·5 10.00 

CB·6 II 10.00 

CC 2.40 

CD·I II 0.80 
20 

feet 

2. For (orna 
and certain 

interio r JotJ, 
se~ s(Xtion 

323.22 

1= ::t= 

CD·2 II 1.40 I + 
1. For height, 

$e~ section 

CD·:l 

eM·l 

CM·2 

5.00 

1.40 

10 

feet 

20 

feet 

)2J, 10 

2. For 
(o ,"er loll, 

se~;~~jl0n =F 

3. For 
through ID/J, 

II se~ 2~~;~n 

:1.50 
10 

feet 

t 

F ~ 

69 ' 30' 78' . ce:t.'" .~Il' 2. For other per· 
. uuJerwr lots, muted UJes, +----t-----t-----t- ~f;e sef l ioll ' see sec rion 

324. 12 :10' 326.20 .'lO' 69' 78' 

bO' IS' bO ' 

45' 10' 45' 

55' 15' S5' 

or 25' 72 ' 

55' IS' 55' 

60' IS ' 60' 

~ For all perm itted :l= 
~ wes, 3~.;~ctlon 

1. For corller 

luts. see 
,eetion 324.1 I 

2. For 
through IMs, 
see section 

32·1.13 

IS ' 

25 ' 

IS' 

I»' 

1. For hotels, see 
.!>ec tion 326.10 

2. For othe r per· 
mitted lIses, 
!'ee -"ect ion 
326.20 

For a ll permitted 
uses, see section 

326.10 

1. For hOle!,,,, !See 
sef~ tion 326.10 

2. For other per· 
mined u.~es. 
see section 
~26.20 

RB·7 

RH·7 

RH·4 

RH· l 

RB·3 

RH·6 

RB·3 

RB·4 

!'tee sectIOns ,' ..... 

CH>6 
1660 
1662 
1664 

j~ ~ 
1:0·2 

CO.3 

0 [·1 

CM·2 



PROPOSED RESOLUTION 

ADDITIONAL BULK REGULATIONS IN 
COMMERCIAL DISTRICTS 

In addition to the bulk regulations set forth in the table 
in section 320, the following bulk regulations shall also 
apply in Commercial Districts. 

321. GENERAL REGULATIONS 

321.10. SPECIAL REGULATIO:'iS FOR HOTELS AND 
COMMUNITY FACILITIES IN A CA-l DISTRICT. In a 
CA-l District, for all buildings containing uses listed 
in use groups 3, 4 or 5, the bulk regulations of an 
RB-7 District shall apply. 

322. FLOOR AREA RATIO 
(No additional regulations) 

323. YARDS 

323.10. LEVEL OF REAR YARDS. In Commercial Dis
tricts, the level of a rear yard shaH be not more than 
twenty-three (23) feet above curb level, provided 
that not more than one (1) full story above curb 
level shall be beneath such rear yard. 

323.20. REAR YARDS FOR COR:'iER LOTS 
323.21. For Corner Lots In A CB-l, A CB-2, A 

CB-3, A CC, A CD And A CM District. In a CB-l, 

a CB-2, a CB-3, a CC, a CD and a CM District, in 
order to provide through block ventilation, the 
rear yard for every corner lot shall extend unob
structed to one (1) street frontage. 

323.22. No Rear Yard Regulations On Corner 

Lots And Certain Interior Lots In A CA, A CB-4, 

A CB-5 And A CB-6 District. In a CA, a CB-4, a 

CB-5 and a CB-6 District, rear yard regulations 
shall not apply: 

a. On Corner Lots. On corner lots, along an'r,por
tion ofa rear lot line or a side lot line located 
one hundred (100) feet or less from a street to 
which such lot line is perpendicular, or within 
forty-five (45) degrees of being perpendicular, 
and 

b. 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 fronrts. 

323.30. FOR THROUGH LOTS IN A CB-l, A CB-2, A 
CB-3, A CC, A CD A-,..,D A CM DISTRICT. In a CB-l, 
a CB-2, a CB-3, a CC, a CD and a CM District, no 
rear yard regula'tions 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 lots front. 

In these districts, all through <o{s; which extend 
one hundred and ten (110) feet or more in greatest 

Italicized words are defined in Article 6. 
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depth between the streets on which such through lots 
front shall conform to either one or the other of the 
regulations set forth below: 
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 zoning 
lots) shall ,be 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 shaH be provided,twenty 
(20) feet wide and extending from street to street 
along all adjoining lot lines. Such open space shall 
be unobstructed, except as permitted in section 732 
(a. and c.) 

324. ANGLE OF LIGHT OBSTRUCTIO:'i 

324.10. SPECIAL REGULATIO:'iS FOR CORNER AND 
THROUGH LOTS 

324.11. Rear Angle For Corner Lots In A CB-l, 

A CB-2, A CB-3, A CC, A CD And A CM District. 

On corner lots in a CB-l, a CB-2, a CB-3, a CC, a 
CD and a CM District, rear angle of light obstruc
tion regulaticp1s 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 Obstruction 

Hegulations On Corner Lots And Certain Interior 

Lots In A CA, A CB-4, A CB-5 And A CB-6 Dis

trict. In a CA, a CB-4, a CB-5 and a CB-6 District, 

rear angle of light obstruction regulations shall 
not apply: 
a. On Corner Lots. On corner lots, along any por
tion of a rear lot line or a side lot line located 
one hundred (100) feet or less from a street to 
which such lot line is perpendicular, or within 
forty-five (45) degrees of being perpendicular, 
and 
b. 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. 

324.13. Rear Angle For Through Lots In A 

CB-l, A CB-2, A CB-3, A CC, A CD And A CM 

District. In a CB-l, a CB-2, a CB-3, a CC, a CD 
and a CM District, no rear angle of light obstruc
tion 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 lots fronlt. 



In these districts, all through lots which extend 
one hundred and ten (no) feet or more in greatest 
depth between the streets on which such through 
lots front shall conform to either one or the other 
of the regulations set forth below. 

Either-

a. Rear Angle In Open Space Linking Adjoining 
Rear Yards. If an open space for block ventilation 
forty (40) feet wide is to be located midway be· 
tween the two (2) streets on which such through 
lots front, in accordance with section 323.30 
(yards for through lots), rear angle of light ob· 
struction regulations (as set forth for rear lot 
lines in sections 740.10 and 741) shall apply 
along the center line of such open space. 

Or-

b. No Rear Angle In Open Space Along Adjoining 
Side Lot Lines. If an open space for block ventila· 
tion twenty (20) feet wide is to be located along 
all adjoining lot lines, in accordance with section 
323.30 (yards for through lots), rear angle of 
light obstruction regulations shall apply when 
such lot lines are seyenty (70) feet or more from 
a street, and also when such lot lines are common 
rear lot lines for an off·set portion of the through 
lot and for an adjoining zoning lot. 

325. SET· BACKS 
('\fo additional regulations) 

ARTICLE 3 

326. LIGHT ACCESS UNITS 

326.10. REQUIRED UNITS OF LIGHT ACCESS FOR Low 
BCLK COMMERCIAL DISTRICTS, A:'<D FOR HOTELS 1:"1 
ALL COMMERCIAL DISTRICTS. For all legally required 
windows which are located 

a. In all buildings (except residences, schools and 
hospitals) in a CB·l, a CB·2, a CB·3, a CC, a 
CD-I, a CD·2 and a CM·l District, and 

b. In all hotels in all Commercial 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 pro· 
visions of section 762. At least six (6) of such eight 
(8) units shall be cOll'tiguous. 

326.20. REQCIRED UNITS OF LIGHT ACCESS IN HIGH 
BULK COMMERCIAL DISTRICTS. For all legally reo 
quired windoLcs in all buildings (except residences, 
schools, hospitals and hotels) in a CA, a CB·4, a 
CB·5, a CB·6, a CD·3, and a CM·2 District, at least 
(8) units of light access, l'ocated within the twenty 
(20) foot area for light access, shall be unobstructed, 
in accordance with the provisions of section 762. 
All eight (8) of such units shall be contiguous. 
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ARTICLE 4. MANUF ACTURING DISTRICTS 

The Manufacturing Districts set forth below are estab
lished in order to protect public health, safety, comfort, 
convenience, prosperity and welfare. These general goals 
include, among others, the following specific purposes: 

1. To protect adjacent residential and commercial 
areas, and to protect the labor force in other establish
mcnts engaged in less offensive types of manufacturing 
and related activities, by restricting those manufactur
ing activities which create offensive noise, vibration, 
smoke, dust, odors, heat. I.dare and other objectionable 
influences to those limited areas which are appropriate 
therefor, and thus to protect public health, safety, 
comfort, convenience, prosperity and welfare. 

2. To protect manufacturing and related development 
against congestion, so far as is 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, safety, convenience, 
prosperity and welfare. 

3. To protect manufacturing and related activities 
against congestion, so far as is possible and appropri
ate in each area, by providing space off public streets 
for parking and loading activities associated with such 
activities, and thus to protect public health, safety, 
convenience, prosperity and welfare. 

4. To provide sufficient space in approPl~are locations 
for all types of manufacturing and rel~ted activities, 
and thus to strengthen the economic base of the com-

Italicized words are defined in Article 6. 
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munity and to protect public convenience, prosperity 
and welfare. 

5. To insure that such space will be available for use 
for manufacturing and related activities, and to pro
tect residences by separating them from offensive man
ufacturing activities, by prohibiting the use of such 
space for new residential development, aud thus to 
protect public health, safety, comfort, convenience, 
prosperity and welfare. 

6. To promote the most desirable use of land in ac
cordance with a well-considered plan, to promote the 
beneficial development of all land, to promote stability 
of manufacturing and related development, to protect 
the character and established pattern of desirable de
velopment in each area, ito conserve the value of build
ings, to enhance the val ue of land, 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 intent that 
the regulations of the Jfanufacturing_Districts set forth 
below shall be liberally construed in order to further the 
purposes set forth above. 

410. MANUFACTURING DISTRICTS USE 
REGULATIONS 

The use regulations applying in the several Manufac
turing Districts are set forth in the table on page 169, by 
listing of permitted use groups and by cross-reference 
to other applicable regulations. 
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410. Manufacturing Districts - Use Regulations 
The usc regulations applying in the several Manufacturing Districts are set forth in the following table, by listing of permitted use groups alld by cross referelll:e to other 
applicable regulations. The extent of control established over eaeh type of use is defined in section Ill. The regulation Oil non·conforming uses (Article 8) and the 
administrative provisi·ons (Article 16) are also applicable. All italicized words are defined in Article 6. 
Within eaeh vertical column, eaeh reetangular spaee containing cross-references and separated by horizontal lines indieates 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 distriets, the lines separating the districts are indieatedby notehes on 
both sides of the column, for visual convenience. 

A. 

ALL USES LISTED 

IN THE FOLLOWING USE GROUPS 

DISTRICTS J 2 3 4 ~ 6 7 8 9 10 11 12 13 14 IS 10 17 lH 

MA·l 

I 23456789 10 14 15 

MA·2 

MB·l 

~~ 45678910 II 131'11516 

MB·3 II 

MC-l II 

MC·2 II 4567 8 9 10 11 12 13 14 15 16 17 

MC·3 

II 

MD II 456789 10 11 12 13 14 15 16 17 18 I 

]I 

PER~IITTED USES 

B. 
ADDITIONAL USES, 

SUBJECT TO 
ADMINISTRATIVE 

APPROVAL 

See sections 
1651.10·.l:l 
165l.30 •. 37 
165l.41·.42 •. 44 
165l.51 
1652.1652.10 
1652.21 
1652.31 
1652,41·.43 

J660·1661 

See seetions 
1651.10·.I3 
1651.41 • .-14 
165l.51 

C. 
ACCESSORY 

PRODUCTION 
AND SERVICING 

OF GOODS 

Set· !'t:'dinn 

412 

1652, 1652.10 :f 
1652.21·.23 
1652.31 
f652.41·.43 
16tiO·1661 + 

:: 

:: 
See seetions 
·1~51.l0·.1:l 
165l.41 • .'14 
165l.51 
1652. 1652.10 
1652.31 
1652.41·.43 
1660·1661 

D. 
ACCESSORY 
OFF·STREET 

PARKING 
SPACES 

See 

section 

1021 

F 

E. 
ACCESSORY 
OFF·STREET 

LOADING 
BERTHS 

See 

!"t~ction:.; 

IIlO 

]]32.10 

IlEQUIRE!) ACCESSORY 
II ADDITIONAL USE IlEGULATIONS PARKl:'<G & LOADING 

F. G. 

H. II' I I K. 
ACCESSORY 
OFF· STREET ACCESSORY SPEGAL AlONG IN OTHER 

PARKI:>lG OFF·STREET DISTRICT DISTRICT SPECIAL 
SIGNS II SPACES LOADING RERTHS REGULATIONS BOUNDARIES LOCATIONS lorSTRICTS 

See 
'-', ~ .'~' .. ".," 

For Uses Set' r""~"'""" r:-IOnlO2S ~t'rvin' uses MA*l 
]()~O See sections required to :.-edions near ~t'hoob :":t:'ctions 

1l21·Jl24 be within 1312 _ r_a:~~ ... an~ 
1241 11.11 enclosed 1322 
1242 1132.10 buildings, 1331 

St't' ~t't'tions see section 1:150 
1022·1025 1140 II MA·2 
](110 41l.!0 

1. For 
S('(' ~t'ctions automotive 

Sef·'-.f'dioIlS I 1l21·1l24 :;;ervice llses 
11:11 Set· ncar s('ho()~.s, II MB·I 
I I:l2.10 ~ertions parks and 1140 

1312 I- playgrounds. 
S('t' :-:.ections J:l13 see sections 1023·1025 Set' sel,tions 1322 1411·1H3 

II MB·2 
lO40 ]]21·1124 

1331 II:l1 
1350 

s II See «e.i'''I> 
1I:l2.1O 

" ee 102:,.102.5 1140 
2." Eor II MB·3 

.. t'ction 1040 

Set' s('('tioll~ 
,ult!t:rtrsing 

1250 II s . ec St'CflOll,; 1121·1124 signs near 
II 1023·1025 11;;1 MC·l 

1040 1132.10 parks and 
1140 playgrounds. 

~e(' l'wninn'-
II ,,1C-2 1023·1025 lOpe ~ectjon 

1040 Sec sections 
Set' 1121·1124 1420 

1m sections ~t'f~ ~t'(,tion .. IU2.10 
II MC·3 102:{.1O25 1140 1312 

1040 
1313 , 
1321 *' 1322 

Sec seniom; 

II 1121·1124 
1331 

1350 II MD 
1131 

1l:l2.10 

1140 



PROPOSED RESOLUTION 

ADDITIONAL USE REGULATIONS IN 
MANUFACTURING DISTRICTS 

In addirtion 1Jo the use regulations set forth in the table 
in section 410, the following use regulations shall also 
apply in Manufacturing Districts. ' 

411. LOCATION WITHIN BUILDINGS 

411.10. WITHIN ENCLOSED BUILDINGS. In an MA 
District, the permi'tted uses shall, except as other
wise specifically stated in the permitted use groups, 
be within completely enclosed buildings. 

412. RESTRICTIONS ON PRODUCTION AND SERVICING OF 
GOODS. 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 forth 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 bulk regulations set forth in the table 
in section 420, the following bulk regulations shall also 
apply in Manufacturing Districts. 

421. GENERAL REGULATIONS 
(No additional regulations) 

422. FLOOR AREA RATIO 
(No additional regulations) 

423. YARDS 

423.10. LEVEL OF REAR YARD. In Manufacturing 
Districts, the level of a rear yard shall be not more 
than twenty-three (23) feet above curb level, pro
vided that not more than one (1) full story above 
curb level shall be beneath such rear lard. 

423.20. No REAR YARD REGULATIONS ON CORNER 
LOTS Al\D CERTAm INTERIOR LOTS IN MANUFACTUR
ING DISTRICTS. In Manufacturing Districts, rear yard 
regulations shall not apply: 
a. On Corner Lots. On comer lots, along any portion 
of a rear lot line or a side lot line located one hun-

I tali cized words are defined in Article 6. 
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dred (100) feet or less from a street to whi'ch such 
lot line is peI1pendicular, or within forty-five (45) 
degrees of being perpendicular, and 

b. On Certain Interior Lots. On interior lots, 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 (45) 
degrees of being at right angles to) the street on 
which such interior lot fronts. 

424. ANGLE OF LIGHT OBSTRUCTION 

424.10. No REAR A'iGLE OF LIGHT OBSTRUCTIO'i 
REGULATIONS ON CORNER LOTS AND CERTAI" IN
TERIOR LOTS IN MANUFACTURING DISTRICTS. In Man
ufacturing Districts the rear angle of light obstruc
tion shall not apply: 
a. On Corner Lots. On comer lots, aJ.ong any portion 
of a rear lot line or a side lot line loca:ted one hun
dred (100) feet or less from a street to which such 
lot line is perpendicular, or within forty-five (45) 
degrees of being perpendicular, and 
b. On Certain Interior Lots. On interior lots, along 
any portion of a rear lot line or a side lot line 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. 

425. SET-BACKS 
(No additional regulations) 

426. LIGHT ACCESS UNITS 

426.10. REQUIRED UNITS OF LIGHT ACCESS FOR 
HOTELS hlVL-\NUF,\CTURmG DISTRICTS. 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 762. At least six (6) 
of such eight (8) units shall be contiguous. 

426.20. REQUIRED U'iITS OF LIGHT ACCESS FOR 
OTHER USES h MANCFACTURI'iG DISTRICTS. For all 
legally required windows in all buildings (except 
residences where permitted, schools, hospitals and 
hotels) in M anufacluring Districts" at least eight 
(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 762. 
All eight (8) of such units shall be contiguous. 
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420. Manufacturing Districts - Bulk Regulations 
The bulk regulations applying in the several Manufacturing Districts are set forth in the f'ollowillg table, by specifying the appropriate ligures and by cross-reference to 
other applicable regulati9ns. 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. 

Wilthin each vertical column, each reetangular space containing cross-references and separated by horizontal lines indicates a different set of regulations even though 
the section numbers referred to may he the same. Where the same regulations apply in a group of districts, the lines separa1ting the districts are indicated by notches on 
both sides of the column, for visual convenience. 

REAR YARD SIDE YARD ANGLE OF LIGI-IT OBSTRUCTION M. RESIDENCES, [ (WHERE PERMITTfD) N. 

A. B. C. D, E. F. FRONT ll,EAR L. SCHOOLS .... ND REGULATIONS 

IFLOORAREA G. REQUIRED HOSPITALS ARE APPLY!NGIN EGUL,.-rJOl\S RFGULl!.TlONS H. l. J. SPECIAL K. SUBJECT TO BULK RE· SPECIAL OPTIONAL REGULA:- M~~-IMUM RATIO- AtONG ALONG MAXIMUM MINIMUM MAXIMUM MINIMUM REGULATIONS OF SPECIAL 
MAXIMUM 

QUlRED REGU· DISTRICT MINIMUM DISTRICT ANGLE FOR ANGLE TIONS FOR 
FOR LIGHT ACCESS THF. FOLLOWING LOCATIONS 

DISTRICTS PERMITTED DEPTH LATrONS BOUNO ... RIFS WIDTH BOUNDARIES peRMITTED AVERAGING PERMITTED 
CERTAIN 

UNITS DISTRICTS 
LOTS AVERAGING 

MA·l 10.00 69' 30' n~<) 30' 
1. For hotels, 1. For height of 

~ 
1. For see section RB·7 

height, see 426.10 buildings within 

section 2 .. For other 
3 miles from a _ 

MA·2 15.00 423.10 n' 35' 78' permitted uses, major airport, 
MA·2 35° 

see section RB·7 ~ee sections 
For 426.20 1510·1514. 

=F : corner lots 
MB·l 2.00 60' 18' 6W and certain IS' RB·3 MB·l 

10 See 8 See interior lots, 2. For height of 
2. f'or sections sections see section buildings ad· _ 

corner lots 1342 1341 424.10 jacent to a 
MB·2 5.00 feet and certain 1350 feet J:l50 6r 25' 72' 25° RB·5 

minor airport, 
MB·2 

interior lots, see sections 
~ee section 1521.1523." -

MH·3 7.00 423.20 69' 30' is'' 300 
For other 

RB·6 MB·3 

r = permitted uses, :1. For large~scale_ 

MGl 2.00 60' 18' 60' 18' see section RH·3 
det<elopm(>nts~ 

MC·l 
Rec .... edions 

426.20 1660 -1662 
MC-2 5.00 67' 25' 72' 25' RB·5 1664 MC-2 

-
MC-3 7.00 69' 30' 78' 30' RB·6 MC-3 

:: = =F == = I .c:= MD 5.00 67' 25' 72' 25' RB·5 

-



ARTICLE CLASSIFICATION OF USES 

In order to carry out the purposes and prOVISlOns 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 describe and clarify the basic characteristic!' of 

I talicized words are defined in A rticle 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 descri bing 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 OT implication between the 
text of these use groups and the text of the index, the 
text of these use groups shall prevail. 

USE GROUPS PERl\UTI'ED IN ZONING DISTRICTS 

USE GROUPS Hvy. 
Com. 

DISTR IC TS ·Manufacturing 

0 Residence 
f,l 

'" :s Residence RB 0 
0 
Vl 
Vl Residenc e « RM 
0 Restricted lv1fg. 

~ Residence RRA 
f,l R etail 
0 
Z Residence RRB <>l 
0 Retail 
Ui 
f,l Re sidenc e p; 

Retail 
RRC 

Restr i cted 
Commercial 

CA 

..l General CB :s Commer cial 
0 
p; Conunercial CC 
~ Amusement 

::E Heavy 0 CD 
'0 Commercial 

C omme r cial 
Manufacturing 

eM 

\) 
tj 

MA 

p: 
D General MB 
'" Ma nufac turing 0 « 
~ lndustrial MC 

~ 
Manufacturing 

Heavy MD 
Manufa cturing 
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" (DIVISION I. RESIDENTIAL USES) 

.• H I. Use Group 1 
l • group 1 includes the distinctive one-family type 

I r '(1 idential development-

A. The following residential uses : 
One-family detached residences 

B. The followin g 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 followin g 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 follo\ving uses incidental to uses listed above: 
Accessory 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 followin g uses: 

Hotels 

B. The followin g uses inciden tal -to uses listed above: 
Accessory 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 Distric t. 

(DIVISION II. COMMUNITY FACILITIES) 

504. Use Group 4 
Use group 4 consists primarily of those uses which 

either: / 
L Are of a community service character, and so are 
required in all residential areas for the convenience, 
;;:afety 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 fO'JIC)l.Wing community service uses: 
Church~s and parish houses 
Community centers 
Government-operated health centers 
School s, excep t trade schools for adults 

B. The fol.lowing 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 li sted 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 distriots. 

505. Use Group 5 

Use group 5 consists primarily of those community 
service uscs which either: 

L 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 
Cou!'t houses 
Hospital s and sanitariums, except animal hospitals 
Institutions for children and the aged 
Medical and dental offices and group medical centers, 

limited to the g round 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 inciden1tal to uses listed above: 
Accessory nses 

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 a.J1 subsequent districts. 
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PROPOSED RESOLUTION 

(DIVISION III. RETAIL AND 
COMMERCIAL USES) 

506. Use Group 6 
Use group 6 consists primarily of those uses which are 

needed for more or less daily shopping by persons re
siding nearby, and therefore serve an area with a smaller 
population than the uses listed in use group 7. 

A. The f<YIIowing retail establishments: 
Book and stationery stores 
Cigar stores 
Drug stores 
Dry goods al]d variety stores 
FlorisTs 
Food stores, including bakeries 
Hardware stores 
Newsstands 

_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 automatic self-service 
*Locksmiths 
*Meeting halls 
*Shoe and hat repairs 

-Tailors and furriers, custom 
Watch and clock repairs 

C. The following eating and drinking establishments: 
Eating and drinking places, including mechanical 

entertainment and live entertainment by nOlt more 
than one (1) person. 

D. Offices, business, professional and governmental 

E. The following miscellaneous uses: 
*Electric sub-stations (including transformers, 

switches and auxiliary 'apparatus) serving a 
distribution area 

Fire and police stations 
Post offices 
Railroad passenger stations 
*Telephone exchanges 
*Water and sewer pumping stations serving a local 

area 
F. The following uses incidental to uses listed above: 

Accessory uses 
G. Other similar uses 

Other similar uses, as determined in accordance with 
the procedure set forth in secti'on 1615 

Use group 6 is a characteristic use group for Residence 
Retail Districts. The uses listed in use group 6 are per
mitted in an RRA and in all subse<J:Ue~ 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. 

l talicized words are defined in Article 6. 
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507. Use Group 7 
Use group 7 consists primarily of those uses which: 

1. Are needed for occasional shopping or to provitile 
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 
and other large bulky furnishings, and 
3. Are also appropriate in restricted central Commercial 
Districts 

A. The following retail establishments: 
-Art galleries, antique shops and art shops 
Artists' supply stores 
Clothing and clothing accessory shops 
Electrical and household appliance stores - with 

storage of household stoves, refrigerators, ~eep 
freezers and air conditioning units, and washing, 
drying and ironing machines restricted to floor 

., samples only 
Gift shops 
lewelry and art metal craft shops 

- Leather goods and luggage shops 
Medical and orthopedic appliance stores 
Music, radio and television stores-with storage of 

pianos restricted to floor samples only, and with 
no londspeakers broadcasting onto the street 

Optician and optometrist shops 
*Paint stores 

_Photographic 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 coin stores 
Toy stores 
Typewriter stores 
Wallpaper stores 

B. The following service establishments, dealing di· 
rectly with consumers: 

Banks 
Interior decorating shops 
*Photographic developing and printing establish

ments 
Photographic studios 
Picture framing stores 
Telegraph offices 
Travel bureaus 
*Typewriter repair shops 

C. The following llses incidental to uses listed above: 
Accessory uses 

D. Other similar uses 
Other similar uses, as determined in accordance with 
the procedure set forth in section 1615. 

The uses listed in use group 7 are permitted in an 
RRB District and in all subsequent districts. 

*In a CA District, all uses marked wi~h 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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:;on. Use Group 8 

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 w~th storage of floor s/!.mples 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 furnishing", 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: 

"Blll'epl1intiftg and photostating establishments 
"Business schools and colleges 
"Physical culture and health services, including 

gymnasiums, reducing salons, masseurs and pU!blic 
baths 

"PuMic auction rooms 
Public utility colleotion offices 
Radio and television broadcasting studios and trans

mutting 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 
o'bjectionable influences . 

C. The following wholesale establishments: 
Photographic developing and printing establish

ments 
Wholesale offices and showrooms, with storage lim

ited to samples 

D. The follow1ing eating and drinking establishments: 
"Eating and drinking places, with entertainment 

E. Manufacturing, limited to the following processes 
and products: 

0" Art needle work 
"Clothing, custom manufacturing and alterations, 

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 esta,blishmenlt shall be used for produc
tion 

"Watch making 

F. T'he following miscellaneous uses: 
"Medical and dental labora:tories f'Or 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 pI'Ocedure 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 

510. U Group 0 
Use group 10 consll! primarily of tho u es which 

either: 

l. Inelud hoi eti iti and n ry 
storage. but without illcludin.. ar bou or 

2. Provid amu m nls and activiti , in id nLaI th I' to, 
within compktely enclosed building . 
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of I than 

LabU hmenl : 

wes near 001 par 

E. anura turin , limit d to the following pro 
and produ 

dotion piclure producing 
Printing, comm reial, pro ided that nol more th n 

nv tho nd 5,(00) squat' r t of floor ar a 
tabli m nt hall be u d for producti n 

e in id nlal to s Ii ted abo" 
cc 

/,oJjciud Kord are defoMd in ,Arlicu 6. 

176 

H. ther 'milar e 
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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 liv,ing in sur
rounding residential areas, OT 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 sa les, open or enclosed 

· Bu,ilding 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-~aking 

· Carpet and rug cleaning 

· Dry cleaning and 'dyeing 
Electrical, glazing, heating, painting, paper-hanging, 

plumbing, roofing and ventilating contract'Ors 

· 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 teet 
of groun~ allea per establishment 

ty . 

D. The following automotive service establishments: 

Auto, truck and mOltorcycle 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 disp lays 

Awnings, venetian blinds and window shades 
Brushes and brooms 

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 manufaoturing activities 
listed in use groups 9, 10, 14, 15 and 16 

G. The fonowing 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 dis,posal plants 
- :< 

Public transit yards 

H. The following uses incidental to uses listed above: 

Accessory uses 

I. Other similar uses 
Other similar usps, as oetermined in accordance with 
the procedure set forth in section 1615 

Use group 1:) is the characteristic use group for a CD 
District. The uses listed in use group 13 are permitted 
in a CD, a CIVL and an MB District and all subsequent 
districts. 
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PROPOSED RESOLUTION 

(DIVISION VI. MANUFACTURING USES) 

514. Use Group 14 

Use group 14 includes those office, laboratory and 
manufacturing uses which, when subject to adequate con
trois 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 and 
safety in the surrounding areas, and 

2. Such uses do not create any offensive noise, vibration, 
smoke, dust, odors, heat, glare or .other objectionable in
fluences, 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. Offices, business, professional and governmental 

13. Laboratories, research, experimental and testing 

C. Light non-nuisance manufacturing, limited to the 
following processes and products: 

Art needle work, hand weaving and tapestries 

Books, hand binding and 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. 11he following uses incidental to uses listed above: 

Accessory uses 

Use group 14 is the characteristic use group for an RM 
District. The uses listed in use group 14 are permitted 
in an RM, a CM, an MA District and all subsequent 
districts. 

515. Use Group 15 

Use group 15 consists primarily of those manufacturing 
and storage uses which: 

1. Do not create any danger to health and safety in the 
surrounding areas, and 

2. Do not create any substantial amount of offensive 
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 is adjacent to the 
central commercial area, and 

4. Normally require a large amount of motor vehicle 
and hand trucking for transportation 1iIf their raw ma
terials and finished products. 

Italicized 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 

13. Manufacturing, limi,ted to the following processes 
and products: 

Clothing and ()Ither textile products, 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 dyeing 
Leather 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 

C. 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 use groups 9, 
10, 13, 14 and 15 

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 15 is the characteristic use group for an 
MA District. The uses listed in use group 15 are per
mitted in a CM District and all subsequent districts. 

516. Use Group 16 

Use group 16 consists primarily of those manufacturing 
and storage uses which: 

1. Do not create any dangers to safety in the surrounding 
areas, but 

2. Involve a limited amount of objectionable noise, vi
bration, smoke, dust, odors, heat, glare or other objec
tionabJ,e 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: 

Building material yards 
Produce and meat markets, wholesale 



B. Manufacturing, limited to the following processes 
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 p'otteryand small glazed 
tile 

Cosmetics a~d toiletries 

Electric app Iiances-such as lighting fixtures, irons, 
fans, toasters, and electric toys 

Electrical 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 

Food products, processing and combining of (except 
meat and fi sh) - baking, boiling, canning, cook
ing, dehydrating, freezing, frying, grinding, mix
ing and pressing 

Glass products, from previously manufactured glass 

Hair, felt and feather products (except washing, 
curing and dyeing) 

Hat bodies of fur and wool felt 
Ilo~ i('j"y 

Ice, dry and natural 

Ink mixing and packagihg, and inked ribbons 
Leather products, including shoes and machine 

bel ting 
Luggage 
Metal finishing, plating, grinding, sharpening, pol

ishing, cleaning, rustproofing and heat .treatmentt 
Metal stamping and extrusion of -small products- -· 

such as costume jewelry, pins and needl es, 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 an rubber and synthetic processing)
such as washers, gloves, footwear, bathing caps 
and atomizers 

ARTICLE 5 

Silverware, plate and sterling 

Soap and detergents, packaging only 

Sporting and athletic equipment - such as balls, 
baskets,l. .enes, gloves, bats, racquets and rods 

Statuary, '~annequins, 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 cutl ery, hinges, 
house hardware, locks, non-ferrous metal castings 
and plumbing a.ppliances 

Toys 

Upholstering (bulk) including mattress manufac
ture, rebuilding and renovating 

Vehicles, children's- such as bicycles, scooters, wa
gons, and ba'by 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 li sted 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 
Di strict. The uses li sted 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: 
L 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 

:). Normally require access to rail or water for transpor
tation of their raw material s or fini shed products. 

A. Manufacturing, limited to the following processes 
and products : 

Aircraft, including parts 
Automobiles, trucks and trai lers (incl uding papts ) 

and engine rebuilding 
Beverages, alcoholic, and breweries 
Building materials, miscellaneous-such as prefabri

cated houses, com position wallboards, partitions 
and panels 
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PROPOSED RESOLUTION 

USE GROUP 17 (continned) 

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 cheese, 
molasses and syrups, oleomargarine, pickles, rice, 
sauerkraut, 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 materials (including colors 
and pigment) 

Insecticides, fungicides, disinfectants and related in
dustrial and household chemical compounds 

Jute, hemp, sisal, and oakum products 
Leather and fur tanning, curing, finishing, and dye

ing 
Machinery, heavy-manufacturing and repair-in

cluding electrical, construction, mining and agri
cultural 

Machinery, miscellaneous light, and electrical equip
ment-such as washing machines, firearms, refrig
erators, air-condi1tioning, and commercial motion 
picture equipment 

Machines, business--such as typewriters, accounting 
machines, cakulators, and card-counting equip

" ment 
Machine tools-such as metal lathes, metal presses, 

metal 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, bmss,bronze, and tin, lead and gold foil 

Metal and metal products, treatI1f<;nJ\ and processing 
-such as enameling, japanning,' lacquering and 
galvanizing 

Italicized words are defined in Article 6_ 
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Metal casting and foundry products, heavy, includ
ing ornamental iron work, but not 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 car and loco
motive manufacturing 

Rubber products, including tires and tubes and tire 
recapping 

Shell grinding 
Shipbuilding and ship repair yards, for ships 100 

feet in length 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 cutting, 
stone works, and sand and lime products 

Textile bleaching 
Wax products, manufacturing from paraffin 
Wood and lumber, bulk processing and woodwork

ing-including sawmills and planing mills, excel
sior, plywood and veneer, and wood-preserving 
treatment 

Wool 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 uses,' 
Railroad yards and freight stations 
Sand and gravel pits and quarries 
Stables, for horses 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 f?rth 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 MCand an MD District. 



:; I H. lJst' Group 18 

I i."'t' i!roup 18 includes those uses which involve either 
dalli!('r~ of fire or explosion, noxiou~ nui~ance". or other 
hazards to health and safety. 

\. \Ianufacturing. including the following processes 
and products: 

·\':phalt and asphalt products 

CharcoaL lampblack and fuel briquettes 

Uwmicals-includini! acetylene, aniline dyes, am-
monia, carbide, caustic soda. cellulose, chlorine, 
carbon black and honr' black. cleaning and polish
ing preparations, creosote. exterminating agents, 
hydrogen and oxygen, industrial alcohol. nitrating 
of cotton or other materials. nitrates (manuf ac
tured and natural) of an explosive nature, potash, 
plastic materials and synthetic rosins. pyroxylin. 
rayon yarn, hydrochloric, picric. and sulphuric 
acids and derivatives 

Coal, coke and tar products. including gas manufac
turing 

Electric central station power and steam·generating 
plants 

Explosives. when not prohibited hy other ordinances 

Fertilizers 

Film_ photographic 

Flour. feed and grain. milling and proce""ing 

Gelatin, glue and size, animal 

J ncineration or reduction of garbage, offal. and dead 
animals 

Li"no!eum and oil cloth 

Magnesium foundrie" 

Matches 

ARTICLE 5 

Metal and metal ores (except precious and rare 
metals) -reduction, refining, smelting and alloy
ing 

Paint. varnishes, and turpentine 

Petroleum products, refining-such as gasoline, 
kerosene, naphtha, lubricating oil 

Huhher (natural or synthetic), proccssing or manu-
facturing 

Soaps, including fat Tendering 

Starch 

Stock yards and slaughter houses 

Wood and bones. distillation 

"'ood pul p and fiber, reduction and processing, lll

c1uding paper mill operations 

B. Storage. open or enclosed. including the following 
estahlishments and products: 

Dumps and slag piles 

Explosives. when not prohibited by other ordinances 

Grain 

Manure. peat and topsoil 

Petroleum and petroleum products 

Goods used in or produced by manufacturing activi
ties listed in use group 18 

C. The following uses incidental to uses listed above: 
Accessory uses 

D. Other similar uses 
Other similar uses, as determined in accordance with 
the procedure set forth in section 1615 

U"e group 18 is the characteristic use group for an MD 
District. The uses I isted in use ~rou p 18 are permitted 
only in an \!fD District. 
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ARTICLE 6. DEFINITIONS 

As used in this amended Resolption, the following 
words shall be interpreted and defined in accordance with 
the provisions set forth in this Article 6. 

(fOl. . Rules Of Construction Of Language. The 
following general rules of construction shall apply: 

a. The particular controls the general. 

p: In case of any difference of meaning or implication 
between the text of this amended Resolution and the 
captions for each section, the text shall control. 

c. The word "shall" is always mandatory and not di
rectory. The word "may" is permissive. 

... d. Words used in the present tense include the future, 
unless the context clearly indicaltes 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 clearly indicates the 
contrary. 

f. A "building" or "structure" includes any part 
,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'- is either a 
subordinate use of ·a building, other structure, or tract of 
land, or a subordinate building or other structure: 

a. Whose use is clearly incidental to the use of the 

principal building, other structure or use of land, and 
b. Which is customary in connection with the principal 
building, other structure or use of land, and 
c. Which is located on the same zoning lot with the 
principal building, other structure or use of land. 

An "accessory use" includes-but is not limited to--the 
following: 

1. Residential accommodations for servants 

2. Residential accommodati'Ons for caretakers, on the 
same zoning lot with any use list¥f i~ use groups 4 
through 18. 

Italicized words 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 building. 

5. A barn, shed, tool room, or other similar building 
or other structure for domestic or agricultural storage. 

6. Keeping of domestic animals, but onlf for personal 
enjoyment, for household use, or for cultiva:tion of the 
soil, and not including a commercial stable or kennel. 

7. Incinerators incidental to residences, or to any use 
listed in use groups 3, 4 and 5. 

8.- Storage of merchandise normally carried in stock, 
on the same zoning lot with any retail, service or com
mercial use, 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 zoning lot with such 
activities; unless such storage is excluded by the dis
triot regulations. 

10. The removal for sale of sod, l'oam, clay, sand, 
gravel or stone in connection with the construction of 
a building or other structure on the same zoning lot, 
or in connection with the regrading of a zoning lot, but 
in the latter case not below the legal street grade. 

Accessory off-street parking spaces, accessory off-street 
loading berths, and accessory signs are permitted and 
regulated in each district (a) by references in the tables 
of district regulations, and (b) by the provisions of Arti
cles 10, 11, and 12, respectively. Such facilities for park
ing and loading are sometimes referred to as "accessory 
buildings." 

Angle Of Light Obstruction. See Light Obstruction, 

Angle 01 (section 628.) 

Area For Light Access. See Light Access, Sixty Foot 

Area For (section 624). See Light Access, Forty Foot 

Areu For (section 625). See Light Access, Twenty Foot 

Area For (section 626). 
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603. Basement. A " basement" is a story partly below 
curb level but having at least one half (Yz) 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 '\'ew York City from Westchester or Nassau Counties. 

605. Building. A "building" is any struoture which: 

a. Is permanen tly affixed to the land, and 

b. Has one or more Hoors and a roof, and 

c. I s bounded by either open space or the lot lines of a 
:::oning lat_ 

A "bui lding" shall therefore not include such struc
tures as billboards, radio towers. etc., nor structures with 
interior surfaces not normally acces;;ible for human usc. 
such as gas holders, oil tanh. \r ater tanks, grain ele
vators, coal blinkers, oil cracking towers. and other simi
lar structures. 

A "building" may therefore consist, for example, of a 
one-family detached resideT!CI~, a two-family house, ei ther 
a row house or a series of row houses (depending on 
location of lot lines ) , a row of garden apartments with 
individual eritrances, 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-con forming as to bulk" shall include any 
building 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 hetwee~ 
detached buildings on a single zoning lot, and minimum 
required usable open space for the district in which such 
buildi ng is located, ei ther at the effective date of this 
amended Resolution or as a result of subsequen t 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 huildings and other structures, and 

b. The shape of buildings and other struct ures, and 

c. The location of exterio r 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 (0) its 
height (measured from floor to ceiling) below curb level. 

Commerci~lc .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 :::oning 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 establi shment used for automobi le repairs, ex
cepting minor repairs which are solely incidental to 
the storage of motor vehicles, nor -
e. Any estab li shment used excl usively for the storage 
of commercial or public util ity 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. fs used for the storage of motor yehicles, 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. dav. week. month, or vear. 

Howev~r, ; \om~ercia l parking lot" shall not include 
d. Any establ ishment used for automobile repairs, ex
cepting minor repairs which are so lely incidental to 
the storage of motor vehicles, nor 
e. Any establishment used exclusivel y for the storage 
of co~mercia l 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 bllildings or 
other s tructures, 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 con~aining 
'accessory off-street parking spaces, which has less than 
fifty per cen t (50%) of its outer wall space open shall 
(excep t in a CA District) , be considered a "completely 
enclosed building." 
Corner Lot. See Lot, Corner (seotion 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 
'miiding or other structu re faces on more than one (l) 
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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 elevation has been established, the mean 
level of the land immediately adjacent to the building or 
other structure, prior to 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 
"curb level" and also extends for a depth of five (5) 
feet 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 three (3) 
feet above the level of the established curb in front of 
the building, other structure or portion thereof, meas· 
ured at the center of such fr·ont. 

Where buildings or other structures, exclusive of space 
used only for accessory off·street parking, occupy thirty. 
five per cent (35%) or less of the area of the zoning lot, 
the owner may elect to substitute for the "curb level" any 
legitimate grade within such zoning lot. 
Detached Building. See Building, Detached (section 
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 District" includes all RA·I 
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 "Manufacturing District" includes all MA. MB, 
MC and MD Districts. 

615. Dwelling Unit. A "dwelling unit" is a room or a 
group of rDoms which are designed for residential occu· 
pancy by a single family and occupied by a single family 
unit, plus not more than four (4) lodgers. There may be 
one (l) or more" dwelling units" within a single building. 
For the purposes of calculating the requirements for 
usable open space and accessory off·street parking spaces 
for rooming houses and boarding houses, each eight (8) 
bedrooms or fraction thereof shall be considered as one 
(I) "dwelling unit." 

616. Family. A "family" is one (I) or more persons 
who live together in one (I) dwelling unit and maintain 
a common hDusehold. A "family" may consist of a single 
person, or of two (2) or more persons, whether or not 
related by blood, marriage or adoption. A "family" may 
also include domestic servants 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 frDm 

the exterior faces of exterior walls or from the center line 
of walls separating two (2) buildings. I~ p~rticular, the 
"floor area" of a building or buildings shall include: 

Italicized words are defined in Article 6. 
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a. Basement space 
b. Elevator shafts and stairwells at each floor 
c. Floor space used for mechanical equipment, with 
structural headroom of seven (7) feet, six (6) inches 
or more 
d. Penthouses 
e. Attic space (whether or not a floor has actually 
been laid) providing structural headroom of seven (7) 
feet, six (6) inches or more 
f. Interior balconies and mezzanines 
g. Enclosed porches 
h. Accessory uses, not including space used for acces
sory off·street parking 

However, the "floor area" of a building shall not include: 
i. Cellar space, except that cellar space used for reo 
tailing shall be included for the purpose of calculating 
requirements for accessory off·street parking spaces 
and accessory off·street 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 
(6) inches 
I. Attic space, whether or not a floor has actually been 
laid, providing structural headroom of less than seven 
(7) feet, six (6) inches. 
m. Uncovered steps 
n. Terraces, breezeways and open porches 
o. Accessory off·street parking spaces 
p. Accessory off·street loading berths, up vo two hun
dred per cent (200:~) of the amount required by 
Article II. 

618. Floor Area Ratio. The "floor area ratio" of the 
building or buildings on any zoning lot is the floor area 
of the building Dr buildings on that zoning lot. divided 
by the area of that zoning lot. 
Front Lot Line. See Lot Line, Front (section 631). 
Front Yard. See Yard, Front (section 652). 
Forty Foot Area For Light Access. See Light Access, 
Forty Foot Area For (section 625). 
Gross Site Area. See Site Area, Gross (section 640). 

619. Home Occupation. A '''home occupation" is an 
'Occupation Dr a prDfession which: 

a. Is customarily carried on in a dwelling unit, or in a 
building or other structure accessDry to a dwelling 
unit, and 
b. Is carried on by a member 'Of the family residing 
in the dwelling unit, and 
c. Is clearly incidental and secDndary tD the use 'Of the 
dwelling unit for residential purposes, and 
d. Which conforms to the following additional cDndi· 
tions: 

I. The occupatiDn or profession shall be carried 'On 
wholly within the principal building, Dr within a 
building or other structure accessDry thereto. 
2. Not more than 'One perSDn outside the family 
shall be emplDyed in the "home occupatiDn." 



3. There shall be no exterior display, no exterior 
.~igll (except as permitted under section 1210), no 
t'xterior storage of materials, and no other exterior 
ind ication of the " home occupation" or variation 
from the residential character of the principal build· 
ing. 
4. No offcnsive noise, vibration, smoke, dust, ,odors, 
heat or glare shall be produced. 

In particular, a " home occupation" includes-but is 
not limited to-the following: 

Art studio 
Dressmaking 
Professional oHice 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 wilth 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, except: 

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 
with()ut 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 mechanica l ventilation is provided (as specified 

ARTICLE 6 

III Section C-26-266.0 of the Administrative Code) 
for rooms without windows. 
For the purposes of this definition, "rooms in which 

persons live, !,It;e.p, 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 are, with a radius of sixty (60) feet , extending 
seventy (70) degrees on each side of a line perpen
dicular to the building waH at the center line of that 
window, and 
b. The exterio r 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 cenlter 
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 
(40) 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 Ithat the radius of the arc shall be 
twenty (20) feet in length. 

, 
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Illustration of Sections 624, 625 and 626 

185 



PROPOSED RESOLUTION 

HJ ,',12ft>, IOOQ. I-t6UT ACCE-55 W!TiJ A 40 r.OOT QAO!US 

ILI.USTRATIONS OF SECTIONS 624, 625, 626, AND 627 

627. Light Access, Units Of. Fot each respective area 
for light access, as defined above, "uni'lS of light access" 
are the truncated sectors formed by the intersection of: 

a. A series of radii projected from the center line of 
the window and dividing that area for light access 
into fourteen (14) equal sectors of 'ten (10) degrees 
each, and 

b. A series of concentric arcs centered on the center 
line of the window, and with radii as specified in the 
schedule set forth below: 

Areas for Light Access 
-~---., ... ~-----

Sixty (60) foot area 
Forty (40) foot area 
Twenty (20) foot area 

Radii of Arcs 

40, 50 and 60 feet 
20, 30 and 40 feet 
10 and 20 feet 

Twenty-eight (28) units of light access are thus avail
able in the sixty (60) foot area for light access and in 
the forty (40) foot area for light access; and fourteen 
(14) units of light access are thus available in the twenty 
(20) foot area for light access. 

628. Light Obstruction, Angle Of. Along the street 
frontage of any zoning lot, an "angle of light obstruction" 
is an acute angle formed at the centerline of :the street 
hetween: 

a. A horizontal plane at curb level, extending between 
the curb and the center I ine of the street, and 

h. An inclined plane, rising from the center line of 
the street at curb level and extending over the zoning 
(at. 

Italicized words are defined in Article 6. 
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Along any rear lot line, an "angle of light obstruction" 
is an acute angle formed in the same manner as along 
the street frontage of a zoning lot, except that the rear 
lot line at curb level is substituted for tht' center line of 
the street. 

629. Lot, Corner. A "corner lot" is a zoning lot 

a. Which adjoins the point of intersection of 1\\0 (2) 
or more street lines, and 

b. In which the interior angle formed at at least one 
(l) point of intersection is one hundred 'and thirty
five (135) degrees or less. 

Any :::oning lot adj'oining a curved street at a point 
where the street line describes an arc subtended hy an 
angle of one hundred and ,thirty-five (135) degrees or 
less shall also be considered a "corner lot." 

Any portion of a "corner lot" with frontage more than 
one hundred (100) feet from the intersection of the 
street lines shall he considered eHher a ttlTough lot or an 
interior lot. 

A zoning lot which in all other respects resembles a 
"corner 100t" but whose continuity is interrupted at the 
point of intersection of the street lines by another smaller 
zoning lot shall also be considered a "corner lot." 

630. Lot, Interior. An "interior lot" is any :::oning lot 
which is not a corner lot or a through lot. 

631. Lot Line, Front. Fur an interior lot or through 
lot, a "ffont lot line" is a street line. On a corner lot, the 
owner or developer may eject eitht'f street line as the 
"front Jot lint'." 

ILLUSTRATION OF SECTION 629 
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632. Lot Line, Rear. A "rear lot line" is any lot line, 
ather than a street line, which is parallel to the front lot 
line O'r within forty-five (45) degrees of being parallel 
to the front lot ~ine. A "rear lot line" shall also include 
any lot lines on an off-set to' a through lot which consti
tute the "rear IO't line" of an adjacent zoning lot. 

O1'1'5E-T TO . 

TI-I"OU(;14 L~ • 

,..._.-J-

j 

<c' 

~~--'---' 

1 
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Illustration of Section 632 

633. Lot Line, Side. A "side lot line" is any lot line 
which is nOit a front lot line or a rear lot line. 

634. Lot, Through. A "through lot" is a zoning lot 
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 
b. Which is no,t a corner lot. 

Manufacturing Districts. See Districts, Residence and 
Associated, Commercial and Manufacturing (section 
614). 
Net Site Area. See Site Area, Net (section 641). 

635. Non-Conforming Use. A "non-conforming use 
shall include any use, whether of a building, other struc· 
ture, or a tract of land, which dQes not confQrm to the 
use regulatiQns 'Of this amended ResQlutiQn for the dis
trict in which such "non-conforming use" is looated, 
either at the effective date Qf this amended ResQlution Qr 
as a result of subsequent amendments which may be in
cQrporated intO' this amended ResQlutiQn. 

636. One-Family Detached Residence. A "Qne
family detached residence" is a dwelling unit which is: 

a. Designed fQr use, and in fact used, for residential 
purpQses by a single family Qnly, and 
b. Separated frQmQther buildings by open space. 

637. Puhlic Park. A "public park" is any publicly
owned park, playgrQund, beach, parkway or rQadway 
within the jurisdiction and cQntrQl Qf 'the CQmmissioner 
of Parks, except for parked strips Qr malls in a public 
street, the rQadways Qf which are nQt within his jurisdic
tiQn and control. 
Rear Lot Line. See Lot Line, Rear (seotiQn 632). 
Rear Yard. See Yard, Rear (section 653). 

ARTICLE 6 

Residence and Associated Districts. See Districts, 
Residence and Associated, Commercial and Manufactur
ing (sectiQn 614). 

Residence ~tricts. See Districts, Residence and As
sociated, Commercial and Manufacturing (section 614). 

Residence Retail Districts. See Districts, Residence 
and Associated, Commercial and Manufacturing (section 
614). 

638. Residence or Residential. A "residence" (Qr 
"residential") shall include a building, Qr any pant Qf a 
building, which contains living and sleeping accommQ
dations for permanent occupancy. "Residences" there
fore include all Qne-family and two-family hQuses, mul
tiple dwellings, boarding and rooming houses, and apart
ment hotels. However, "residences" do nO't include: 

a. Transient accommQdations, as in transient hotels, 
tourist cabins, and trailer camps, and 

b. In a building cO'ntaining both residences and Qther 
uses, that part of such building which is used fQr any 
nQn-residential uses, except accessory uses fQr rest
dences. 

Side Lot Line. See Lot Line, Side (section 633). 

Side Yard. See Yard, Side (sectiQn 654). 

639. Sign. A "sign" is any structure Qr part thereQf, O'r 
any device attached ,to 'a structure Qr painted Qr repre
sented O'n a structure, which shall display or include any 
letter, word, mQdel, banner, flag, pennant, insignia, de
vice O'r representatiQn used as, or which is in ,the nature 
of, an announcement, directiO'n or advertisement. A 
"sign" includes any "billboard," but does nQt include the 
flag, pennant or insignia Qf any natiQn Qr grQUp of 
natiQns, or Qf any state, city Qr Qther PQlitical unit, Qr 
Qf any pQlitical, educatiQnal, charitable, philanthrQpic, 
civic, prQfessiQnal, religiQus Qr like campaign, drive, 
mQvement, Qr event. HO'wever, a "sign" shall nO't include 
a similar structure Qr device lQcated wi;thin a building. 

A "business sign" is a "sign" which directs attention 
to' a business O'r prO'fession cQnduoted O'r to' pf{)ducts sold 
UPQn the same zoning lot. A "for sale" or "to' let" "sign" 
relating to the zoniTJ,g lot on, which it is displayed shall 
be deemed a "business sign." 

An "advertising sign" is a "sign" which directs atten
tiQn to' a business, commQdiity, service or entertainment 
conducted, sold or offered elsewhere than UPQn the same 
zoning lot. 

An "illumina,ted sign" is any "sign" designed to' give 
fO'rth any artificial light, or designed to reflect such light 
deriving from any source which is intended to' cause such 
light O'r reflectiQn. A "flashing sign" is any "illuminated 
sign" on which the artificial light is nQt maintained sta
tiQnary, and constant in intensity and cQIQr,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. 

fZZZ2) GROSS S!T& aQE-A 

Illustration 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 zoning lots within 
that development. 

Illustration of Section 641 

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 floor (whether or not coun1ted fDr pur
poses of computing floor area ratio) and the ceiling 
immediately above. 

643. Street. A "street" is a way shown on the City map. 

644. Street Line. A "street line" is a""ot:line separating 
a zoning lot from a street. 

Italicized words are defined in Article 6. 
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645. Tonrist Cabins. "Tourist cabins" are a grDup 'Of 
buildings, including ei,ther separate cabins Dr a rDW 'Of 

cabins, which 

a. CDntain living and sleeping accommodations for 
transient occupancy, and 

b. Have individual entrances. 

Through Lot. See Lot, Through (sectiDn 634). 

646. Trailer. A "trailer" is a vehicle 

a. Used fDr living or sleeping purposes, and 
b. Standing 'On wheels Dr 'On rigid SUppDrtS. 

647. Trailer Camp. A "trailer camp" is a tract of land 

a. Where two (2) or mDre trailers are parked, Dr 

b. Which is used Dr held 'Out fDr the purpDse 'Of sup
plying tD the public a parking space fDr tWD (2) Dr 
mDre trailers. 

Twenty Foot Area For Light Access. See Light 
Access, Twenty Foot A rea For (section 626). 
Units Of Light Access. See Light Access, Units Of 
(seotiDn 627). 

648. Usable Open Space. "Usable 'Open space" in
cludes 'Only that part 'Of the grDund area of a residential 
zoning lot: 

a. Which is devoted to outdDDr recreatiDnal space, 
greenery, and service space fDr hDusehold activities 
(such as clothes drying) which are nDrmally carried 
'On outdoDrs, and 
b. Which conforms to the minimum dimension pre· 
scribed by sections 228.21-.22 abDve fA:>r the apprDpri
ate district, (md 

c. Which is not devDted 'tD private roadways open to 
vehicular transportation, accessory off-street parking 
space or accessory 'Off-street lo,ading berths, and 
d. In which ,there are nD structures on Ithe ground, ex
cept as permitted by sectiDn 782 (permitted obstruc
tions), and 
e. Which is unDbstructed between the permitted level 'Of 
the rear yard and the sky, except that not more than 
twenty-five per cent (25% )of the tDtal "usable open 
space" prDvided on any zoning lot may be rDDfed, 
and in such case nDt mDre than fifty per cent (50%) 
of the perimeter of the rOD fed sectiDn shall' be en
closed, and 
f. Which, wh~n above grade, is structurally safe and 
adequately surfaced and protected and 
g. Which is accessible ana available at least tD all 
'Occupants 'Of dwelling units fDr whDse use the space is 
required. 

649. Use. A "use" is the term employed tD refer to: 

a. Any purpDse fDr which buildings, other structures 
Dr land may be arranged, designed, intended, main
tained, Dr 'Occupied, and 



!' 

h. Any occupation, business, aotivity 'Or QperatiDn car· 
ried on (or intended tQ be carried on) in a building 
or other struClture or on land, 'Or 

c. A name of a building, other structure or traCit 'Of 

land which indicates the purpDse fQr which it is ar· 
ranged, designed, intended, maintained Dr 'Occupied. 

650. Width Of The Street. The "width of the street" 
is the width specified 'On the City map. 

651. Yard. A "yard" is that pDrtiQn 'Of the open area 'On 
a zoning lot extending open and unDbstructed fr'Om its 
IQwest level to ~he sky: 

a. AIDng a lot line, and 

b. Fr'Om ,that lot line for a depth (Dr width) specified 
by the regulations of the district in which the zoning 
lot is located. 

652. Yard, Front. A "frQnt yard" is a yard extending 
alQng the full length 'Of the front lot line between the side 
lot lines. 

ARTICLE b 

653. Yard, Rear. A "rear yard" is a yard extending 
al'Ong ,the full length 'Of the rear lot line between the side 
lot lines. 

654. Yard, ~:Side. A "side yard" is a yard extending 
al'Ong 'One side lot line frDm the required front yard (Dr 
from the front lot line, if there is n'O required front 
yard) tQ the required rear yard. 

655. Zoning Maps. "Z'Oning maps" are the maps incor· 
pDrated into thi s amended Resoluti'On as a part thereof by 
section 122. 

656. Zoning Lot. A "z'Oning 100t" is a single tract 'Of 
land, located within a single block, which (at the time 
of filing fDr a building permit) is designated by its 
'Owner or developer as a tract to be used, developed 'Or 
built upon as a unit, under single 'Ownership or contrDI. 

A "zoning lot'· may be subsequently subdivided into 
two (2) or more "zoning lots" subject to the provisions 
'Of section 713 below. A "zoning IDt" theref'Ore may Dr 
mav n'Ot coincide with a lot as sh'Own 'On the 'Official tax 
maps 'Of the City 'Of New Y'Ork, 'Or 'On any rec'Orded sub
divisi'On plat 'Or deed. 
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ARTICLE 7. BASIC BULK CONTROLS 

The following bulk controls shall apply in the various 
districts in accordance wi,th the provisions set forth below. 

7141. General Provisions 

710.10 DEFINITION OF A ZONING LOT (Repeated 
from section 656). A "zoning lot" is a single tract 
of land located within a single block, which at the 
time of filing for a building permit is designated by 
its owner or developer as a tract to be used, de
veloped or built upon as a unit, under single owner
aMp or control. 

A "zoning lot" may be subsequently divided into 
two (2) or more "zoning lots," subject ,to the pro
visions of section 713 below. A "zoning lot" there
fore mayor may not coincide with a lot as shown 
on the official tax maps of the City of New York, or 
on any recorded subdivision plat or deed. 

711. STREET FRONTAGE REQCIRED FOR EACH ZmaNG 
LOT. Each zoning lot shall adjoin either 

a. A street, or 
b. A private easement which is dctermined by reso

lution of the City Planning Commission to be ade
quate for purposes of access. 

712. CONTINCED CONFORMITY WITH BCLK REGULA
TIONS. On any zoning lot, no additional construction 
shall take place which would result in any non-con
formity with the bulk regulations of the district, 
whether by exceeding the permitted floor area ratio, 
by encroaching upon required open spaces or other 
unobstructed spaces of any kind, by exceeding height 
limitations or otherwise. 

713. SUBDIVISION OF ZONING LOTS. Any tract of land 
which is developed as a unit and fi)~d:~as a single zon
ing lot may be subsequently divided into two (2) or 

I talicized words are defined in Article 6. 
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more zoning lots for the purpose of sale or otherwise, 
subject to the regulatlions set forth below. 

713.10. SINGLE CONTROL DURING CONSTRUCTION. 
Single control shall be maintained on any tract filed 
as a single zoning lot until all aspects of construc
tion affected by bulk regulations are completed. 

713.20. ALL RESULTING ZONING LOTS MUST CON
FORM To THE BULK REGULATIONS OF DISTRICT. No 
zoning lot shall be divided into two (2) or more 
zoning lots and no portion of any zoning lot shall 
be sold, unless all zoning lots re~ulting from such 
division :Or sale shall conform to all the bulk regu
ationstlf the district, except as provided in sections 
713.21 through 713.24. 

713.21. Side Yards in an RB-1 District. In an 

RB-1 District, when a zoning lot has been divided 
into two (2) or more zoning lots, side yard re
quirements shall apply only 

a. Where side yard requirements applied along 
the side lot line of the original zoning lot, and 

b. Where side lot lines of the subdivided zonmg 
lots separate detached buildings. 

713.22. Rear Yard and Side Yard Regulations in 
an RA, an RB-!, an RB-2 and an RB-3 Distric>t. 
In an RA,- an RB:1, an RB-2 and an RB-3 District, 
no rear yard and side yard regulations shall apply 
within a development which conforms to the spac
ing provisions set forth ,in section 227, provided 
that any further construction in such development 
shall conform to the regulations set forth in that 
section as if the original zoning lot had not been 
suhdivided and lot lines drawn in for the new 
zoning lots. 



I 
71:3.23. AccessDry Off-Street Parking Require-

ments. If any zoning lot which has been developed 
with uses subjeot to' the requirements set forth in 
Article 10, (accessDry Dff-street parking spaces) 
is divided intO' twO' (2) Dr mDre zoning lots, the 
required accessDry Dff-street parking facilities for 
each such resulting zoning lot shall cDnfDrm to' 

Dne Df the fDllDwing: 

a. The requirements set fDrth in sectiDns 1012_10, 
1013, 1022, 1023, 1024 and 1025, or 

b. The requirements fDr grDup parking facilities 
set forth in sectiDn 1012.20, Dr 

c. The requirements fDr jDint parking facilities 
set fDrth in sectiDn 1033.30 

713.24. AccessDry Off-Street Loading Require
ments. If any zoning lot which has been develDped 

with uses subject to' the requirements set fDrth in 
Article 11 (accessDryoff-street IDading berths) is 
divided intO' twO' (2) Dr more zoning lots, the re
quired accessDry off-street IDading facilities f'Or 
each such zoning lot shall cDnfDrm either to' the 
prDvisiDns 'Of sectiDn 1121 (f'Or individual facili
ties) Dr with the prDvisiDns Df sectiDn 1124 (for 
jDint facilities)_ 

71:3.30. ZONING LOTS SCBJECT TO P"~RKING AND 
LOADING REQUIREMENTS. Any tract Df land which is 
IDcated within a block and develDped as a unit 
under single Dwnership Dr cDntrDI with uses subject 
to' the requirements set fDrth in Articles 10 and 11 
(Dff-street parking and Dff-street loading facilities) 
shall be cDnsidered a single zoning lot fDr the pur
pDses Df such requirements. 

720. Floor Area Ratio 

720.10. DEFINITION OF FLOOR AREA RATIO (RE
PEATED FROM SECTION 618). The "flDDr area ratiO''' 
Df the building 'Or buildings Dn any zoning lot is the 
floor area Df the building 'Or buildings Dn that zon
ing lot divided by the area Df that zoning lot. 

F.A.R. = 1.00 
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720.20. DEFINITION OF FLOOR AREA (REPEATED 
FROM SECTION 617). The "flDDr area" Df a building 
Dr buildings is the sum Df 'l:he grDss horizontal areas 
Df the several1flDors Df the building Dr bllildings, 
measured from the exteriDr faces of exteriDr walls 'Or 
from the center lines Df walls separating two (2) 
buildings. In particular, the "flDDr area" Df a 
building Dr buildings shall include: 

a. Basement space 

b. ElevatDr shafts and stairwells at each flDDr 
c. FIDDr space used fDr mechanical equipment, with 
structural headroDm Df seven (7) feet six (6) inches 
Dr more. 
d. Pen thO' uses 

e. Attic space (whether Dr nDt a flDDr has actually 
been laid) prDviding struotural headrDom Df seven 
(7) feet six (6) inches DrmDre. 

f. InteriDr balcDnies and mezzanines. 
g. EnclDsed porches 
h. Accessory uses, not including space used for 
accessory Dff-street parking space. 

However, the "flDDr area" Df a building shaH nDt 
include: 
i. Cellar space, except that cellar space used for re
tailing shall be included fDr the purpDse Df calculaJt
ing ,the requiTements fDr accessDry Dff-street parking 
spaces and accessDry Dff-street IDading berths. 

j. ElevatDr and stair bulkheads, accessDry water 
tanks and cooling tDwers. 

k. FlDDr space used fDr mechanical equipment, with 
structural headrDom Df less than seven (7) feet six 
(6) inches. 

1. Attic space, ,;whether Dr nDt a flDDr has actually 
been laid, prDviding structural headrDom of less 
than seven (7) feet, six (6) inches. 

m. UncDvered steps 

n. Terraces, breezeways, and Dpen pDrches 

D. AccessDry off-street parking spaces 

p. AccessDry Dff-street IDading berths, up to two 
hundred per cent (200%) Df the amount required 
by Article 11. 

ILLUSTRATION OF SECTION 720 
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721. MAXIMUM FLOOR AREA HATIO PERMITTED. In any 
district the floor area ratio of the building or buildings 
on any zoning lot shall not exceed the maximum spe
cified by the reguIations for the district in which such 
zoning lot is located, except in accordance with the 
provisions of section 1662 (in large-scale develop-

, ments). 

722. CALCULATION OF FLOOR AREA HATIO IN LARGE
SCALE DEVELOPMEYfS. For everyone per cent (1 % ) 
by which the net site area of a large-scale development 
exceeds sixty-seven per cent (67%) of the gross site 
'area ~hereof, the net site area shaH, for the purpose of 
calculating floor area ratio, be increased above such 
sixty-seven per cent (67%) by not more than one half 
( Y2) of such one per cent (1 % ) . 
723. ZONI:\TG LOTS DIVIDED Ih DISTHICT BOl'NDAHlES. 
If any zoning lot is partly in one district and partly 
in another district with a different floor area ratio, the 
maximum floor area for the whole zoning lot shall not 
exceed the sum of the floor areas permiVted on each 
part of the zoning lot under the floor area ratio regu
lations for the district in which each such p,art is 10· 
calted. However, the total floor area permitted may be 
distributed over the whole zoning lot, provided that not 
more than one hundred aud fifty per cent (150%) of 
the maximum floor area permitted by ,the district regu
lations shall be located in either district. 

730. Yards 
7::H. MEASCREME:\TT OF DEPTH AND WIDTH. The depth 
and width of yards shall be measured perpendicular to 
lot lines. 

Illustration of Section 730 

7:)2. PERMITTED OBSTRUCTIONS. The foHowing shall 
n()lt be considered as obs,tructions when located within 
required yards. 

a. In any yards:

Terraces 
Awnings ,and canopies 
Steps, not exceeding six per cent (6%) of the area of 
the yard. 

Italicized words are defined in Article 6. 
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Chimneys, not exceeding two per cent (2%) of the 
area of the yard. 
Hecreati'onal and drying yard equipment 
Arbors and 'trellises 
~~lag poles 
Fences 
Walls, nOit exceeding eight (8) feet in height 
Open accessory off-street parking spaces 

b. In any front yards:-
Enclosed attached off-street parking spaces, projecting 
not more <than five (5) feet into the yard. 

c. In any rear yards:-
Enclosed ,accessory ofl"'street parking spaces, attached 
or detached. 
Accessory sheds_ tool rooms, or other similar buildings 
or other structures for domestic or agriculture storage, 
with a height not exceeding ten (10) feet above natural 
grade level. 
Balconies, not exceeding fifteen per cefilt (15%) of the 
area of the yard. 
Breezeways 
Open porches 

733. ZONING LOTS DIVIDED By DISTRICT BOUNDARIES. 
If any zoning lot is partly in one district and partly in 
another district with different yard regulations, the 
part of such zoning lot within each district shall con
form to the yard regulations of that district, except as 
provided in sections 1341 (side yards along district 
boundaries) and 1342 (rear yards a,long district boun
daries) _ 

740. Angle Of Light Obstruction 
740.10. DEFI:\TITION OF ANGLE OF LIGHT OBSTRCC
TION (REPEATED FROM SECTION 628). Along the street 
frontage of any zoning lot, an "angle of light ob
struction" is an acute angle formed at the center 
line of the street between: 
a. A horizontal plane at purb level, extending be
tween the 'curb and the center line of the street, and 
b. An inclined plane, rising from the center line of 
the street at curb level and extending over the zoning 
lot. 

Along any rear lot line, an "angle of light obstruc
tion" is an acute angle formed in the same manner 
as along the street frontage of a zoning lot, except 
that the rear lot line at curb level is substituted for 
the center line of the street. 

741. MAXIMUM ANGLE OF LIGHT OBSTRUCTION PER
MITTED. In any district, along thc street frontage or 
along the rear lot line of any zoning lot, the inclined 
plane which is fixed by the angle of light obstruction 
specified in the district regulations shall not be pene
trated by any building (including its parapet, cornice, 
roof ridge or other solid element), or by any other 
structure or part thereof, except in accordance wi,th 
sections 743 (averaging) and 741 (permitted obstruc
tions) or section 1662 (in large-scale developments). 



Illustration of Section 740 

742. SPECIAL REGULATIONS ON MEASUREMENT FROM 
CENTER LINE OF STREET. 

742.10. CENTER LINE OF UNUSUALLY WIDE AND 
UNUSUALLY NARROW STREETS. In determining the 
width ofa street and the center line of a street with 
respect to a given zoning lot, all streets more than 
one hundred (100) feet in width shall be considered 
to be one hundred (100) feet in width, and the cen
'ter ,line taken at fifty (50) feet from the front lot 
line of that zoning lot; and all streets less than fifty 
(50) feet in width shall be considered to be fifty 
(50) feet in width, and the center line taken at 
twenty-five (25) feet from the front lot line 'Of that 
zoning lot. 
742.20. NEAR STREET INTERSECTIONS. For one hun
dred (l00) feet along a narrower street from the 
point of intersection of its street lines with the street 
lines of a wider street, the center line of such nar
rower street shall be assumed to be as far from each 

SIDe. t;-LEVAT1 0~ 

Frontage A X Angle a + Frontage B X Angle b 

Frontage A + Frontage B 
(OR, is less than) Maximum angle of light obstruc-
tion specified in district regulations. 

I I 
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street line thereof as the center line of the wider 
street is from its street lines. However, around small 
parks the provisions of section 1531 shall apply. 

743. AVERAG~Ny ,LIGHT ANGLES. In any district, along 
the street fron1tage or ,along the rear lot line of any 
zoning lot, the angles of light obstruction whose inclined 
p},anes pass unobstructed over each building (or other 
structure or part thereof) may be averaged, provided 
that:~ 

a. The weighted average of such angles shall not ex
ceed the angle of light obstruction specified in the dis-
trict regula1:ions, and '. 
b. The provisions of sections 743.11 ~hrough 743.14 
and 745 are complied with, and 
c. The provisions of section 1532 (around small 
parks) do not apply. 
Therefore, ·if it is desired to average angles of light 
obstruction on any zoning lot or any part thereof, 
because 'Of differences either in the height of buildings 
(or other structures or parts thereof), or in their dis
tances from the center line of a street or a rear lot 
line, then the angles of light obstruction (calculated 
subject to secti'ons 743.11 through 743.15 below) 
whose inclined planes pass unobstructed over each 
building (or other structure or part thereof) shall con
form to the provisions set forth immediately below. 
Each angle shall be multiplied by the width of the 
frontage over which that angle applies; and the sum 
of these products (angle times frontage) ,_ divided by 
the total frontage, shall not exceed the maximum angle 
of light obstruction specified in ,the regulations for the 
district. In mathematical terms: 

Frontage A X Angle a Frontage B X Angle b 

Frontage A + Frontage B 
(OR, is less than) Maximum angle of light obstruction 
specified in district regJ.llations. 

743.10. SPECIAL REGCLATIONS ON AVERAGING AN
GLES. If it is desired to average different angles of 
light obstruction whose inclined planes pass unob
structed over one (1) or more different buildings (or 
other structures or parts thereof), the following 
requirements must be met as a prerequisite to aver
aging. 

1; O~ '!>TQ.IHfT 

ILLUSTRATION OF SECTION 743 
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Illustration of Section 743.11 

Illustration of Section 743.12 

Illustration of Section 743.13 

Italicized words are defined in Article 6. 
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743.11 Maximum Distance for Averaging. An an· 
gle of light obstruction may be averaged over the 
width of a zoning lot. However, if tthe width of a 
zoning lot exceeds one and one·half (lYz) times 
the width of the street in an RB District and Resi· 
dence Retail Districts, or twice ,the widt:h of the 
street in all Commercial Districts (except a CA-4 
District) and all Manufacturing Districts (except 
an MA-2 District), the angle of light obstruction 
may be averaged only over a distance equivalent to 
the aforementioned multiples of the street width; 
and the angles for the frontage exceeding those 
multiples shalI~ be calculated separately. 

743.12 Maximum Width of Building or Buildings 

Projecting Above Angle Specified in District Regu. 
lations. In an RB District those parts of a building 
(or other struoture or parts thereof) rising above 
the angle of light obstruction specified in the dis· 
trict regulations shall not exceed fifty per cent 
(50%) of ,the width of the zoning lot. 

743.13 Minimum Width for Credit in Averaging 
SmaI,ler Angle. If any angle of light obstruction 
which is less than the angle specified in the dis· 
trict regulations is to be averaged with a larger 
angle, each part of the frontage over which the 
smaller angle occurs shall extend for at least 
twenty (20) feet. 

743.14 Minimum Angle Allowed for Averaging. 
An angle of light obstruction (including an angle 
of zero) which is less than the minimum angle 
petfnitted to be credited for averaging, as speci· 
fied in the district regulations, shall be calculated 
for purposes of averaging as equal to the mini· 
mum angle so specified. 

Illustration of Section 743.14 



744. PERMITTED OBSTRUCTIONS. The following shall 
not be deemed to obstruct the inclined p lane which is 
fixed by an angle of light obstruction: 

Elevator and stair bulkheads, roof water tanks, and 
cooling towers (together with their enclosures), pro· 
vided that the maximum dimension pamllel to the cen· 
ter line of a street shall not exceed thirty (30) feet 
Chimneys and flues, not exceeding fifteen (15) feet for 
any one hundred (100) feet of frontage 
Spires 
Flagpoles 
Aerials, radio and television 
Wire, chain link, or other open '(}r transparent fences 
A one·story structure located in a rear yard when per· 
mitted by the district regulations, including any of the 
following: 

A basement or first floor used for accessory off-street 
parking spaces for residences 
A first floor used for retail or commercial purposes 
A one·story accessory detached building 
A wall along a lot line 

745. ZONING LOTS DIVlDED BY DISTRICT BOUNDARIES. 
If any ::oning lot is partl y in one and partly in another 
district, the pam of such zoning lot wirh'iii.' each di strict 
shall he cont,rolled by the angle of light obstruction of 
thalt district. Angles shall not be averaged across di s· 
tri ct boundaries. 

750. Set-Backs 
751. CONFORMITY WITH DISTRI CT REGULATIONS. In an 
HA, an RE·l, and an RB~2 District, the front, rear, and 
side exterior walls of all non-residential buildings, and 
of all residential buildings speci fied in the regulations 
for the respedtive districts, shaU be looated at least as 
far f rom the center line of the street, the rear lot line 
and the side lot line, respeotively, as is required in the 
di stridt regul,ations set f.o,rth in section 225. 

760. Units Of Light Access 
760.10 DEFINITION OF SIXTY (60) FOOT AREA FOR 
LIGHT ACCESS (REPEATED FROM SECTION 624) . For 
a legally required window, the " sixty (60) foot 
area for light access" is that area enclosed by: 

a. An are, with a radius of sixty (60) feet, extending 
sevenlty (70 ) degrees on "each side of a tline PCII" 
pendicu}.ar to .the building wall at the center line of 
that window, and 
h. The eXJterior radii of such arc. 

The radii of such arc shall be measured from the 
exterio r face of the building wall at silJ level at the 
center line of the window. For the purposes of this 
section, sill Jevel shall be assumed to be two (2) 
feet six (6) inches above Roor level. 
760.20 DEFINITION OF FORTY (40) FOOT AREA FOR 
LICHT ACCESS. (REPEATED FROM SECTIO" 625) . 

The "forty (40) foo t area fOT light access" shall 
be determined in the same manner as the sixty (60) 

ARTICLE 7 

foot area for light access, except that the radius of 
the arc shall be forty (40) feet in length. 

760.30 ~E~'Ii'ITION OF TWENTY FOOT AREA FOR 
LIGHT ACCESS. (REPEATED FROM SECTION 626). 

The "Itwenty (20) 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 twenty (20) feet in length. 

L 'E0F-Wlt..IOOW 

Illustration of Section 760 

760.40 DEFINITION OF UNITS OF LIGHT ACCESS (RE
PEATED FROM SECTION 627). For each respective area 
for light access as defined above, "units of light 
access" are the truncated sectors fo rmed by the 
intersection of 

a. A series of radii projected from the center line 
of the window and dividing that area for light access 
int,o fourteen (14) equal secto rs of ten (10 ) degrees 
each, and 

b. A series of concentric arcs centered on the center 
line of the window and wi th radii as specified in the 
following ~chedul e : 

A rea for Light Access 

Si'{ty (60) Foot Area 
Forty (40 ) Foot Area 
Twenty (29) Foot A rea 

Radii of Arcs 
- - -- .•.. - ----.-.. -.. ~--

40, 50 and 60 Feet 
20, 30, and 40 Feet 
Wand 20 Feet 

Twenty.eight (28) units of light access are thus 
available in '!:hI'! sixty (60) foot area for light access 
and in {he forty (40) foot area for light access; and 
fOUl1teen (14) units of light access are t·hus avai;lahle 
in the twenty (20 ) foot area for light access. 

760.50 DEFI:-IITlO'I OF LEGALLY REQUIRED WINDOW 
(REPEATED FROM SECTION 623). " Legally required 
windows" include all windows in exterior wwll s servo 
ing an y interior space in which persons live, sleep, 
work, or congregate, except: 

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 
includin g alcoves adjacent thereto (as specifi ed in 

195 



PROPOSED RESOLUTION 

Section 30 of the Mul'tiple Dwelling Law and Section 
C-26-261.0 of the Administrative Code). 

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 
vent~],ation without using mechanical ventilation (as 
specified in Section C-26-266_0 of the Administrative 
Code). 

c. Windows in spaces used for retail, commercial, 
wholesale, st-orage, and manufacturing purposes, if 
sufficient mechanical ventilation is provided (as 
specified in Section C-26-266.0 of the Administrative 
Code) for rooms with-oUit wirl80ws. 

For the purposes of this definition, rooms in 
which persons live, sleep, work or congregate shall 
not include watercloset compartments, bathrooms, 
stairs, cooking compartments with less than f'o rty
nine (49) square feet of area, laundry rooms, store
rooms, and utility rooms. 

Wnere two (2) ·or more windows are needed to 
satisfy legal requirements for light and ventilation, 
each such window shaH be considered to be a 
" legally ' required window." 

In the case of conltinuous windows whose area 
exceeds the legal requirements for light and ventiJa
tion,any part or parts 'of such wjndows may be 
selected as the "legally required windows." In such 
case the center line shall be the center line of that 
part of window so selected. 

761. MINIMUM REQUIREMENTS FOR LIGHT ACCESS. In 
any district, for all legally required windows in all 
permitted buildings except one-family detached resi
dences, unobstructed units of light access shall be pro
vided. Such units o/light access shall conform to the 
regulations for the respective districts as Ito the num
ber and location of such units and to the regulations of 
section 762 with respect Ito obstructions. 

762. OBSTRUCTIONS 
762.10 WHERE UNITS OF LIGHT ACCESS MAY BE 
COUNTED. Required unobstructed units of light access 
may be counted within one or more of the following: 
a. Open spa'ce 10caJ;ed on the same zoning lot. 

"'":;>-_-t_ t2E-QU!!2E-D YAQ.05 

PLAU 
Illustration of Section 762.10 

Italicized words are defined in Article 6. 
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b. Space on adjoining zoning lots which, under the 
provisions of this amended ResolUition, is in required 
yards for new construction. 

c. A street, a private easement, or other permanently 
dedicated public or private open spa'ce. 

762.20 OBSTRUCTIONS PROHIBI1:ED BETWEEN WIN
DOWS AND REQUIRED UNITS OF LIGHT ACCESS. If 
units oJ light access are to be counted a~ unobstructed 
for any legally required windows, all space which 

a. Is enclosed by Il'ny of the radii which encl'Ose any 
of such units, and 

b. Is between suck units and the window 

shall be unobstructed except as permitted in section 
762.30 below. 

() 762.30 PERMITTED OBSTRUCTIONS. The f-ollowing 
shall not be considered ·as obstructions when located 
within required units of light access, or between un
obstructed units of light acc.essand a legally re
quired window: 

Existing buildings or o ther structures on adj~ing ~, 
. zoning lots which, under the provisions of \this 

amended Resolution, are in required yards for new 
construction. 

Buildings or other structures whose height above sill 
level of the window in question is not more than 
two-thirds of their dis tance (measured (lit sill level 
and from the center line of the window) from the 
exterior surface of the building wall. 
Overhead obstructions, such as cornices, structurally 
permanent sunshades and balconies, which 
a. If fourteen (14) feet or more above the sill level 
'Of the.o:windows, project not more than five (5) feet 
from the exterior face of the building wall, and 
b. If less Ivhan fourteen (14) feet above the sill level 
of the window, do not 'project horizontally beyond an 
inoJined ,plane rising from iJ:he sill level at ,an angle 
of twenty (20) degrees from the vertical exterior 
face of the building. 
Spires 
Hagpoles 
Aerials, radio or television 
Open fire escapes 
Wire, chain link, or other {)pen fences. 

Illustration of Section 762.30 
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770. Spacing Regulations 

771. REQUIRED MINIMUM SPACE BETWEEX BUlLDIXGS 
ON A SINGLE ZONING LOT. In an RA or an RB District. 
when two (2) or more residential buildings are de: 
veloped on a single zoning lot under single ownership 
or control , <the minimum distance between the exterior 
faces .of building walls shall conform to the regula1tions 
set fOr1th in section 227. 

780. Usable Open Space 

780.10 DEFINITION OF USABLE OPEN SPACE (RE· 
PEATED FROM SECTION 648) . " Usable open space" in· 
cludes oply that part of the ground area o( a resi· 
dential zoning lot: 

a. Which is devo,ted to outdoor recreational space, 
greenery and service space for household activities 
(such as clothes drying ) which are normally carried 
on outdoors, and 

b. Which conforms to the minimum dimension pre· 
scribed by sections 228.21·.22 above fo r the appro· 
pri<ate dis<trict, ahd 

c. Which is not devoted Ito private roadways open to 
vehicular transportation, accessory off· street parking 
space or accessory off·street loading berths, and 
d. In which there are no struc1tures on the ground , 
e';'cept as permitted by section 782 b~low (permitted 
obstructions ), 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 (25% ) of the total 
"usable open space" provided on any zoning lot may 
be roofed, and ill such case not more than fifty per 
cent (50% ) of the perimeter of the roofed section 
shall be enclosed, and 
f. W:h~h, when above grade, is strumurally safe and 
adequately surfaced and protected,and 
g. Which is accessible and available 'at least to all 
occupants 'of dwelling units for whose use the space 
is required. 

ARTICLE 7 

781. ME\JMCM USABLE OPEN SPACE REQUIRED FOR 
RESIDENTIAL CONSTRUCTION. For all residences in an 
RA, an RB·1. an RB·2, an RB·3, and RB.4, an RB·5 or 
an RB·6 p\strict , there shall be provided on the same 
;oning lat at least that minimum !area of usable open 
space which is specified by ,the regulations for the reo 
spective districts, except in so far as such regulations 
permit the substitution of open space on a roof or of 
balconies, in accordance with sections 228.31·.32. 

782. PERMITTED OBSTRCCTIOXS. The following shall 
not be considered as obstructions when located in 
usable open space: 

Open porches, not exceeding twenty.five pel' cent(25% ) 
of the single oOll'tiguous area of usable open space in 
IVhich they are located. 
Balconies 
Terraces 
Breezeways, not exceeding twenty·five per cent (25% ) 
of the single contiguous area of usable open space in 
which they are located. 

Chimneys, not exceeding two per cent (2% ) of the 
single contiguous area of usable open space in which 
they are located. 

Fire escapes 
Recreational and drying yard equipment. 

Arbors, trellises, window boxes and other planting 
boxes 
Flagpoles 
A change of grade up to six (6) feet, but only if ade· 
qUaJte communicating steps are provided. 

783. ZO~ I:'\G LOTS DIVIDED BY DISTRICT BO lJNDARIES. 
If any zoning lot is partly in one district and pa'rtly in 
another distri ct, the minimum total usable open space 
required for such zoning lot shall be the sum of Ithe 
usable open space required for each part of such zon' 
ing lot under the regulations for the district in which 
each such part is located. However, ,the required usable 
open space may be located anywhere on Ithe zoning lot. 
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ARTICLE 8. NON· CONFORMING USES 

801. DEFINITION OF NON·CONFORMING USE 
(repeated from section 635) . 

A "non-conforming use" shall include any use, whether 
of a building, other structure or a tract of land, which 
does not conform to the use regulations of this amended 
Resolution for the district in which such non-conforming 
use is located, either at the effective date of this amended 
Resolution or as a result of subsequent amendments which 
may be incorporated into this amended Resolution. 

810. Continuation Of Use 
A non-conforming use may be continued, except as 

otherwise provided in this A~ticle 8. 

820. Change Of Use 
A non-conforming use may be changed to any conform

ing use. A non-conforming use shall not be changed to 
any other type of non-conforming use, except in con
formity with the provisions of sections 821-824 below. 

821. IN RA AND RB DISTRICTS. In an RA and an RB 
District, non-conforming uses listed in the use groups 
set forth in the left column immediately below may be 
changed to non-conforming uses listed in the use groups 
set forth in the right column opposite: 

From use groups 8, 9, 12 and 13 To use groups 6 
(A, B, C and D) 
and 7 (A and B) 

From use groups 6 (A, B, C To use group 6 (D) 
and E) and 7 

822. IN RESIDE'\cE RETAIL DISTRICTS. In Residence 
Retail Districts, non-conforming 14Ses;~listed in the use 
groups set forth in the left column immediately below 

Italicized words are defined in Article 6. 
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may be changed <1:0 non-conforming uses listed in the 
use groups set forth in the right column opposite: 

From use groups 16, 17 and 18 To use groups 9 
(A, R C and F) 
and 14 

From use groups 13 and 15 To use group 9 
(A, B, C and F) 

823. IN A CB, A CC AND A CD DISTRICT. In a CR CC 
and a CD District, non-conforming uses listed in the 
use groups set forth in the left column immediately 
below may be changed to non-conforlTJing uses listed in < 

the use groups set forth in the right column ()Ipposite: 

From use groups 16, To use groups 
17 and 18 14 and 15 

824. SUBSEQUEi-iT CHANGES OF USE. When non-con
forming uses have been changed in accordance wilth the 
provisions of sections 821-823, the use of the building, 
other structure or tmct of land shall not thereafter be 
changed again, ex:cept in accordance with the above 
regulations. 

830. Discontinuance Of Use 
If active and continuous operations are not carried on in 
a non-conforming use during a continuous period of one 
(1) year, the building, other structure or traot of land 
where such non-conforming use previously existed shall 
thereafter be occupied and used only for a conforming 
use. Intent to resume active operations shall nOlt affect the 
foregoing. 

840. Damage and Destruction 
If a building or other structure containing a non-con
forming use is damaged or destroyed by any means to the 
extent of fifty percent (50%) of its value, the building 
or other structure shall thereafter be occupied and used 
only for a conforming use. 
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850. Enlargement 

A non-conforming use shall not be enlarged or ex
tended, except in accordance with the provisions of 
section 851 below. 

851. PERMITTED ENLARGEMENT. When a non-conform
ing use listed in the lef.t column in the schedule below 
is located in a district listed in the right column opp'o
site, such non-conforming use may be enlarged to one 
hundred and fifty per cent (150%) of the area of land, 
or (if permitted by the bulk regulations of the distriot) 
to one hundred and fifty per cent (150%) 'Of the floor 
area of buildings, presenitly occupied by such non
conforming use. However, this provision may only be 
used once for each zoning lot. 

Uses Listed in Use Group Located in Districts 

14 and 15 CD 
16 CM 
17 MB 

860. Repairs 

861. NORMAL MAINTENANCE. Normal maintenance of a 
building 'Or other structure containing a non-conform
ing use is permitted, including necessary non-structural 
repaiTs and incidental 'alterations not-'extending the 
non-conforming usc. 

862. STRUC~URAL CHANGES. No structural alterations 
shall be made in a building or other structure contain
ing 'a non-conforming usc except in the following siltu· 
ations: 

a. When required by law. 

b. In a building or other structure which contains a 
non-conforming usc listed in the left column in the 
schedule in section 851 and which is located in a dis
trict listed in the right column opposite. 

c. However, in an MB, an MC or an MD District, a 
building or other structure containing residential non
conforming uses may be altered in any way '00 improve 

- interior livability, provided ,that no structuval altera
hons shall be made which would increase ,the number 
of dwelling units or the bulk of the building. 

870. Termination of Certain Non-Conforming 
Uses After Amortization 

The non.conforming uses specified in sections 871-874 
may be continued for a reasonable period of amortiza
tion as set forth in Ithe regulati,ons below, provided that 
after the expiration of such period such non-conforming 
uses sha);! be te rminated in accordance ,with the follow
ing provisions. 

ARTICLE 8 

871. NON-CONFORMING USE OF LAND IN RESIDENCE 
AND RESIDENCE RETAIL DISTRICTS. In Residence and 
Residence Retail Districts, a non-conforming use of 
land may be ~ontinued fO'f three (3) years ·after the 
effective date of this amended Resolution, or after such 
later date that it becomes non-conforming, provided 
that after the expiration of that period such non-con
forming use shaU be terminated. 

872. NON-CONFORMING USE O}' SIGNS AND OTHER 
SMALL STRUCTURES IN RESIDENCE DISTRICTS. In Resi
dence Districts, a non-conforming use which is either 
a sign, or any building or other structure with an 
assessed valuation under five hundred dollars ($500), 
may be continued for three (3) years after the effective 
date of this amended Resolution, o'r after such later 
date that it becomes non-conforming, provided that 
after the expiration of that period such non-conforming 
use shall be ,terminated. 

873. NON-CONFORMING USE OF SIGNS IN RESIDENCE RE
TAIL DISTRICTS. In Residence Retail Districts, all non
conforming projecting and flashing signs may be con
tinued for three (3) years from ,the effective date of 
this amended Resolution, or after such later date that 
they become non-conforming, provided that after the 
expiration of that period such non-conforming use 
shall be terminated. 

874. NON-CONFORMING MANUFACTURING AND INDUS
TRIAL USES IN RESIDENCE DISTRICTS. In Residence Dis
tricts,all non-conforming uses which (a) involve a 
building or other structure with an assessed valuation 
over five hundred doLlars ($500), and (b) are listed 
in use groups 16, 17 'or 18, may be continued for thirty 
(30) years after the original establishment thereof, 
provided that after the expiration of that period such 
non-conforming uses shall be termina<ted. However, the 
provisions of this section 874 shall not require the 
termination of any non-conforming use until the fol
lowing number of years after the effective date of 
this amended Resolution: 

For Uses Listed 
in Use Groups' 

18 
17 
16 

Number of 
Years 

10 
15 
20 

The Board of Standards and Appeals may modify the 
above requirements in accordance with the provisions 
of seotion 1651.14. 
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ARTICLE 9. BUILDINGS NON· CONFORMING AS TO BULK 

901. DEFINITION OF BUILDINGS NON
CONFORMING AS TO BULK 
(repeated from section 607) 

A "building non-conforming as to bulk" shaH include 
any building which does not conform to the regulations 
of this amended Resolution prescribing the maximum 
floor area ratio, required yards, maximum angle of light 
obstruction, minimum required set-backs, minimum re
quired 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 
amendments which may be incorporated into this amended 
Resolution. 

910. Continued Use 
A building non-conforming as to bulk may continue to 

be used like any other building, subject ~o the provisions 
of section 922 below. 

920. Alterations 
921. PERMITTED ALTERATIONS. Normal maintenance, 
repairs and structural alterations in a building non
conforming as to bulk are permitted. In addition, if the 
bulk of such a building is in conformi,ty with any of 
the bulk regulations of the district in which it is lo
cated, that building may be enlarged or extended in 
any way permitted by those regulations. 

922. ALTERATIONS bCREASING NON-CONFORMITY. In a 
building non-conforming as to bulk, no 'alterations 
shall be made which 'would increase :the degree of non
conformity with the bulk regulations of the distriot in 
which it is located, prescribing the maximum permitted 
floor area ratio, required yards, maximum permitted 
angle of light obstruction, minimum required set-backs, 
minimum required units of light access, minimum re
quired spacing between detached buildings on a single 
zoning lot, 'and minimum required usable open spac;e 
(as set forth in the :table in section 220 for an RA, an 
RB-I and an RB-2 District, and in section 228.10 for 
the total floor area on a zoning lot in an RB-3, an 
RB-4 an RB-5 and an RB-6 District)-except in con
formity with the provisi'ons set forth below. 

Italicized words are defined in Article 6. 
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922.10. GENERAL REGFLATIONS 
(No additional regulations) 

922.20. FLOOR AREA RATIO 
(No additional regulations) 

922.30. YARDS 
(No additional regulations) 

922.40. ANGLE OF LIGHT OBSTRFCTION 

922.41. Addition To Lower Portion Of Building. 

When one portion ofa building would (if con
sidered as a separate entity) conform to the angle 
of light obstruction regula'tions of the district in 
which that building is located, and yet-even after 
averaging angles in accordance with section 743 
-the whole building on the zoning lot is a build
ing non-con/arming as to bulk because of another 
portion which (if considered separately) would 
not so conform, nevertheless an addition may be 
built above the former porti'on of il:he building (or 
zoning lot). The provisions of this section are 
equally applicable whether such former portion 
of the building is (a) lower than the latter por
tion. or (b) more distant from the center line of 
the street or rear lot line than the latter portion. 
However. anv addition built in accordance with 
the provisio~s of this section shall (considered 
separately) conform to the angle of light obstruc
tion regulations of the district. 

922.50. SET-B.\CKS 
(No additional regulations) 

922.60. UNITS OF LIGHT ACCESS 
(No additional regulations) 

922.70. SPACING BETWEEN DETACHED BnLDINGS ON 
A SINGLE ZONING LOT 
(No additional regulations) 

922.80. US~\BLE OPE,\, SPACE 
(No additional regulations) 

930. Modification of Provisions 
The Board of Standards and Appeals may modify the 

above requirements in accordance with the proyisions of 
section 1651.15. 



ARTICLE 10. ACCE~SORY OFF-STREET PARKING SPACES 

In all districts, accessory off-street parking spaces, both 
permitted and required, shall conform to the provisions 
set forth in this Article 10, and (when near schools, parks, 
and playgrounds) to the provisions of sections 1412 and 
1413. 

1010. Permitted and Required Accessory Off· 
Street Parking Spaces In Residence Districts 

In an RA and an RB District, the f'ollowing regulations 
for permitted and required accessory off-street parking 
spaces for residences and for uses listed in use groups 4 
and 5 shall apply. 

1011. PERMITTED ACCESSORY SPACES. In an RA and an 
RB District, accessory off-street parking sp'aces, open 
or enclosed, may be provided for residences and for 
uses listed in use groups 4 and 5, subject to the pro
visi'ons set forth below. 

, 

1011.10. MAXIMUM SPACES FOR RESIDENCES. In such 
districts accessory off-",treet parking spaces, open OT 
enclosed, provided for residences shall not exceed 
the following limitations: 
a. For one-family detached residences in any district 
-3 spaces per dwelling unit on zoning lots of 
10,000 square feet or less 
b. For all other residential buildings with a floor 
area ratio of less than 2.40-2 spaces per dwelling 
unit 
c. For all other residential buildings with a floOT 
area ratio of 2.40 or more-l space per dwelling 
unit 

1011.20. ADDITIONAL REGULATIONS. All acceSSOTY 
off-street parking spaces provided in accordance with 
the provisions of section 1011 shaM confmm to the 
regulations set forth in the following sections: 
Section 1031 Size of spaces 

Section 1032 Design standards 

Section 1033.11 Off-site facilities permitted in an 
RB-6 and an RB-7 District 

Section 1033.20 Permitted height in an RA and an 
RB District 

Section 1033.30 Joint facilities 
Sections 1034.10-.11 Rental of spaces to non-occu

pants 
Section 1034.20 Repairs and sale of gasoline pro

hibited 
Sections 1412-1413 Accessory parking spaces near 

schools, parks and playgrounds. 

1012. I'tEQUIRED ACCESSORY SPACES FOR NEW RESI
DENTIAL CONSTRUCTION. In an RA and an RB District, 
for all residences constructed after the effective date of 
this 'amended Resolution, at least that number of acces
sory off-street parking spaces, open or endosed, spe
cified in the following regulations shall be provided as 
a condi'tion precedent to the llse of such residences. 

1012.10. WHERE INDIVIDUAL PARKING FACILITIES 
ARE PROVIDED. In an RA, an RB-l, an RB-2 and an 
RB-3 District, where group parking facili<ties are not 
provided, one (1) parking space shall be provided 
for each dwelling unit. 
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PROPOSED RESOLUTION 

1012.20. WHERE GROUP PARKlNG FACILITIES ARE 
PROVIDED. In an RA and an RB District, for all resi
dences developed under single ownership and control 
with group parking facilities, accessory off-street 
parking spaces shall be provided for at least that 
percenbage of the total dwelling units which is speci
fied in the schedule set forth below. In such cases 
the group facilities shall be kept permanently avail
able to each dwelling unit. 

In Residence Districts 

RA-l and A-2 

RB-l 
RB-2 

RB-3 

RB-4 
RB-5 

RB-6 

RB-7 

Percentage of Total 
Dwelling Units 

100% 

70% 
60% 

50% 
40% 
30% 

20% 

20% 

1012.30. AODITIO"IAL REGCLHIO"IS. All accessory 
off-street parking spaces provided in accordance with 
the provisions of this section 1012 shall conform to 
the regulations set forth in the following sections: 

Section 1031 Size of spaces 

Secti'on 1032 Design standards 

Section 1033.11 and 1033.14 Off-silte facilities per
mitted in an RB-6 and an RB-7 District 

Section 1033.20 Permitted height in RA and RB 
Districts 

Section 1033.30 Joint facilities pcrmitted 

Section 1034.1O-.11 Rental of spaces to non-occu
pants 

Section 1034.20 Repairs and sale of gasoline pro
hibited 

Section 1036.10 Waiver of requirements when un
able to conform to access regulations 

Section 1036.21 Waiver 'Of requirements for small 
zoning lots in an RB-4, an RB-5, an RB-6 and an 
RB-7 District 

Italicized words are defined in Article 6. 
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Section 1036.22 Modification of residence require
ments for public housing 

Secti'On 1036.42 Modification of requirements for 
zoning lots divided by district boundaries 

Sections 1412-1413 Accessory parking space" near 
schools, parks and playgrounds. 

1013. REQCIRED ACCESSORY SPACES FOR PERMITTED 
NEW No'\"-HESIDE,\"TIAL CONSTRUCTIO"l. In an RA and 
an HB District, accessory off-street parking spaces, 
open or enclosed, shall be provided for all new de
velopment with those uses which are specified in the 
table on page 203 and~have at least the floor area there 
specified, in accordance with the provisions of that 
table, as a condition precedent to the use of such 
development. 

1013.10. ADDITIO,\"AL REGULATIO"IS. All accessory 
off-street parking spaces provided in accordance wi'th 
the provisions of this section 1013 shall conform to 
the regulations set forth in the following sections. 

Section 1031 Size of spaces 

Section 1032 Design standards 

Section 1033.11 and 1033.14 Off-site facilities per
mitted in an RB-6 and an RB-7 District 

Section 1033.20 Permitted height in an RA and an 
RB District 

Section 1033.30 Joint facilities per:mitted 

Section 1034.10 Rental of spaces to non-occupants 

Section 1034.20 Hepairs and sale of gasoline pro-
hibited 

Section 1036.10 Waiver 'of requirements when un
able to conform to access regulations 

Section 1036.21 Waiver of requirements for small 
zoning lots in an RB-4, an RB-5, an HB-6 and an 
HB-7 District 

Section 1036.42 Modification of requirements for 
zoning lots divided by distriot boundaries 

Sections 1412-1413 Accessory parking spaces near 
schools, parks and playgrounds. 
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SECTION 1013 (TABLE) PARKING REQUIREMENTS FOR PLACES OF ASSEMBLY 

WHEN PERl\IITTED IN RESIDENCE DISTRICTS 

(Subject to the provisions of section 1013.10) 

--"-"- -~--"~--

PARKING SPACES REQUIRED 
FOR ALL ESTABLISHMENTS FOR THE FOLJ.OWING 

IN RESIDENCE WITH A FLOOR AREA AMOUNTS OF FLOOR AREA 
USES DISTRICTS OF AT LEAST (OR FRACTION THEREOF) 

----~ 

Hospitals RB-1, RB-2 and RB-3 10,000 square feet 1 per 1,000 square feet 

(In addition ,to spaces provided for ----~~ --~-

ambulances) RBA, RB-5, RB-6 and RB-7 10,000 square feet 1 per 1,800 square feet 
"-"-" 

RB-1 and RB-2 ;),000 square feet I per 1,000 square feet 
"~ .. ~ _._- - .~."-- '-.. "-",--" ------~-~ 

RB-3 6,000 square feet 1 per 1,000 square feet 
Medical And Dental Offices -

RB-4 10,000 square feet 1 per 1,500 square feet 
---"--- - --"-

RB-5 15,000 square feet I per 1.500 square feet 
----~- --- ---

Community Centers, Healt:h Centers, RA, RB-1, RB-2 and RB-3 3,000 square feet 1 per 1,000 square feet 
Clubs, Colleges and Universities, i : 
Libraries, Museums and Art Galleries, i 

Institutions For Children And Aged, RB-4, RH-5, 8B-6 and RH-7 15,000 square feet 
I 

1 per 1.500 square feet 
and Philanthropic Institutions 



PROPOSED RESOLUTION 

1020. Permitted and Reqnired Accessory Oft'. 
Street Parking Spaces In An RM, A Residence 
Retail, A Commercial and A Mannfacturing 
District. 

In RM, Residence Retail, Commercial and Manufac
turing Districts, the following regulations for permitted 
and required accessory off-street parking spaces for the 
uses permitted in the respective distriots shall apply. 

, 

1021. PERMITTED ACCESSORY SPACES. In an RM, Resi
dence Retail, Commercial and Manufacturing Districts, 
accessory off-street parking spaces, open or enclosed, 
may be provided for all permitted uses, and for all 
groups of such uses constructed on a single zoning lot 
under single ownership or contr91, subject to the regu
lations set forth in the following seotions: 

Section 1031 Size of spaces 

Section 1032 Design standards 

Sections 1033.12-.13 Off-site facilities permitted in 
high bulk Residence Retail and in certain Commer
cial Districts 

Section 1033.20 Permitted height in Residence Retail 
Districts 

Section 1033.30 Joint facilities permitted 

Section 1034.10 Rental to non-occupants 

Section 1034.20 Repairs and sale of gasoline pro
hibited 

Section 1035 Maximum amount of parking spaces 
permitted on a block 

Seotions 1411-13 Automotive service uses near schools, 
parks and playgrounds. 

1022. REQUIRED SPACES FOR NEW RESIDENTIAL CON
STRUCTION. In an RM District, Residence Retail Dis
tricts (except Residence Retail Districts mapped within 

-.-~--
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an RB-6 and an RB-7 District), CommerClal Districts 
and an MA District, all new residential construotion 
after ~he effective date of this amended Resolution shall 
conform ,to the parking requirements of that district 
whose bulk regulations control such residential con
struction, under the provisions of column N in the table 
in section 320 and column M in the table in seotion 420. 

1022.10 ADDITIONAL REGULATIONS. All accessory 
off-street parking spaces provided in accordance 
with the provisions of this section 1022 shall con
form to the regulations set forth in Ithe following 
sections. 

Section 1031 Size Qf spaces 

Section 1032 Design standards 

Sections 1033.11 and 1033.14 Off-site facilities per
mitted in an RB-6 and an RB-7 District 

Section 1033.20 Permitted height in an RA and an 
RB District 

Section 1033.30 Joint facilities permitted 

Section 1034.10-.11 Rental of spaces to non-occu
pants 

Section 1034.20 Repairs and sale of gasoline pro
hibited 

Section 1035 Maximum number of parking spaces 
permitted on a block 

Section 1036.10 Waiver of requirements when un· 
able to conform to access regulations 

Section 10,36.21 Waiver of requirements for small 
zoning lots in an RB·4, an RB.5, an RB-6 and an 
RB-7District 

Section 1036.22 Modification of residence require. 
ments for public housing 



Section 1036.31 Waiver of requirements for blocks 
with over five hundred (500) spaces 

Section 1036.33 Waiver of requirements for zoning 
lots with less than seventy-five (75) feet of front
age on side streets 

Section 1036.41-.42 M'Odification of requirements 
for zoning lots subject to two (2) different regu
lations. 

Sections 1411-1413 Automotive service uses near 
schools, parks and playgrounds. 

102:3. REQllRED ACCESSORY SPACES FOR NEW PLACES 
OF ASSEMBLY. After the effective date of this amended 
Resolution, in an RM district, Residence Retail Dis
tricts (except Residence Retail Districts mapped within 
an RB-6 and an RB-7 District), Commercial Districts 
and Manufacturing Districts, all new development: 

a. With any of the uses which are specified in the table 
on pages 206-209 and permitted in the district, and 

b. With at least as much floor area devoted to such 
uses op a zoning lot as is specified in the table below 
for *e appropriate district, 

shall! provide 'off· street parking spaces, open or en· 
closed, in conformity with the regulations set forth in 
the ta'ble on pages 206-209, as a condition precedent to 
the use of such development. For the purpose of these 
requirements, a group of such uses constructed under 
single ownership or control shall be assumed to be on 
a single zoning lot, in accordance with the pr'Ovisions 
of section 713.30 (subdivision of zoning lots). 

1023.10. ADDITIO~AL REGCLATIONS. All accessory 
off-street parking spaces provided in accordance with 
the provisions of this section 1023 shall conf'Orm to 
the regulations set forth in the f'Ollowing sections. 

Section 1031 Size of spaces 

Section 1032 Design standards 

Sections 1033.12-.14 Off-silte facilities 

ARTICLE 10 

Section 1033.20 Permitted height in Residence Re
tail Districts. 

Section 10:33.30 Joint facilities permitted 

Secti'on 1034.10-.11 Rental of spaces to non-occu
pants 

Section 1034.20 Repairs and sale of gasoline pro
hibited 

Seotion 1035 Maximum number of parking spaces 
permitted on a block 

Section 1036.10 Waiver of requirements when un
able to conform to access regulations 

Section 1036.31 Waiver of requirements for blocks 
with over five hundred (500) spaces 

Section 1036.32 Waiver 'Of requirements for small 
zoning lots 

Section 1036.33 Waiver of requirements for zoning 
lots with less than seventy-five (75) feet of front
age on side streets 

Section 1036.41-.42 Modification of requirements 
for zoning lots subject to two (2) different regu
lations 

Secti'Ons 1411-1413 Automotive service uses near 
schools, parks and playgrounds. 

205 



r-.J 

~ 

SE" 

<I 

HO!lpitals (in addition to 

spaces provided for 

amhulances) 

Medical and Dental 

and Group Mf><Iical Cenll 

SECfJON 1023 (TABLE) PARKJNG REQUlREl\fIo:NTS FOR PLACES OF ASSEl\IBLY 

WHEN PER~1ITTEO IN RM, RESmENCE IU.'TAIL, CO~1l\1ERCIAL AND l\tANUFACTURlNG OISTRICfS 

(Subject to the provisions or seetion 1023.10) 

IN DISTRICTS 

RM 
Re8idence Retail mapped withln 

RA. RD·l. RB·2, RB·3 and RM 
R·l, CB·2, CD·l t 
CD.2t and CM·l t 

MH·l, MC·l and MD 

Relidence Retail mapped within 
RB-4 

CC and C8·3 
~18·2 and MC·2 

All other such district 

II such dis1ricl3 

FOR ALL ESTABLlSH~IENTS WITH AT LEAST THE 
FOLLOWING FLOOR AREA IN SUCH USE 

10.000 square feet 

ONE 

I per 1.000 square feet 

----------------------------~I------------------------

10,000 square feet 1 per 1.800 square feet 

10.000 "quare feet 1 rer 2.500 !'quare feet 

~.OOO "quare feet see footnote a. below 

t In " CJ).t. a CD-2. and a C;\I·l Dinrit t, not 1t"'~ lhen l"tnt)' Jlf'r cent (20~) of the area of • Z4Jnin, lot ~hall be reH'neJ for ar~ry off-t'tr«t Jlarkint\ spa ... ". 

a. \ltd"'a1 aod dt'ntal offict'~ and ,roup mtdiral rtnltf'l In R~1. R('.,idmrt' Rt'wil. Commercial and Manulacturin, Districts ~ball I'onform to the parkin~ requin:mentJl sel forth in Ihe table in 
"'I'lion 10!?~ for rtlail. ~nkt'. commercial and manuf.cturini\ u.'n in 'lwh di"lriCts. 
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SECTION 1023 (TABLE) PARKING REQUIREMENTS FOR PLACES OF-ASSEMBLY 

WHEN PERMITTED IN RM, RESIDENCE RETAIL, COMMERCIAL AND MANUFACTURING DISTRICTS (Continued) 

(Subject to the provisions of section 1023.10) 

. 
ONE PARKING SPACE REQUIRED FOR EACH UNIT OF 

FOR ALL ESTABLISHMENTS WITH AT LEAST THE FLOOR AREA, OR GUEST ROOMS (OR FOR EACH 
USES IN DISTRICTS FOLLOWING FLOOR AREA IN SUCH USE FRACTION OF SUCH UNIT) SPECIFIED BELOW 

Community Centers, HM 
Hearth Centers, Clubs, Residence Retail mapped within 
Colleges and Universities, HA, RB-l, RB-2, HB-3 and RM 

3,000 square feet 1 per 1,000 square feet 
Libraries, Museums, CB-l, CB-2" CD-l 
Art Galleries, CD-2 and CM-l 1 

_c 

Institutions for Children MB-l, MC-l and MD ),' 

and the Aged, 
Philanthropic Institutions, Residence Retail mapped within 

and Prisons HB-4 
CC and CB-3 15,000 square feet 1 per 1,500 square feet 

MB-2 and MC-2 
-

All other such districts 50,000 squal1e feet 1 p~r 2,000 square feet 
-

Hotels , Tourist Cabins Residence Retail mapped within H otels- l per 8 guest rooms 
and Motels HA, RB-1, RB-2, 

RB-3, HB-4and RM 3,000 square feet ," , 
CR-I, CB-2, CB-3, CC, CD-l t 

CD-2t and CM-It Tourist Cabins and Mo,tels-1 per I guest room 
_. ------ ---- -_.- - - ------ --- -- ------ _._-- - - --_. 

All other such districts 10,000 square feet see footno'te b. below 

t In a CD-I , a CD-2, and a CM-l District, not less than twenty per cent (20% ) of the area of a zoning lot shall be reserved for aecessory olT-street parking spaces. 

b. lIotels, tourist cabins and motels when permitted .in a CA, a CB-4, a CB-5, a CB-6, a CD-3, a CM-2, an MA, an MB-2, an MB-3, an MC-2, and an MC-3 District, shall conform to the parking 
requirements for such ~istricts set forth in the table in section 1024 for retail, service, commercial and manufacturing uses. 

-

I 

I 
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USES 

Eating and 

Drinking Places 

Theaters and 

Auditoriums 

SECTION 1023 (TABLE) PARKING REQUIREMENTS FOR PLACES OF ASSEMBLY 

WHEN PERMITTED IN RM, RESIDENCE RETAIL, COMMERCIAL AND MANUFACTURING DISTRICTS (Continued) 

(Subject to the provisions of section 1023.10) 

IN DISTRICTS 

Residence Retail mapped within 
RA, RH-I, RB-2, 
RB-3 and RM 

CB-I, CB-2, CD-H 
CD-2t and eM-I t 

MB-I, ~1C-I and MD 

Residence Retail mapped within 

RB-4 
C13-3 and CC 

All other such districts 

Residence Retail mapped within 
RA, RH-l, RH-2, 
RB-3 and RM 

CB-l, CB-2, CD-l t 
CD-2t and CM-lt 

MB-I, MC-I and MD 

Residence Retail mapped within 

RBA 
CB-3 and CC 

All other such districts 

FOR ALL ESTABLISHMENTS WITH AT LEAST THE 
FOLLOWING SEATING CAPACITY OR FLOOR AREA 

IN SUCH USE 

100 seats 

150 seats 

10,000 square feet 

300 seats 

500 seats 

10,000 square feet 

ONE PARKING SPACE REQUIRED FOR EACH UNIT OF 
SEATING CAPACITY OR FLOOR AREA (OR FOR EACH 

FRACTION OF SUCH UNIT) SPECIFIED BELOW 

1 per 5 seats 

1 per 10 seats 

see footnote b. bdow 

1 per 5 seats 

1 per 10 seats 

see footnote b. bdow 

t In a CD-I, a CD-2, and a CM-I District, not less than twenty per cent (20%) of the area of a zoning lot shall be reserved for accessory off~treet parking spaces. 

b. Eating and drinking places, theaters and anditorinms when permitted in a CA, a CB-4, a CB-S, a CB-6, a CD-3, a CM·2, an MA, an MB·2, an MB·3, an 1\1C·2, and an MC-3 District, shall conform 
to the parking requirements for such districts set forth in the table in section 1024 for retail, serviee, commercial and manufacturing uses. 



USES 

Indoor Skating Rinks 

and Dance Halls 

Arenas, Stadiums 

and Hace Tracks 

SECTION 1023 (TABLE) PARKING REQUIREMENTS FOR PLACES OF ASSEMBLY 

WHEN PERMITTED IN Rl\f, RESIDENCE RETAIL, COMMERCIAL AND MANUFACTURING DISTRICTS (Continued) 

(Subject to the provisions of section 1023.10) 

IN DISTRICTS 

Residence Retail mapped within 
HA, RB-l, HB-2, 
RB-3 and HM 

CB-l, CB-2, CD-l,t 
CD-2t and CM-l t 

MB-l, MC-l and MD 

Residence Retail mapped within 
RB-4 

CB-3 and CC 

All other such districts 

All such districts 

FOR ALL ESTABLISHMENTS WITH AT LEAST THE 

FOLLOWING SEATING CAP ACITY* OR FLOOR AREA 

IN SUCH USE 

10,000 square feet 

10,000 square feet 

10,000 square feet 

1,000 to 10,000 seats 

over 10,000 seats 

ONE PARKING SPACE REQUIRED FOR EACH UNIT OF 

FLOOR AREA OR SEATING CAPACITY* (OR FOR 

EACH FRACTION OF SUCH UNIT) SPECIFIED BEl-OW 

1 per 100 square feet 

1 per 200 square f'eet 

see footnote b/nelow 

1 per 10 seats 

1 per 20 seats 

* For stadiums and all other lIses without separate seats, each twenty-two (22) inches (or fraction thereof) of seating space shall be considered one (l) seat. 

t In a CD-l, a CD-2, and a C\1-1 District. not less than twenty per ccnt (20%) of the area of a zoning lot shall be reserved for accessory off-street parking spaces. 

b. Indoor skating rinks, dance halls, arenas, stadiums, and race tracks when permitted in a CA, a CB-4, a CB-5, a CB-6, a CD-3, a CM-2, an MA, an MB-2, an MB-3, an MC-2, and an MC-3 Dis
trict, shall conform to the parking requirements for such districts set forth in the table in section 1024 for retail, service, commercial and manufacturing uses. 



PROPOSED RESOLUTION 

1024. REQUIRED ACCESSORY SPACES FOR NEW RETAIL, 
SERVICE, COMMERCIAL AND MANUFACTURING DEVELOP
MENTS. After the effective date of this amended Reso
lution, in an RM District, Residence Retail Districts 
(except Residence Retail Districts mapped within an 
RB-6 and an RB-7 District), Commercial Districts and 
Manufacturing Districts, all new development 

a. With any of the uses which are listed in use groups 
6 (A, B, D, and F), 7, 8, 9 (A, B, C, E, F and G), 10 
(A, C, E and G), 12 (A and B), 13 (B, C, D, E and 
H), 14,15, (A, Band D), 16 (A, Band D), 17 (A and 
D), and 18 (A and C), and which are permitted in the 
district, and 

~b. \Vi,th at least as much floor area devoted to such 
uses on a zoning lot as is specified in the table below 
for the appropriate district, 
shall provide accessory off-street parking spaces, open 
'or enclosed, in conformity with the regulations set 
forth in table on page 211, as a condition precedent 
Ito the use of such development. For the purpose of 
these requirements, a group of such uses constructed 
under single ownership or control shall be assumed to 
be on a single zoning lot, in accordance with the pro
yisions of section 713.30 (subdivision of zoning lots). 

1024.10. ADDITIONAL REGULATIONS. All accessory 
off-street parking spaces provided in accordance with 
the provisions of this section 1024 shall conform to 
the regulations set forth in the following sections: 

Secltion 1031 Size of spaces 

Section 1032 Design standards 

Italicized words are defined in Article 6. 
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Sections 1033.12-.14 Off-site facilities 

Section 1033.20 Permitted height in Residence Re
tail Districts 

Section 1033.30 Joint facilities permitted 

Secltion 1034.10 Rental of spaces to non-occupants 

Section 1034.20 Repairs and sale of gasoline pro
hibited 

Section 1035 Maximum number of parking spaces 
permitted on a block 

Section 1036.10 Waiver of requirements when un
a:ble to conform to access regulations 

Section 1036.31 Waiver of requirements for blocks 
with over five hundred (500) spaces 

Section 1036.32 Waiver of requirements for small 
zoning lots 

Section 1036.33 Waiver of requirements for zoning 
lots with less than seventy-five (75) feet of front
age on side streets 

Section 1036.41 Modifications of requirements for 
buildings with two (2) or more uses 

Section 1036.42 Modification of requirements for 
zoning lots divided by district boundaries 

Sections 1411-1413 Automotive 'service uses near 
schools, parks and playgrounds. 



N 

SECTION 1024 (TABLE) PARKlNG REQUIREMENTS FOR RETAIL, SERVICE, COMMERCIAL AND MANUFACTURING 

USTED IN USE GROUPS 6 (A, B, D, AND F), 7, 8, 9 (A, B, C, E, F AND G», 10 (A, C, E AND G), 12 (A AND B), 13 (B, C, D, E AND H), 

14, 15 (A, B AND D), 16 (A, B AND D), 17 (A AND D) AND 18 (A AND C) 

WHEN PERMITTED IN RM, RESIDENCE RETAIL, COMMERCIAL AND MANUFACTURING DISTIUCTS 

(Subject. to the provisio~s of section] 024.10) 

mSTRICTS 

Residence Retail mapped wi,thin 
HA, HE-I, HE-2 and RM 

CB-I and CD-l t 

CD-2t and CM-l t 

Rpsidence Retail mapped wi,thin 
RB-3 

CB-2 

Residence Retail mapped within 
RB-4 

CB-:-~ and CC 

RM 
ME-], MC-I, and MD 

Residence Retail mapped within 
RB-5 

CM-2 
MB-2 and MC-2 

CA-l, CE-4 and CD-3 
MB-3 and MC-3 

CA-2, CA-3, CB-5 and CB-6 
MA-1 

CAA 
MA-2 

FOR ALL ESTABLISHMENTS WITH AT LEAST THE 
FOLLOWING TOTAL FLOOH AHEA DEVOTED TO 

SUCH USE (SQUAHE FEET) 

:\.000 

;).000 

6,000 

10,000 
or 7,500 on 
ground floor 

5,000 

] 5,000 

10,000 

50,000 

100,000 

150,000 

PAHKING SPACES REQUIRED FOR EACH UNIT OF FLOOR AREA 
(OR FHACTION THEREOF) SPECIFIED BELOW 

FOR ALL GHOUND }<'LOOH AREA FOR ALL OTHER FLOOR AREA 

1 for every :"100 squart> feet 1 for t'very 1,000 square feet 

1 f'Or every 600 square feet 1 for t'very 1,000 square feet 

1 for every 600 square feet 1 for every ] ,000 square feet 

for every 600 square feet 1 for every 1,500 square feet 

FOR ALL }<'LOOR AREA 

1 for every 1,000 square feet 

1 f'Or every 1,500 square feet 

1 for every 2,000 square feet 

1 for each 1,000 square feet which is between 50,000 and 100,000 
square feet, and 

1 for each 1,500 square feet which is above 100,000 square feet 

1 for each 1,500 square feet whicb is between 100,000 and 
200,000 square feet, and 

1 for each 3,000 square feet which is above 200,000 square feet 

1 for each 2,000 square feet which is between 150,000 and 
300,000 square feet, and 

1 for each 4,000 square feet which is above 300,000 square feet 



PROPOSED RESOLUTION 

1025. REQUIRED ACCESSORY SPACES FOR NEW STORAGE 
USES. After the effective date 'of this amended Resolu
tion, in a CD and a CM District and Manufacturing 
Districts, all new development 

a. With uses which are listed in use groups 13 (F) 
and (H), 15 (C) and (D), 16 (C) and (D), 17 (B) 
and (D), and 18 (B) and (C) and which are per
mi,tted in the district, and 

b. With at least as much floor area devoted to such uses 
on a zoning lot as is specified in the table below for 
the appropriate district, 

shall provide accessory off-street parking spaces, open 
or enclosed, in conformity with the regulations set 
forth in the table on page 213, as a condition precedent 
to the use of such development. For the purpose of 
these requirements, a group of such uses constructed 
under single ownership or control shall be assumed to 
be on a single zoning lot, in accordance with the pro
visions of section 713_30 (subdivision of :.:oning lots)_ 

1025.10. ADDITIONAL REQUIREMENTS. All accessory 
off-street parking spaces provided in accordance with 
the provisions of this section shall conform to the 
regulations set forth in the following sections: 

Section 1031 Size of spaces 

Italicized words are defined in Article 6. 
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Section 1032 Design standards 

Section 1033.12-.14 Off-siite facilities 

Section 1033.30 Joint facilities permitted 

Section 1034_10 Rental of spaces to non-occupants 

Section 1035 Maximum number of parking spaces 
permitted on a block 

Section 1036.10 Waiver of requirements when un
able to conform to access regulations 

Section 1036.31 Waiver of requirements for blocks 
with over five hu~dred (500) spaces 

Section 1036.32 Waiver of requirements for small 
zoning lots 

Section 10;)6.33 Waiver of requirements for zoning 
lots with less than seventy-five (75) feet of front
age on side streets 

Section 1036.41 Modificalti'ons for buildings with 
two (2) or more uses 

Section 1036.42 Modification of requirements for 
zoning lots divided by district boundaries 

Sections 1411-1413 Automotive service uses near 
schools, parks and playgrounds. 
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SECTION 1025 (TABLE) PARKING REQUIREMENTS FOR STORAGE USES LISTED IN USE GROUPS 

13(F and H), 15(C and D), 16(C and D), 17(B and D), and 18(B and C) 

DISTRICTS 

CD.lt 

CD·2t and CM·I t 

MB·I, MC-I and MD 

CM·2 
MB·2 and MC·2 

CD.;~ 

MB·3 and MC-3 

MA·l 

MA·2 

WHEN PERMITTED IN CD, CM AND MANUFACTURING DISTRICTS 

(Subject to tbe provisions of section 1025.10) 

FOR ALL ESTABLISHMENTS WITH AT LEAST THE 
FOLLOWING TOTAL FLOOH AHEA DEVOTED TO 

SUCH USE (SQUARE FEET) 

3,000 

6,000 

10,000 

20.000 

50,000 

100.000 

150,000 

PAHKING SPACES REQUIHED FOR EACH UNIT OF 
FLOOR AREA (OR FRACTION THEREOF) 

SPECIFIED BELOW 

1 for every 600 square feet 

1 for every 1,200 square feet 

1 for every 2,000 square feet 

for every 4,000 square feet 

1 for each 2,000 square feet which is betweell 
50,000 and 100,000 square feet, and 

1 for each 3,000 square feet which is above 
100,OOO square feet 

1 for each 3,000 square feet which is between 
100,OOO and 200,000 square feet, and 

1 for each 6,000 square feet which is above 
200,000 square feet 

1 for each 4,000 square feet which is between 
150,000 and 300,000 square feet, and 

1 for each 8,000 square feet which is above 
300,000 square feet 

t In a CD.I, a CD·2, and a CM·I District, in no case shall less than twenty per ccnt (20%) of the area of a zoning la/ he reserved for accessory off-street parking spaces. 



PROPOSED RESOLUTION 

1030. Special Regulations Applying To Permitted 
and Required Accessory Off.Street Parking Spaces 
In The Various Districts. 

All permitted and required accessory off-street parking 
spaces, open or enclosed, shall conform to all the regu
lations set forth below_ 

1031. SIZE OF SPACES. For all permitted or required 
accessory off-street parking spaces, open or endosed, 
each three hundred (300) square feet of net standing 
and maneuvering area shall be considered one (1) 
space. However, if suoh spaces are both (a) attended, 
and (b) located either within completely enclosed 
buildings, within semi-enclosed buildings, or on a roof, 
each two hundred and fifty (250) square feet of net 
standing and maneuvering area shall be considered 
one (1) space. "Attended" ,off-street parking spaces 
shall include only those spaces where paid attendants 
employed by the owners or operators of such spaces 
are available to handle the parking and moving of 
automobiles at all 'times when the facilities are in use. 

1032. DESIGN STA:>IDARDS. All permitted and required 
accessory off-street parking spaces, open or enclosed, 
which are provided in accordance with the p:rovisions 
of this Article 10 shall conform to the regulations set 
forth below. 

1032.10. RESTRlCTJOKS ON OTHER USES. All area 
counted as off-street parking space shall be unob
structed and free of other uses, except as provided 
under section 1132.20 (accessory off-street loading 
berths) . 

10:32.20. ACCESS 

10:32.21. W~idth of Access. For all off-street park

ing spac~~:-~~;;b~tructed- access to and from a 
street shall be provided, with a minimum ,lidth 
conforming to the following schedule: 

Size of Parking Area 

24 spaces or less 
25 to 50 spaces 
51 to 300 spaces 
For each additional 150 
spaces (or fraction 
thereof) 

Minimum \"ridth of Access 

one 8-foot lane 
one 1O-foot lane 
two lO-foot lanes 
one additional 10-foot 
lane 

10:32.22. Location Of Access. In all districts, the 

entrance;a~d~~it~ f;;~an~ff-street parking areas 
with ten (10) spaces or more shall be located at 
least fifty (50) feet from the intersection of any 
street lines. 

For waiver of off-street parking requirements 
where the provisions of this section cannot be 
complied with, see section 10:36.10. 

Italicized words are defined in Article 6. 
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1032.23. In High Bulk Distriots. In an RB-6, an 

RB-7, a CA, a CB-4, a CB-5~CB-6, a CD-3, an 
MA, an MB-:3 and an MC-3 District, off-street 
parking areas with one hundred and fifty (150) 
spaces or more shall have entrances or exits only: 

a. On a street sixty (60) feet or less in width, and 

b. At least seventy-fivx (75) feet from the inter
section of any street Iines_ 

For waiver of off-street parking requirements in 
the above districts where the restrictions of this 
section cannot be complied with, see section 
10:36.10. 

1032.30. PROTECTIO~ OF ADJACENT AREAS 

1032.31. Surfacing. All open off-street parking 

areas shall be surfaced with a dustless material, 
except as provided for one-family detached resi
dences in section 1651.42. 

1032.:)2. Screening. AI! open off-street parking 

areas with ten (10) spaces or more, which are 
located (either at natural grade level or on a roof) 
within an RA, an RB or an RM District, or within 
Residence Retail, Commercial or Manufacturing 
Districts but contiguous to an RA, an RB or an 
RM District, shall be screened from all adjoining 
residential zoning lots (including lots situated 
across a street) by either 

a. a strip four (4) feet wide, densely planted wirh 
shrubs or trees, or 

b. a solid wall or uniformly painted solid fence 
of fire-resistant material, with a minimum height 
of four (4) feet and a maximum height of eight 
(8) feet above finished grade (or above the roof 
level, if on a roof) . 

:\0 signs shall be affixed to any such wall or 
fence. Such shrubs, trees, wall or fence shall be 
maintained in good condition at all times. 

1033. LOUTlo:\, OF ACCESSORY SPACES. All permitted 
and required accessory off-street parking spaces, open 
or enclo~ed, shall he located on the same zoning lot as 
the use to which such spaces are accessory, except 
that such spaces may be provided elsewhere in accord
ance with the provisions set forth below. 

103:3.10. OFF-SITE FACILITIES 

1033.11. In An RB-6 And An RB-7 District. In an 
RB-6 anJm-ffB-~;fT)i~t~r~i:-;l1-~hspa~e-;-shall be 
provided within a radius of one thou~and (1,000) 
feet from that zoning lot. 
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PROPOSED RESOLUTION 

1036.20. WAIVERS IN RESIDENCE DISTRICTS 
1036.21. Waiver For Small Zoning Lots In An 

HB-4, An RB-5, An RB-6 And An RB·7 District. In 

an RB-4, an RB-5, an RB-6 and an RB-7 District, 
the requirements for accessory off-street parking 
spaces set forth in section 1012 and 1013 shall 
not apply to any zoning lot which either (a) is 
less Ithan ten thousand (10,000) square feet in 
area, or (b) is ten thousand (10,000) square feet 
or more in area, but will be developed for resi
dential purposes with less than the number of 
dwelling units set forth in the following schedule: 

In Residence Districts 

RB-5 
RB-6 and HB-7 

Minimum Size for 
Required Parking 
25 dwelling units 
33 dwelling units 
50 dwelling units 

1036;22 •.. Mn.dific:ation Of Hesidential Require

ments For Public Housing. For public housing 
developments of the New York City Housing Au
thori ty, fif·ty per cent (50%) of the off·street park
ing spaces required under section 1012 may be 
provided in open spaces (exclusive O'f required 
usable open space) which may initially be used for 
O'ther purpO'ses_ prO'vided that such space is, in the 
O'piniO'n O'f the CO'mmissiO'ner O'f HO'using and 
Buildings, capable O'f being converted to use for 
off-street parking spaces when needed. 

1036.:30. WAIVERS IN HESIDENCE HETAIL, COMMER
CIAL A.\TD MANUFACTCIUNG DISTIUCTS. 

1036.31. Waiver For Blocks W~th Over Five Hun-

dred (500) Spaces. In Residence Retail, Commer
cial and Manufacturing Districts, when enforce
ment of the requirements for O'ff-street parking 
spaces set forth in sections 1022, 102:3, 1024, and 
1025 WO'uld result in mDre spaces within a block 
than are permitted under the prDvisiDns Df sectiDn 
1035.10, such requirements shall be waived to' the 
extent that Ithey wDuld increase the tDtal number 
Df spaces abDve the number permitted accDrding 
to' the terms Df that sectiDn. 
1036.32. Waiver FDr Small ZDning Lots. In Resi
dence Retail, Commercial and Manufacturing Dis
tricts, nO' accessDry Dff-street parking spaces shall 
be required ·Dn zoning lots where the requirements 
set fDrth in sections 1023. 1024 and 1025 would 
result in less spaces than the number set fDrth 
in the follDwing schedule: 

In Districts 
Resid;n~~7~-;;i~Tl 
CA, CBand CC 
CD and CM 
!If anufacturing 

Minimum Size fDr 

Required Parking 
--10 Si;aces 

10 Spaces 
~ Sp'aces 
5 Spaces 

I talicized words are defined in Article 6. 
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1036.33. Waiver For ZDning LDts With Less Than 

75 Feet Of Frontage On Side Street In High Bulk 

Districts. In Residence Retail Districts mapped 
within an RB-5 District, in a CA, a CB-4, a CB-5, 
a CB-6, an MA, an MB';), and an MC-3 District, 
the requirements fDr accessory off-street parking 
spaces set fDrth abDve shall nDt apply to' zoning 
lots which dO' nO't have at least seventy-five (75) 
feet Df frDntage Dn a street sixty (60) feet Dr less 
in width. 

1036.40. MODIt'ICATIONS FOR A SINGLE ZONING LOT 
SUBJECT To Two (2) DIFFERENT REGULATIONS FOR 
REQUIRED PARKIXG. 

1036.41. MDdificatiDns FDr Buildings With Two 

(2) Or More Uses. Where any building cDntains 
two or more uses having different parking re
quirements, the parking requirements for each 
type of use shaH apply to' the extent Df that use, 
with the fDIIDwing mD·dificatiO'ns: 

a. Where uses listed in use groups 1 and 2 are 
combined with uses listed in use grDups 6, 7, 8, 9, 
10, 14 Dr 15, the total parking spaces required may " 
be reduced by fifty percent (50%) of the lesser 
requirement. 

b. When uses subject IJD the parking requirements 
set fDrth in the table in section 1023 are IDcated 
on the same zoning lot' with uses subject to' the 
parking requirements set fDrth in section 1024, 
the total parking spaces required may be reduced 
by fifty per cent (50%) Df the lesser requirement. 

c. NDt mDre than fifty per cent (50%) of the 
floor area of a building with manufacturing, com
mercial and storage uses may be cDunted as a 
stDrage use. 

1036.4,2. ModifIcation Of Zoning LDts Divided By 

District BDundaries. Where a zoning lot is located 

partly in Dne district and partly in another (Dr 

mDre than O'ne Dther) district, the tDtal amDunt Df 
required Dff-street parking shall be equal to' the 
sum Df the amounts which would be required in 
prDpDrtiDn to the area Df the zoning lot located 
in each district. HDweyer, the parking spaces may 
be IDcated wi,thDut regard to' district lines. prD
vided that such "paces shall cDnform to the regu
latiDns fDr the district in which they are located. 

1040. Modification Of Provisions. 

The BDard Df Standards and Appeals may mO'dify the 
abDve requirements in accDrdance with the prO'visions Df 

sectiDn 1651.41. 



ARTICLE 11. ACCESSORY OFF-STREET LOADING BERTHS 

The folIowl1g regulations for permitted and required 
off·street loading berths accessory to the uses specified 
below shall app,ly in the several diSll:ricts. When in the 
vicinity 'of schools, parks and playgrounds such berths 
shall be subject to the provisions of section 1412·1413. 

1110. Permitted Accessory Off-Street Berths 
Accessory off·street loading berths, open or enclosed. 

may be provided in all districts, subject to the provisions 
of section 1132.10. 

1120. Regulations For Required Berths 
1121. TABLE OF REQUIREMENTS. Accessory off·street 
loading berths, open 'or enclosed, shall be provided for 
the uses specified below in the several districts, in 
accordance with the regulations set forth in the table 
on pages 218 and 219, and with the provisions of 
sections 1122. 1123 and 1124 below. 
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SECTION 1121 (TABLE) REQUIREMENTS FOR LOADING BERTHS FOR NEW CONSTRUCTION AND FOR EXISTING BUILDINGS 
(suhject to the provisions of sections 1122, 1123 and 1124) 

WHEN PERMITTED 
IN THE FOLLOWING DISTRICTS OFF-STREET LOADING BERTHS SHALL BE PROVIDED IN ACCORDANCE WITH THE FOLLOWING SCHEDULE, 

FOJ~" THE USES SET 
RESIDENCE RE· FOR NEW CONSTRUCTION FOR EXISTING BUILDINGS (SUBJECT TO SECTION 1122) TAIL MAPPED RMAND MANUFA(;-

FORTH BELOW 
WITHIN COMMERCIAL TURING SQUARE FEET OF FLOOR AREA 

REQUlRED 
SQUARE "EET OF FLOOR AREA 

REQUIRED 
RESIDENCE BERTHS BERTHS 

-,,' 

0.) Schools In all districts 15,000 or more I None 

(2.) Hospitals (in addition From 10,000 to 300,000 I 
to spares for ambulances) In all districts For each additional 300,000 None 

or fraction thereof 1 additional 

(3.) Undertakers and 5,000 I 
Funeral Parlors In all digtriets For each additional 5,000 None 

or fraction thereof 1 additional -
(A.) In Low Ilulk Districts: 

RA-I, RA-2, R:\I,CIl-l, Mil-I, 
From 10,000 to 100,000 1 From 20,000 to 100,000 I RIl·I, RIl-2. CIl-2, MC-I, and 

RIl.::, RIl-t CIl-3, CC. MD For eurh additional 100,000 For each additional 100,000 
and H'I.f CD-l or IraNion the-reof 

CD-2, 
1 additional or fraction thereof 1 additional 

(4_) Uscs listed in (;:I-!-1, and 

IT'le Groups: 01-2 

3 
6(0) and 

14(..1.) 
(lJ.) In High Ilulk Districts: From 75,000 to 300,000 1 From 100,000 to 300,000 1 

(Hotels and Ollices) RIl-5, RE-6 CA-I, MA-I, 
For each additional 300,000 and HIl-7 CA-2, MA-2, For each additional 300,000 

CA-3, MB-2, or fraction thereof I additional or fraction thereof 1 additional 
CA-4, MB-3, 
CB-4, M(>2, and 
CB-5, MC-3 
CB-6, and 
CD-3 

'--
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SECTION 1121 (TABLE) REQUIREMENTS FOR LOADIN(; BERTHS FOR NEW CONSTRUCTION AND FOR EXISTING BUILDINGS (Continued) 
(subject to the provisions of sections 1122, 1123 and 1124) 

WHEN PERMITTED 
IN THE FOLLOWING DISTRICTS OFF-STREf;T LOADING BERTHS SHALL BE PROVIDED IN ACCORDANCE WITH THE FOLLOWING SCHEDULE, 

FOR THE USES SET RESIDENCE RE- FOR NEW CONSTRUCTION FOR EXISTING BUILDINGS (SUBJECT TO SECTION 1122) TAIL MAPPED RMAND MANUFAC-
FORTH BELOW WITHIN COMMERCIAL TURING SQUARE FEET OF FLOOR AREA REQUIRED SQUARE >'EET OF FLOOR AREA REQUIRED RESIDENCE 

BERTIIS BERTHS 

(A,) In Low Bulk Districts: 
From &,000 to 25,000 1 From 15,000 to 25,000 1 RA·], RA.2, RM, CB·l, MB·], From 25,000 to 40,000 2 From 25,000 to 40,000 2 

(5,) Uses listed in 
RB.], RB.2, CB.2, MC.], and 

From 40,000 to 60,000 3 From 40,000 to 60,000 3 
Use Groups: 

RB·3, RB·4, CB.,j, ;\10 
From 60,000 to 100,000 4 From 60,000 to 100,000 4 and RM· CC,CD.], 

6 (A,B and C) 
CD.2, For each additional 50,000 For each additional 50,000 

7(AandB) or fraction thereof 1 additional 
or fraction thereof 1 additional CM,I, and 

8 (A and B) 
CM·2 

9 (A, B, D and F) 
10 (A and F) 

(Retail and (B.) In High Bulk Districts: 
Commercial RB·5, RB·6 CA·l, 'oIA·I, From 25,000 to 40,000 1 From 40,000 to 100,000 1 
Estahlishments) and RB·7 CA·Z, MA·2, From 40,000 to 100,000 2 From 100,000 to 300,000 2 

CA.3, MB·2, From 100,000 to 250,000 3 From 300,000 to 600,000 3 
CA·4. MB·3, From 250,000 to 400,000 4 From 600,000 to 1,000,000 4 
CB·4, MC.2, and For each additional 200,000 

I additional 
For each additional 500,000 

CB·5, MC·3 or fraction thereof or fraction thereof 1 additional 
CB·6, and 
CD·3 

(A,) In Low Bulk Districts: I I 

(6,) Uses listed in 
RM, CB.l, MB·1, 

Same requirements as set forth in (5) (A) above for Retail and Commercial Establishments in Low Bulk Districts. 
CB·Z, MC·], and 

Use Groups: eB·3,CC, 10 
I 9 (C and E) CD.I, I 

10 (C and E) CD.2, 
13 (B, C, D, E and F) CM.I, and I I 14 (B and C) nl·2 
15,16,17 and 18 

( Wholesa]e, 
Manufacturing, (B.) In High Bulk District.: 

Storage and CA·], \IA.I, 
From From 30,000 to 60,000 1 

Miscellaneous CA.2, ;IA·2, 15,000 to 40,000 1 From 60,000 to 100,000 2 
Establishments) CA·3, MIl·2, 

From 40,000 to 80,000 2 ~'rom 100,000 to 160,000 3 
CA·4, \!B·3, For earh additional 80,000 

For eaeh additional 80,000 
CB·4, \1(:·2, and or fraction therrof up to 400,000 1 additional 

or fraction thert'of up to ·lOO,OOO ] additional 
eB·5, \1(·3 For each additional 90,000 
CB.6, and or fraction then'of ahoyc 400.000 1 additional For each additional 90,000 J additional CD·3 or fraction thereof above .JOO,OOO 

I 



PROPOSED RESOLUTION 

1122. REGULATIONS FOR EXISTING BUILDI"iGS. The re
,qu.ir~mellts. fO.r off-street loading berths accessory Ito 
eXlstmg buddzngs set forth in the table in section 1121 
on pages 218 and 219, shall be complied with within 
five (5) years after the effective date of this amended 
Resolution, subject to the modifications set forth below. 

1122.10. BERTHS FOR EXISTING BUILDIXGS WITH 
HOTELS, OFFICES AXD RETAIL AND COMMERCIAL 
ESTABLISHMENTS IN HIGH BULK DISTRICTS. The re
quirements set forth for existing buildings in parts 
(4) (B) and (5) (B) of the table in section 1121 
shall apply only to zoning lots with frontage of 
seventy-five (75) feet or more on a street sixty (60) 
feet or less in width. . 

1122.20. BERTHS FOR EXISTING BUILDINGS WITH 
WHOLESALE, lVL~NlJFACTURING, STORAGE AND MIS
CELLANEOUS ESTABLISHMENTS IN HIGH BULK DIS
TRICTS. The requirements set forth for existing 
buildings in pa!'t (6) (B) of the table in secti-on 1121 
shall apply only to zoning lots with at least fifty 
(50) feet of street frontage. 

1123. BUILDINGS WITH COMBINED USES HAVING DIF
FERENT LOADING REQUIREME:-ITS. In all districts. where 
uses subject to ,the requirements set forth in one'section 
o~ the above schedule are included in the same building 
wlvh uses subject to the requirements set forth in an
other section of the above schedule accessory off
street loading berths shall be provided in ·acco;dance 
with the amount of floor area used for eaeh use, suh
ject to Ithe provisions set forth helow. 

1123.10. BUll.DINGS h Low BULK DISTRICTS SUB
JECT To LOADING REQUIREMENTS SET FORTH IN 
PARTS (4,) (A), (5) (A) AND (6) (A) OF THE 
TABLE IN SECTIO'i 112l. 

1123.11. Berths For Buildings With Hotels And 

Offices Combined With Retail, Wholesale, Storage, 

Manufacturing And Miscellaneous Establishments. 

Where uses subject to the requirements set forth in 
parts (4) (A), (5) (A) and (6) (A) of the table 
in seotion 1121 are included in the same building, 
at least one (l) off-street loading berth shall be 
provided for all new buildings with a floor area 
of ten thousand (10,000) square feet or more, 
and f'Of all existing buildings with a floor area 
of twenty thousand (20,000) square feet or more. 

1123.20. BUILDE\GS T'i HIGH BeLK DISTRICTS SUB
JECT To LOADING REQUIREMENTS SET FORTH IN 
PARTS (4) (B), (5) (B) AND (6) (B) OF THE 
TABLE IN SECTIO:-I 1121. 

Italicized words are defined in Article 6. 
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1123.21. Berths For Buildings With Hotels And 

Offices Combined With Retail, Commercial, Whole

sale, Storage, Manufacturing And Miscellaneous 

Establishments. Where uses subject to the require

ments set forth in part (4) (B) and uses subject to 
the requirements of parts (5) (B) and (6) (B) 
of the table in section 1121 are included in the 
same building, at least one (1) off-street loading 
berth shall be provided for all new buildings with 
a floor area of seventy-five thousand (75,000) 
sqwrre feet or more, and for all existing buildings 
\\lith a floor area of one hundred thousand 
(100,000) square feet or more, subject to the pro
visions of sections 1122.10 and 1122.20 (minimum 
frontage for loading requirements). 

1123.22. Berths F'Of Buildings With Retail and 

Commercial Establishments Combined With 

Wholesale, Storage, Ma'nufacturing and Miscel

lam:lous Establishments. Where uses subject to the 

requi remell'ts set forth in part (5) (B) and uses 
subject to requirements of part (6) (B) of the 
table in section 1121 are included in the same 
building, at least one (1) off-street loading berth 
shall be provided for all new buildings with a 
floor area of twenty-five thousand (25,000) square 
feet or more, and for all existing buildings with a 
floor area of forty thousand (40,000) square feet 
or more. subject to the provisions of sections 
1122.10 and 1122.20 (minimum frontage for lload
ing requirements). 

1123.30. FOR BeILDINGS SUBJECT To LOADING RE
QUIREMEN'fS SET FORTH h PARTS 4 AND 6 OF THE 
TABLE h SECTlO,\ 1121. ~·hen uses subject to the 
requirements set forth in part 4 aud uses subject 
to the requirements set forth in part 6 of the table 
in section 1121 are included in the same building, 
at least fifty per cent (50%) of the floor area of 
such a building shall be subjt>ct to the requirement" 
set forth in part 6. 

1124. JOINT LO.\D1'\G BERTHS SERVL'iG Two (2) OR 
MORE BUILDINGS. Required loading beI1hs may be pro
vided by facilities designed to serve jointly two (2) 
or more buildings or zoning lots, provided that: 

a. The number of berths in such joint facilities may 
not be less than that required for the total combined 
floor area of such bu,ildings or zoning lots as set forth 
in this Article 11, and 
b. The adequacy and lay-out of such joint facilities is 
subject to the approval of the Department of Housing 
and Buildings. 



1130. Special Regulations For Accessory Off-Street 
Loading Berths. 

1131. SIZE OF REQUIRED BERTHS. Each required off
street loading berth shaH conform to the regulations 
on minimum dimensions set forth below. 

1131.10. MINIMUM HORIZOl"TAL DIMENSIONS. For a 
single berth, thirty-three (33) by twelve (12) feet. 
F'or more than one (1) berth, thirty-three (33) by 
ten (10) feet for each berth. 

1131.20. VERTICAL CLE.-\RANCE. For all enclosed 
berths, and for all entrances to and exits from any 
berth, a minimum height of at least 'twelve (12) 
feet, except that for undertakers and funeral parlors 
the minimum height shall be at least eigh1 (8) feet. 

1132. LOCATION. 

1132.10. NEAR CORNERS. No permitted or required 
off-street loading berth, and no entrance or exit 

ARTICLE II 

thereto, shall be located less than twenty-five (25) 
feet from the point of intersection of any two (2) 
street lines. 

1132.20. R~QUIRED BERTHS WITHIN OFF-STREET 
PARKING SPACES IN RESIDENCE RETAIL DISTRICTS 
AND IN A CA, A CB AND A CC DISTRICT. In 
Residence Retail Districts and in a CA, a CB and a 
CC District, where both accessory off-street parking 
spaces and accessory off-street loading berths are re
quired for a zoning lot, the requirement for acces
sory off-street loading berths may be satisfied within 
the area provided for accessory off-street parking 
spaces. 

1140. Modification Of Provisions. 
The Board of Standards and Appeals may modify the 

requirements set forth above in accordance with the 
provisions of section 1651.44. 
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ARTICLE 12. SIGNS 

Signs shall be permitted in the several districts only in 
accordance with the regulations set forth in this Article 
12. 

1210. In An RA, An RB And An RM District. 
In an RA, an RB and an RM District, the regulations 

of signs set forth below shall apply. 

1211. PERMITTED SIGNS. The f,ollowing non-flashing 
non-illuminated accessory business signs are permitted, 
subjeot to the provisions of Article 8 (non-conforming 
uses) . 

1211.10. NAMEPLHES. A sign indioating the IJiame 
or address of a building, the name of an occupant 
thereof, and/ or the practice of a profession therein. 
Such a sign shall not exceed one (1) square font in 
area. 
1211.20. "FOR SALE" AND "FOR RENT" SIGNS. A sign 
advertising a building, other struoture or tract of 
land as "for sale" or "for rent," with pertinent in
formation. Such a sign shall not exceed twelve (12) 
square feet in area. If located on vacant land, such 
a sign shall not be within fifteen (15) feet of the 
street line, nor within six (6) feet of any other lot 
line. 
1211.30. CHURCH SIGNS. A church bulletin board, 
not exceeding twel ve (12) square feet in area. 

1212. ADDITIONAL REGULATIONS. The accessory busi
ness signs permitted above shall be subject to the addi
tional regulations set forth below. 

1212.10. ONE (1) SIGN. Not more than one (1) sign 
is permitted for each use, profession or person com
ing within the provisions of section 1211 above. On 
a corner lot, one (1) sign shall be permitted on each 
street. 
1212.20. PROJECTION. No sign shall project more 
than twel ve (12) inches across 'the street line into 
the street. 

Italicized words are defined in Article 6. 
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1212.30. LOCATION. No sign may extend above the 
ground floor, or more than twenty (20) feet aboye 
curb level, whichever is less. 

1220. In Residence Retail Districts. 
In Residence Retail Districts, the regulations of signs 

set forth below shall apply. 

1221. PERMITTED SIGNS. The following accessory busi· 
ness signs are permitted, subject to the pl'Ovisions of 
section 1311 (regulations applying along district 
boundaries) and Article 8 (non-conforming uses). 

1221.10. SIGNS IN AN RA, AN RB, AND AN RM DIS
TRICT. All signs permitted in an RA, an RB and an 
RM District. 

1221.20. NON-ILLUMINATED BUSINESS SIG';S. Non
illuminated accessory business signs, provided that 
the total area of any sign shall not exceed one hun
dred and fiflty (150) square feet, or fifteen per cent 
(15%) of the wall surface (including window and 
door areas) below twenty (20) feet above curb level, 
whichever is greater. 

1221.30. ILLUMINATED NON - FLASHI'IG BUSI'IESS 
SIGNS. Illuminated accessory non-flashing business 
signs, provided that the total area of any sign shall 
not exceed fifty (50) square feet. 

1221.40. AWNINGS AND MARQUEES. Accessory busi
ness signs on awnings or marquees, as permitted by 
the Administrative Code. 

1222. ADDITIONAL REGULATIO';S. The accessory busi
ness signs permi'tted above shall be subject to the addi
tional regulations set forth below. 

1222.10. PROJECTION. No sign shall project more 
than twelve (12) inches across the street line into the 
street. 

1222.20. LOCATION. No sign shall extend more than 
twenity (20) feet above curb level. 



1230. In A CA District. 
In a CA District, the regulations of signs set for,th 

below shall apply. 

1231. PERMITTED SIGNS. The foUowing non·flashing 
non-illuminated accessory business signs are permitted, 
subject to the provisions of section 1311 (regulations 
applying along district boundaries). 

1231.10. SIGNS IN AN RA, AN RB, AND AN RM DIs
TRICT. All signs permitted in an RA, an RB and an 
RM District. 

1231.20. BUSINESS SIGNS. Accessory business signs, 
provided that the total area of ,any sign shall not 
exceed one hundred and fiflty (ISO) square feet, or 
fifteen per cent (I5%) of the wall surface (includ
ing window and door areas) below twenty (20) feet 
above curb level, whichever is greater. 

1231.30. AWNINGS AND MARQUEES. Accessory busi· 
ness signs on awnings and marquees, as permitted 
by the Administrative Code. 

1232. ADDITIONAL REGULATIONS. The accessory busi
ness signs permitted above shall be subject to the 'addi
tional regulations set forth below. 

1232.10. PROJECTION. No sign shall project more 
than twelve (12) inches across the street line into 
the street. 

1232.20. LOCATION. No sign shall extend more than 
twenty (20) feet above curb level. 

I~40. In A CB.I, a CB.2, a CB.3, a CB.4, a CB·5, a 
CD, a CM And An MA District. 

In a CB-l, a CB·2, a CB-3, a CB-4, a CB-5, a CD, a CM 
and an MA Distriot, the regulations of signs set forth 
below shall apply. 

ARTICLE 12 

1241. PERMITTED SIGNS. The following accessory busi
ness signs are permitted, subject to the terms of sec
tions 1311 and 1312 (regulations applying along dis
trict boundaries) 

1241.10. StGNS IN AN RA, AN RB, AND A.lI! RM DIS
TRICT, AND RESIDENCE RETAIL DISTRICTS. All signs 
permitted in an RA, an RB, and an RM District, 
and in Residence Retail Districts. 

1241.20. NON-ILLUMINATED BUSINESS SIGNS. Non
illuminated accessory business signs, provided that 
the total ,area of such signs does not exceed five hun
dred (500) square feet or fifteen per cent (15%) 
of the waH surface (including window and door 
areas) below thirty (30) feet, whichever is greater. 

1241.30. ILLUMINATED AND FLASHING BUSINESS 
SIGNS. Illuminated and flashing accessory business 
signs, provided that the area of such signs does not 
exceed three hundred (300) square feet. 

1242. ADDITIONAL REGULATIONS. The accessory busi
ness signs permitted above shall be subject to the addi
tional regulations set forth below. 

1242.10. PROJECTION. No sign shall project more 
than eighteen (18) inches across the street line into 
the street. 

1242.20. LOCATION. No sign shall extend more than 
thirty (30) feet above curb level. 

1250. In A CB.6, A CC, An MB, An MC And An 
MD District. 

In a CB-6, a CC, an MB, an MC and an MD District, 
accessory business signs and advertising signs of all types 
are permiUed without restriction, except as provided in 
sections 1311-1313 (regulations applying along district 
boundaries) and in section 1420 (near highways and 
public parks). 

223 



ARTICLE 13. REGULATIONS APPLYING ALONG 

DISTRICT BOUNDARIES 

1310. Restrictions On Business Entrances, 
Show Windows And Signs. 

1311. WITHIN RESIDENCE RETAIL OR COMMERCIAL 
DISTRICTS AND NEAR THE BOUNDARY OF AN RA, AN 
RB, OR AN RM DISTRICT. When a Residence Retail or 
a Commercial District extends ak>ng a street (herein
after referred to as the "non-residential street" ), and 
the boundary line between that district and an RA, 
an RB, or an RM District either is 

a. Located within a block having frontage on such 
"non-residential street", or 

b. Located in the bed of anather street which bounds 
such block, and is indicated on the zoning maps with 
a hatched line ( 111111 " " II ), 
no primary business entrances, show windows or signs 
shall be located along any street bounding such block, 
other than the "non-residential street," except in 
accordance with the provisions set forth below. How
ever, where a Residence Retail or a Commercial Dis
trict extends for a distance of not more than one hun
dred and fifty (ISO) feet all()ng both streets from an 
intersection, the provisions of this section 1311 shall 
not apply. 

Italicized words are de fined in Article 6. 

1311.10 PRIMARY BUSINESS ENTRANCES AND SHOW 
WINDOWS 

1311.11. Along A Side Street, Within Twenty

five (25) Feet of the "Non-Residential Street." 

Primary business entrances and show windows 
may be located within twenty-five (25) feet from 
the point of intersection of the street lines of la' 
the "non-residential street" and (b) any' other 
street bounding such block. 

1311.12. Within the Block. Primary business 

entrances and show windows may also be located 
along a street other than the non-residential street, 
provided that such business entrances and ' show 
windows are more than forty (40) feet from any 
street lines. 

1311.20. OTHER ENTRANCES. 

1311.21. Secondary and Required Entrances and 

Windows. A service entrance, any entrance less 

th~n three (3 ) feet, six (6) inches in width, a 
window not used for display, and any exits, venti
lators, fire escapes or other appurtenances may 
be located at any point within the ' Residence 
Retail or. Commercial Districts. 

E.TAIL OR. COMMER.CIAL 

'WON-RESIDENTIAL STRE.£. T" 

.' R1' Re, OR RM DIS'R.IC' I I 
INDICATES P£k~/SS/8LE. ,e,VSINE.SS £NTR.ANC.E:5 1.sh'OW WINDOWS 

ILLUSTRATION OF SECTIONS 1311.11 AND 1311.12 
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@J:~~J Access for Off-Street Parking and Load
ing. A driveway for access to accessory off-street 

parking spaces or accessory off· street loading 
berths may be located at any point within the 
Residence Retail or Commercial District, pro· 
vided that such parking spaces shall conform to 
the provisions of section 1032 (design standards) . 

d311.30~ SIGNS. 

1311.31. Within Twenty-Five (25) Feet From 

The Non-Residential Street. Any signs permitted 
by the district regulations may be located within 
twenty-five (25) feet from the point of intersec
tion of the street lines of (a) the "non-residential 
street" and (b) any other street bounding such 
block. 

~ L 

l "'~ ,~ 
--------- I 

/.:)/s7R/cr ,sa'''./D-'I,,"Y j? 

j = 1.u,o';'-9TLf:S P/Il"",,,';;;;;;;;;;:;:;SC7'-</S'-;;:;;;;-
11111111 SOlO"'-'lC.l! or SIGN r-'lel!:.. 

Illustration of Sections 1311.31 and 1311.32 

1311.32. Signs Nat Facing Toward District 

Boundary. Any signs permitted by the district 

regulations may be located within one hundred 
(100) feet from the street line of the "non-resi
dential street," provided that such signs shall 
face at an angle of at least ninety (90) degrees 
from any boundary of an RA, an RB, or an RM 
District, and when located along a street 'Other 
than the "non-residential street," such signs shall 
be more than forty (40) feet from any street line 
or district boundary line. 

1312. WITHIN MANUFACTURING DISTRICTS A'>'D NEAR 
THE BOUNDARY OF AN RA, AN RB, OR A:'-I RM DIS
TRICT. When a Manufacturing District ex,tends along. 
a street (hereinafter referred to as the "non-residential 
street"), and the boundary line between that district 
and an RA, an RB, or an RM District is located within 
a block having frontage on such "non-residential 
street," no primary business entrances, show windows 
or signs shall be located along any street hounding 

ARTICLE 13 

such block, 'Other than the "non-residential street" 
except in accordance with the provisions set fortlt 
immediately ~elow. 

1312.10: PRIMARY BUSINESS ENTRANCES, SHOW WIN
DOWS AND SIGNS. 

1312.11. Along A Side Street, Within Twenty. 

Five (25) Feet of the Non·Residential Street. 

Primary business entrances, show windows and 
signs may be located within twenty· five (25) feet 
from the point of intersection of the street lines 
of the "non-residential street" and any other 
street bounding such block. 

1312.20. OTHER ENTRANCES. 

1312.21. SecDndary and Required Entrances and 

WindDws. A service entrance, any entrance less 

than three (3) feet, six (6) inches in width, a 
window not used fDr display, and any exits, 
ventilators, fire escapes Dr 'Other appurtenances 
may be IDcated at any point within the Manufac
turing District. 

1312.22. Access fDr Off· Street Parking and Load· 

ing. A driveway fDr access to' accessory off·street 

parking spaces or accessory 'Off-street IDading 
berths may be IDcated at any pDint within the 
Manufacturing District, prDvided that such park· 
ing spaces shall cDnfDrm to' the provisiDns of 
section 1032 (design standards). 

1313. SIGNS WITHIN AN MB, AN MC OR AN MD DIS
TRICT AND NEAR AN RA, AN RB, AND AN RM DISTRICT 
OR RESIDENCE RETAIL DISTRICTS. Within an MB, an 
MC, Dr an MD District and within one thDusand 
(1,000) feet from the boundary of an RA, an RB Dr 

an RM or Residence Retail Districts, no illuminated 
sign of 'Over 'twenty-five (25) square feet shall extend 
more than fifty (50) feet above curb level, unless all 
illuminated portions thereof face at an angle of at least 
ninety (90) degrees with any boundary line 'Of the 
RA, RB, RM, or Residence Retail District within 'One 
thousand (1,000) feet. 

1320. Restrictions On Industrial And Heavy 
Commercial Uses. 

1321. WITHIN AN MC OR AN MD DISTRICT AND ALONG 
THE BOCNDARY OF AN RA, AN RB, AN RM DISTRICT 
OR RESIDENCE RETAIL DISTRICTS. Where an MC or an 
MD District adjoins an RA, an RB, Dr an RM Dr Resi
dence Retail Districts, no building, 'Other structure or 
land located within the MC or MD District and within 
one hundred (100) feet of the boundary shall be used 
fDr any of the uses listed in use groups 17 or 18. How
ever, uses listed in use groups 4 ,thrDugh 16 may be 
I'ocated within rthe same area, whether or not such uses 
are accessDry to uses listed in use groups 17 and 18. 
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PROPOSED RESOLUTION 

1322. WITHIN A CD OR A CM DISTRICT OR WITHIN 
MANUF ACTURING DISTRICTS AND ALONG THE BOUNDARY 
OF AN RA, AN RB, OR AN RM DISTRICT OR RESI. 
DENCE RETAIL DISTRICTS. Within a CD or a CM Dis· 
trict or within Manufacturing Districts and adjoining 
a zoning lot in an RA, an RB, or an RM District, or 
a zoning lot with uses listed in use groups 1, 2, 3, 4 
or 5 in Residence Retail Districts, any use listed in 
use groups 11, 12, 13, 14 and 15 shall have a solid 
wall of fire· resistant material, located on any lot line 
contiguous to such boundary, with a minimum height 
of six (6) feet and a maximum height of twelve (12) 
feet above the finished grade. 

1330. Regulations For Off·Street Parking And 
Loading Areas. 

1331. WITHIN RESIDENCE RETAIL, COMMERCIAL OR 
MANUFACTURING DISTRICTS AND ALONG THE BOCNDARY 
OF AN RA, AN RB OR AN RM DISTRICT (repeated 
from section 1032.32). Where permitted or required 
off·street p,arkin a spaces and off· street loading berths 

b • 

in Residence Retail, Commercial and Manufactunng 
Districts adjoin an RA, an RB, or an RM District, all 
off-street parking spaces with more than ten (10) 
spaces, either at natural grade level or on a roof, and 
all off·street loading bevths shall be screened fvom all 
adjoining residential zoning lots by either 

(a) a strip of land four (4) feet wide, densely planted 
with shrubs or trees or 

(b) a solid wall or uniformly painted fence of fire· 
resistant material, with a minimum height of four (4) 
feet and a maximum height of eight (8) feet above 
finished grade (or above the roof level, if 'on a roof). 
No signs shall be affixed to any suoh wall or fence. 
Such shrubs, trees, wall or fence shall be maintained 
in good condition at all times. 

Italicized words are defined in Article 6. 
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1340. Yard Regulations. 

1341. SIDE YARDS WITHIN AN RB·2, AN RB·3, AN 
RB·4, AN RB·5, AN RB·6 AND AN RB·7 DISTRICT OR 
RESIDENCE RETAIL, COMMERCIAL OR MANUFACTURING 
DISTRICTS, A.ND ALONG A BOUNDARY (AT A SIDE LOT 
LINE) OF AN RA, AN RB·l, OR AN RM DISTRICT. 
Where (a) frontage in an RB·2, an RB·3, an RB·4, an 
RB·5, an RB·6, and an RB·7 District, or in Residence 
Retail, Commercial or Manufacturing Districts, ad· 
joins frontage in an RA, an RB·l or an RM Distr~ct, 
and (b) the district boundary coincides with a s~de 
lot line, one side yard eight (8) feet in width shall be 
provided along the bDundary and within such RB·2, 
RB-3, RB·4, RB-5, RB·6, RB·7, Residence Retail, Com· 
mercial or Manufacturing Districts. 

1342. REAR YARD WITHIN A CA-3, A CA.4, A CB, A 
CC, A CD, A CM DISTRICT OR WITHIN MANCFACTURING 
DISTRICTS AND ALONG A BOUNDARY IN THE IN' 
TERIOR OF A BLOCK OF AN RA, AN RB, AN RM DIS· 
TRICT OR RESIDENCE RETAIL DISTRICTS. When the 
boundary between an RA, an RB, an RM District or 
a Residence Retail District and a CA·3, a CA·4, a CB, 
a CC, a CD, a CM District or Manufacturing Di~tricts 
is 10caJted in the interior of a block, and runs III the 
same general direction as the long dimension of the 
block, a rear yard thirty (30 ) feet in depth and at a 
hei "ht of not more than twenty.three (23) feet above 
curb level shall be provided along the boundary and 
within such Commercial or Manufacturing District. 

1350. Modification Of Provisions. 

The BOlard of Standards and Appeals may modify the 
above requirements in accordance with the provisions of 
seotion 1651.51. 



ARTICLE 14. USE REGULATIONS APPLYING 

IN OTHER SPECIAL LOCATIONS 

In addition to Ithe regulations set forth in Article 13, 
the following use regulations shall also apply within 
special areas (designated for each regulation )rhe boun
daries of which do not necessarily coincide with the dis
trict boundaries on the zoning maps. 

1410. Protection Of Schools, Parks And 
Playgrounds. 

1411. COMMERCIAL PARKI:\'G GARAGES, COMMERCIAL 
PARKI"G LOTS AND FILU:\'G STATIONS NEAR SCHOOLS, 
PARKS AND PLAYGROU:\,DS. No vehicular entrance to or 
exit from a commercial parking garage with more than 
five (5) off-street parking spaces, a commercial park
ing lot with more than five (5) off-street parking 
spaces, or a filling station shall be IDeated eirher within 
two hundred (200) feet from-or on either side of 
the same street between two intersecting streets as, and 
within nine hundred (900) feet (measured in a straight 
line) from-any entrance to or any exit from anyone 
of the following: 

a. A public school, a school maintained by an estab
lished religious gpoup, a school registered under regu
lations prescribed by the Board of Regents, or any 
playground accessory thereto. 

b. A public park or playground with an area of one
half (1;2) acre or more. 

1412. ACCESSORY OFF-STREET PARKI:\'G SPACES AND 
LOADING BERTHS NEAR SCHOOLS, PARKS A:\,D PLAY
GROUNDS. Permitted or required accessory off-street 
parking areas with more than five (5) spaces, and per
mitted or required off-street loading berths, shall con
form to the provisions of section 1411, except in the 
following instances: 

a. On a zoning lot with no access to street frontage un
affected by such restrictions, the provisions of section 
1411 shall not apply. 

b. On a zoning lot with access to str'lxt frontage un
affected bv such restrictions, if the Department of 
Housing a;d Buildings is satisfied that there is no way 
to design the access ,to the off-street parking area or 
off-street loading berths except by placing entrances or 
exits within the restricted areas, the provisions of sec
tion 1411 shall not apply. 

141:3. POWER OF BOARD OF STANDARDS AND ApPEALS 
To ORDER TERMJ:\ATJON. Where a certificate of 'Occu
pancy has been issued and where all other require-

ments of law, rules and regulations have been com
plied with, the existing use of such a commercial 
parking garage, commercial parking lot, filling sta
tion, accessory off-street parking area, or accessory 
off-street loading berth, may be continued unless such 
use shall have been determined, after a public hearing 
by the Board of Standards and Appeals, to be a hazard 
to life, health or the general welfare. Any public 
agency, department head or public institution may 
appeal to the Board of Standards and Appeals to 
terminate such existing use, stating the reasons there
for. In considering the termination of an existing use, 
the Board shall give due consideration to the general 
welfare and to the investment involved. The Board 
may continue or terminate said use, subject to such 
conditions as it may prescribe. 

1420. A(lditional Advertising Sign Restrictions. 
In a CB-6, a CC, an MB, an MC, and an MD District, 

no advertising signs shall hereafter he erected, placed 
or painted, nor shall any existing advertising sign 
be structurally altered, in the vicinity of any apterial 
highway or public park (as defined in sections 1420.10 
and 14.20.20 below), except in conformity widl the regu
lations set forth below. 

1420.10. LOCATION OF ADVERTISING SIGNS NEAR 
HIGHWAYS. An advertising sign may be located at a 
distance of at least as many linear feet from an 
arterial highway (which is shown as a "principal 
route," "parkway" or "toll crossing" on the Master 
Plan of Arterial Highways and Major Streets, 
provided such highway has been designated by the 
City Planning Commission as an arterial highway), 
as there are square feet of area on the face of such 
sign. However, in no case shall such sign be within 
two hundred (200) feet of such arterial highway. 

1420.20. LOCATION OF ADVERTISING SIGNS NEAR 
PARKS. An advertising sign may be located at a dis
tance ,of at least two hundred (200) feet from a 
public park with an area of one-half (Yz) acre or 
more. 

1420.30. WAIVER FOR CERTAIN ADVERTISING SIGNS. 
The regulations set forth in sections 1420.10 and 
1420.20 shall not apply to advertising signs which 
are not within view, at natural grade level, of such 
arterial highway or public park. 
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ARTICLE 15. BULK REGULATIONS APPLYING 

IN OTHER SPECIAL LOCATIONS 

In addition to the regulations set forth in Article 13, 
the following bulk regulations shall also apply within 
special areas (designated for each regulation) the boun· 
daries of which do nOlt necessarily coincide with the dis· 
trict bouudaries on the zoning maps. 

1510. Height Regulations Around Major Airports. 
The maximum height of buildings and other structures 

in the vicinity of any land airport (except a helicopter 
landing facility) designa'ted by resolution of the City 
Planning Commission as a "major airport" shaU con· 
fMm to the regulations set forth in sections 1511-1514 
below. 

1511. PERMITTED HEIGHT ABOVE CURB LEVEL WITHIN 
Two (2) MILES OF A MAJOR AIRPORT. Subject to 
section 1512 and seotion 1514 but notwithstauding any 
other section of this amended Resolution, the highest 
projection of all buildings or other structures located 
within two (2) miles from the nearest boundary of any 
"major airport" shall not exceed the height above curb 
level permitted under the following schedule: 

Distance from Nearest 
Airport Boundary 

Within V2 mile 
V2 to % mile 
% to 2 miles 

Permitted Height 
Above Curb Level 
~-~~-----

30 feet 
50 feet 
70 feet 

1512. ADDITIONAL PERMITTED HEIGHT WITHIN Two 
(2) MILES OF A MAJOR AIRPORT. Within the area sub· 
ject to the provisions of section 1511 ab(;n;e, a building 
or other structure may exceed the height limitations set 

I talieized words are defined in Article 6. 
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forth in that section, provided thalt in such cases the 
highest projection of a building or other structure 
shall not rise above the level specified below: 

a. A plane with the slope of 1 (vertical) to 50 (hori· 
zon'tal), projected from the nearest edge of thalt "major 
airport" for a distance of seven thousand five hundred 
(7,500) feet, and 

b. A horizontal plane, located one hundred fifty (150) 
feet higher than the elevation of that "major airport" 
at its nearest bOl!f1dary, and extending between seven 
thousand five hundred (7,500) feet and two (2) miles 
from such boundary. 

1513. PERMITTED HEIGHT BETWEEN Two (2) AND 
THREE (3) MILES. In the area between two (2) and 
three (3) miles from the nearest boundary of any 
"major airport," the highest projection of any building 
or other structure shall not rise above a sloping plane 
which (a) starts from a horizontal plane located one 
hundred and fifty (150) feet above the elevation of the 
airport at its nearest boundary, and two (2) miles 
from such boundary, and (b) rises at a slope of 1 
(vertical) to 40 (horizontal). 

A map sho;ing the approximate maximum heights to 
which any building or other structure may be built 
within the area subiect to sections 1511-1514 is on file 
wilth the Departme'nt of City Planning, Division of 
Mapping and Zoning. 

1514. MODIFICATION OF PROVISIONS. The Board of 
Standards and Appeals may modify the above require. 
ments in accordance with the provisions of seetion 
1651.52. 
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ILLUSTRATION OF SECTION 1510 

1520. Height Regulations Around Minor Airports 
1521. DESIGNATION OF ApPROACH AREAS. For all air
ports not subject to the provisions of sections 1511-
1514, the City Planning Commission may designate 
"Airport Ap'proach Areas." In designa'ting such "Air
port Approach Areas," the Commission shall specify 
appropriate limitations on the height of buildings in 
such areas, in conformity with the applicable regula
tions of the Civil Aeronautics Administration relating 
to the construction and operation of such airpolts, and 
with due consideration for the types of airplanes using 
such airports and ·the resultin/< need to protect the pub
lic safety. 

However, such "Airport Approach Areas" shall not 
be exten ded more than one-half (V2) mile beyond the 
end of any runway; and the height limitations estab
lished in such "Airport Approach Areas" shall not pro
hibi,t the construction of any building or other structure 
less than thirty (30) feet above the filed grade, or (if 
no filed grade has been established) les'S than thirty 
(30) feet above the existing natural grade level. 

1522. CONFORMITY WITH HEIGHT REGULATIONS. Sub
jeot to the provisions of , section 152:) but notwith
standing any other seotion of this amended Resolution, 
the 'highest proj ection of any building or other struc
ture shall not rise above the maximum height specified 
in the height limi,tations set forth for the "Airport 
Approach Area." 

A map showing the approximate maximum heights 
to which any building or other structure may be built 
within the area subject to the controls set forth above 
is on file with the Department of City Planning, Divi
sion of Mapping and Zoning. 

1523. MODIFICATION OF PROVISIONS. The Board of 
Standards and Appeals may modify the above require
ments in accordance with the provisions of section 
1651.52. 

1530. Height Regulations Around Small Parks. 

Where zoning lots in an RA, an RB or an RM District 
or in Residence Retail Districts adjoin any public park 
with an area between one (1) and fifteen (15) acres, 
except any tract of land used exclusively for playground 
or parkway purposes, the following regulations shall 
apply for all zoning lots along such public park. 

1531. MEASUREMENT OF ANGLE OF LIGHT OBSTRUC
TION. The angle of light obstruction shall in all 
cases be measured from the center line of the street 
bordering on such public park, or from the boundary 
of the public park itself if there is no bordering street. 

1532. No AVERAGING OF ANGLE OF LIGHT OBSTRUC
TION. The front angle of light obstruction permitted 
for the district may not be averaged within one hun
dred (l00) feet from the street line or boundary of the 
public park. 
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ARTICLE 16. ADMINISTRATIVE PROVISIONS 

1610. Interpretation. 
In the interpretation and application of the provisions 

of vhis amended Resolution, the regulations set forth 
below shall govern. 

1611. PROVISIONS ARE MINIMUM REQUIREMENTS. In 
their interpretation and application, the provisions of 
this amended Resolution shaU be regarded as the mini
mum requirements for the protection of the public 
health, safety, comfort, morals, convenience, prosperity 
and welfare, and in particular (a) to promote the pur
poses set forth in the preamble to this amended Reso
lution and in the preambles to the respective districts 
and groups 0 f districts, and (b) to provide a gradual 
remedy for existing conditions which are detrimental 
thereto. This amended Resolution shall therefore be 
regarded as remedial, and shall be liberally construed 
to further its underlying purposes. 

1612. ApPLICATION OF OVERLAPPING REGULATIONS. 
Whenever both (a) a provision of this amended Reso
lution, and (b) any ,other provision of this amended 
Resolution, or any provision in any other law, ordi
nance, resolution, rule, or regulation of any kind, con
'tain any restrictions covering any of the same subject 
matter, whichever restrictions are more restrictive or 
impose higher standards or requirements shall govern. 
All uses and aU bulk permitted under the terms of this 
amended Resolution shall be in conformity with all 
other provisions of law. 

1613. EXISTING PERMITS AND PRIVATE AGREEMENTS. 
Subject to the provisions of Articles 8 and 9, of section 
1612 immediately above, and of sections 1621·1625 
below, this amended Resoluti,on is not intended to 
abrog1l'te or annul: 
a. Any permits issued before the effective date of this 
amended Resolution, or 
b. Any easement, covenant or an, other private agree
ment. 

Italicized words are defined in Article 6. 
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1614. USE Grwcps. No use listed in any use group 
shall be construed to include any use listed in any 
other use group, except where the phrasing of the • use is exactly the same. 

1615. ADDITION OF OTHER SIMILAR USES To USE 
GROCPS 6 THROUGH 13 AND 15 THROUGH 18. Upon 
application or on its own initiative, and after a public 
hearing preceded by notice in the Ci1ty Record, the City 
Planning Commission may by resolution add, to vhe 
uses listed in any of use groups 6 ,through 13 and 15 
through 18, any other similar use which conforms to 
the conditions set forth in the special findings required 
bel,ow. 

As a condition precedent to the addition of any use 
to any of shch use groups, the Commission shall make 
the special findings set f.orth below for >the respective 
use group: 

a. Such use is not listed in any other use group. (For 
additions to use groups 6 through 13, and 15 through 
18) . 

b. Such use is more appropriate in the use group (and 
in the seotion t:hereof) to which it is added than in any 
other use group, or any other sec1tion of that use group. 
(For additions to use groups 6 through 13, and 15 
through 18). 

c. Such use conforms to the basic charaoteristics of the 
use group to which it is added, as set forth between 
the heading and the list of uses in that use group. (For~ 
additions ,to use groups 6 through 13, and 15 through 
18) . 

d. Such use does not create any danger to health and 
safety. (For additions to use groups 6 through 13, and 
15 through 17). 

e. Such use does not adversely affect the charaoter of 
any of the districts in which the use group ,to which it 
is added is permitted. (For additions to use groups 6 
through 13, and 15 and 16). 



f. Such use is not ,likely to create any more traffic than 
the other uses listed in the use group to which it is 
added, and does not create any more offensive noise, 
vibrati'on, dust, heat, smoke, odor, glare 'Or other ob
jectionable influences than the minimum amount nor
mally resulting from the other uses listed in the use 
group to which it is added. (For additions to use groups 
6,tlhrough 13, and 15). 

When any use has been added to any use group in 
accordance with the procedure set forth in ,this section, 
such use shall be deemed to be listed in the appropri
ate section of that use group, and shaH be added thereto 
in the published text of this amended Resolution at the 
first convenient opportunity, with a notati'On indicating 
that the addition was made in accordance with this 
section. 

1616_ MEASCRD1EXT OF DISTAXCES. Except as other
wise specifically provided, all prescribed distances shall 
be measured in a straight line, not necessarily coin
ciding with street lines. 

1617_ DISTRICT BOlJ~DARIES ON THE ZONING MAPS. 
The distri(,t boundaries on the zoning maps shall be 
interpreted in accordance with the provisions set forth 
below. 

1617.10. An area enclosed by a district bonndary 
line shall be in the district designated therein. 

1617.20. LOCATION OF BOCXDARY LINE. The precise 
I'ocation of a boundary line is to be interpreted in 
accordance with the provisions set forth below. 

1617.21. In cases where a boundary line extends 
in the direction of the width of the block and no 
fixtures are shown, its position shall be deemed to 
be located: 

(a) J n the case of an RRA and an RRC District 
one hundred fifty (150) feet from the nearest 
street within the district. 

(b) In the case of an RRB District, one hundred 
(100) feet from the nearest street within the dis
trict. 

(c) In the case ·of a CB-l, a CB-2 and a CB-3 Dis
trict, two hundred (200) feet from the nearest 
street within the districk 

(d) In the case of all other districts, one hundred 
(100 ) feet from the nearest street within the dis
trict. 

1617.22. In case of parallel streets, a district 
boundary line extending in the direction of the 
length of the block shall, unless otherwise fixed, 
coincide with the center'line of the block, except 
that when block widths are less than two hundred 
(200) feet and no fixtures are shown, the district 
boundary line shall be deemedbo be one hundred 
(100) feet from the street to which the less re
"trietive designation relate:;:. 

OISTI2.ICT 
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Illustration of Section 1617.23 

ARTICLE 16 
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1617.23. J n ease of streets which are not parallel, 
a district boundary line extending in the direction 
of the length of the block shall, unless otherwise 
fixed, be construed as the bisector of the angle 
formed by prolonging the street lines to an inter
seotion. 

1617.2·4. The following additional rules of con
struotion shall apply: 
(a) J n cases where the boundary line is shown by 
fixture as being located a specific distance from a 
street line, this distance shall control. 

(b) In cases where the boundary line is given a 
position within a street, it shall be deemed to be 
in the center of the street. 

(c) In cases where a boundary line is shown hav
ing a position oblique to the streets bounding the 
block in which i,t is located, i,t shall (unless other
wise fixed) be deemed to be the bisector of the 
angle formed by the intersection of lines one hun
dred (100) feet from and parallel to each of said 
bounding streets, this distance being measured at 
right angles or normal to said street lines. 

(d) In cases where a boundary line is shown as 
adjoining a railroad, it shall (unless otherwise 
fixed) be deemed to coincide with the boundary 
line of the railroad right-of-way. 
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(e) In cases of parks, cemeteries and navigable 
waters, the houndary shall (unless otherwise fixed) 
he deemed to coincide with the houndary line of 
the park, or the cemetery or the pierhead line, 
except that in cases where no pierhead line has 
been established the shore line shall control. 

(f) Any island outside of the shore or pierhead 
lines shall, unless otherwise designated or deter· 
mined by the City Planning Commission, be 
deemed to be in an RB·l District. 

1617.25. In cases where a boundary line mapped 
within the bed~of a street between an RA, an RB 
or an RM District and Residence Retail ~r Com· 
mercial Districts is indicated with a hatched line 
( .. tl+t+Ht·H--<~+- ), the regulations controlling 
business entrances, show windows and signs in 
section 1311 shall apply. 

1620. Enforcement. 
1621. METHODS OF ENFORCEMENT. The prOVISIOns of 
this amended Hesoluti'on shall be enforced by the fol· 
lowing methods, subject ,to the regulations set forth in 
sections 1622 through 1626 immediately below. 

a. Req.uirement of a building permit 

b. Requirement of a certifica'te of occupancy 

c. Inspection and ordering removal of violations 

d. Criminal liability 

e. Injunction. 

1622. BUILDING PEHMIT REQUIHED. The prOVISIOns of 
the Administrative Code of the City of New York shall 
control the issuance of building permits. 

1623. CERTU'ICATE OF OCCUPA:\,CY BEQUIRED. The pro· 
visions of the New York City Charter and of the Ad· 
ministrative Code of the City of New York shall control 
the issuance of certificates of occupancy. 

In addi1tion, upon written request by the owner, the 
Department of Housing and Buildings shall inspect any 
building, other structure or tract of land existing at the 
time of the passage of this amended Resolution, and 
shall issue a certificate of occupancy therefor, certify. 
ing (a) the use of ,the building, other structure, or tract 
of land, and (b) whether such use conforms to all the 
provisions of this amended Resolution. 

1624. INSPECTJO'. The Department of Housing and 
Buildings is hereby empowered to cause any building, 
other structure or tract of land to be inspected and 
examined, and to order in writing the remedying of 
any condition found to exist therein or thereat in viola· 
Ition of any provision of this amended Besolution. Such 
order may be served in the manner as provided in the 
Administrative Code. After any such order has been 
served, no work shall proceed on al1)' building, other 
structure or tract of land covered hy such order, except 
to correct or comply with such violation. 

Italicized u'ords are defined in Article 6. 

232 

1625. CRIMIXAL LIABILITY. A person shall he guilty of 
a misdemeanor in any case where 

a. Any violation of any of the provisions of this 
amended Besolution exists in any building, other struc· 
ture or tract of land. and ' 

b. An order to remove anv such violation has been 
served upon the owner, gen~ral agent, lessee or tenant 
of the building, other structure or tract of land (or any 
part thereof), or upon the architect builder, contractor 
or any other person who commits or assists ill any such 
violation, and 

c. Such person ,;;hall fail to comply with ,;;uch order 
w'1thin ten (1O) days after the service thereof. 

1626. h'JUNCTIO:\. In addition to any of the foregoing 
remedies, the City of New York hy the Corporation 
Counsel may maintain an action for an injunction to 
restrain any violation of thif< amended Resolution. 

]630. Amendment. 
\Vhen puhlic health, safety, morals, comfort, conveni· 

ence, prosperity and welfare and good zoning practice 
require. the City Planning Commission may adopt a 
resolution to amend the provisi,ons of this amended Reso· 
lution or the zoning maps, in accordance with the regu· 
lations set forth below. 

1631. HEAHlXG AND NOTICE. Before any such amend· 
ment is adopted, the Commission shall hold a public 
hearing thereon. Notice of such hearing shall be given 
in accordance with the regulations set f'orth helow, and 
all persons appearing shall be given an opportunity to 
he heard at the hearing. 

] 632. PROCEEDINGS hITIATED By COMMISSION. At any 
time during the year, the City Planning Commission 
may initiate proceedings in accordance with Section 
200 of the New York City Charter, to amend the pro
visions of this amended Besolution or the zoning maps, 
suhject'to the following regulations: 

1632.10. NOTICE. 

1632.11. Notice By Puhlication. In all such pro

ceedings, the City Planning Commission shall pub. 
I ish a notice of the proposed amendment in the 
City Becord for the ten (10) days of puhlication 
of ,the Cit~· Becord immediately prior to the 
hearing. 

1632.12. Posters. In all such proceedings to amend 

the zoning maps, the City Planning Commission 
shall place identical posters announcing a pub· 
lic hearing on the proposed amendment (according 
to forms to he prescribed by the Commission), 
two hundred (200) feet apart along the entire 
length of the frontage within which the zoning 
district is sought to be changed, and on streets in 
the rear less than three hundred (300) feet distant 
therefrom. 
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1632.1:3. Notices To Local Organizations. In all 

such proceedings to amend the zoning maps, the 
City Planning Commission may, to the extent prac
ticable, send no,tices of the proposed amendment 
and of the public hearing to the appropriate local 
post office, local communitv center. local railroad 
station, and local newspap~r for rh~ area included 
in the proposed amendment, and to any groups 
and organizations which the City Planning Com· 
mission deems to be interested in said area. 

1633. PROCEEDINGS INITIATED By PETITION. 
1633.10. bITIATION OF PETITIONS. 

1633.11. By Taxpayers. At any time during the 
year, any taxpayer may submit, for consideration 
by the Commission, a petition in acoordance with 
Section 201 of the New York City Charter, request· 
ing an amendment of the provisions of this 
amended Resolution or the zoning maps. 
1633.12. By Owners Or Householders. If, at any 

time during the year, either (a) the owners of 
fifty per cent (50%) or more of the land in any W 

area, or (b) the householders of fifty per cent 
(50%) or more of the du'eUing units in any area, 
shall present to the City Planning Commission a 
petition duly signed and acknowledged and re
questing an amendment of the zohing mn,ps for 
such area, ~he regulations set forth below shall 
apply. 

16.33.20. NOTICE. 
1633.21. Notice By Publication. In all suoh pro-

.. ceedings, the City Planning Commission shall pub· 
lish a notice of a public hearing on the proposed 
amendment in the City Record for the ten (10) 
days of publication of ,the City Record immedi
ately prior to the 'hearing. 
1633.22. Posters. The signers of the petition shall 
place identical posters announcing suoh hearing 
(according to forms to be prescribed by the Com
mission) two hundred (200) feet apart along the 
entire length of the frontage within which the 
zoning district is sought to be changed, and on 
streets in the rear less ,than three hundred (300) 
feet distant therefrom. 
1633.23. By Registered Mail. The signers of the 
petition shall send, by reg1stered mail with return 
receipt requested, notices containing information 
similar to that contained in the poster to all prop
erty owners in the area included in such amend· 
ment. 
1632.24. Pwof Of Compliance. The signers of the 

petition shall file with the City Planning Com· 
missi.on proof of compliance wi,th the above reo 
quirements, according to forms prescribed by the 
Commission. 

1634. LIMITATIONS ON CHANGES b DISTRICT BOUN· 
DARIES FOR SMALL AREAS. The regulations set forth 
below restricting changes in district boundaries for 
small areas shall apply. 

ARTICLE 16 

1634.10. CHANGES AFFECTING A SINGLE LOT OR A 
FEW LOTS. No amendment of the zoning maps shall 
be adopted for any area of ten thousand (10,000) 
square feet ,?r, ~ss, except in the following situations: 
a. An amet'j'dment changing such areas to Residence 
Retail Districts. 

b. An amendment changing such an area to the same 
district as an area immediately adjoining. 

1634.20. CHA:'\GES IN AN RB DISTRICT AFFECTING 
Two (2) BLOCKS OR LESS. No amendment of the 
zoning maps from an RB District with a lower bulk 
to an RB District wilth a higher bulk shall be adopted 
for any area of two hundred and forty thousand 
(240,000) square feet or less, except where the area 
is changed to an RB District with 1he same or with 
a lower bulk as an RB District in an area immedi· 
ately adjoining, or where the following special find· 
ings are made by the Gty Planning Commission after 
llO~ice in the Gty Record and public hearing: 
a. That the increase in permitted bulk is necessary 
for a use which is listed in use group 4 or use group 
5 and which provides community services needed in 
the immediate vicinity, and that without such in· 
crease the proposed use would not be feasible, and 
b. That the increase in permitted bulk will not canse 
overcrowding of the land and undue concentration of 
population, will not cause congestion in the streets 
and in public transit facilities, will not substantially 
interfere with light, air and privacy on adjoining or 
nearby zoning lots, and will no1: be detrimental to 
the neighborhood. 

1640. Variances For Hardship. 
11he Board of Standards and Appeals shall have power 

to grant variances from the provisions of this amended 
Resolution in accordance with ,the provisions set forth 
below. 

1641. PRACTICAL DIFFICl;LTIES OR U:>:>ECESSARY HARD· 
SHIPS. Where there are practical difficulties or unneces· 
sary hardships in the way of carrying out the strict 
letter of ,the provisions of this amended Resolution, the 
Board of Standards and Appeals shall have power in a 
specific case, after notice and public hearing, to vary 
any such provision in harmony with the general pur
pose and intent thereof, so that the public healith, safety 
and general welfare may be secured and substantial 
justice done. 

1642. LAPSE OF VARJA:\'CE. After the Board of Stand· 
ards and Appeals has varied the provisions of this 
amended Resolution, or a variance has been granted 
af,ter a court has reversed or modified'the action of the 
Board pursuant to the Administrative Code, the vari· 
ance so granted shall lapse after the expiration of one 
(1) year, if no substantial construotion has taken place 
in accordance with the plans for which suoh variance 
was granted, and the provisions of this amended Reso· 
lution shall thereafter govern. 
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1650. Special Permits. 

In addition to the use groups in the several districts, 
additional uses are permitted in the several distl'icts by 
the grant of special permits, in accordance with the stand
ards and other provisions set forth in sections 1651 and 
1652. 

1651. Ih THE BOAHD OF STA.'\'DAHDS A'iD ApPEALS. The 
Board of Standards and Appeals may, after public 
notice and hearing, grant special permits for addi,tional 
uses in the several districts, in harmony with the gen
eral pUl'pose and intent of this amended Resolution 
and in accordance with the provisions set forth below. 
Specifically the Board shall have power to permit the 
following: 

1651.10. FOH CO,\,TINUATIO'i A'iD EXPANSION OF Ex
ISTING USES. To permit the uses set forth in sections 
1651.11-.15 beIow, provided that, as a condition pre
cedent to such use, the Board shall make a special 
finding that, if the site is within a redevelopment 
section as set forth in the Master Plan of Sections 
Containing Areas for Clearance, Hedevelopment and 
Low-Hent Housing, the City Planning Commission 
has certified that the continuation or expansion of 
(the existing use with a total floor area of more than 
five thousand (5,000) square feet will not interfere 
with approved or pending public improvements such 
as housing, highways, public buildings, and slum 
clearance and redevelopment programs. 

1651.11. Extension Across District Boundaries. In 

appropriate cases and subject to appropriate con
ditions and safeguards, to permit the extension of 
an existing or proposed building into a more re
stricted district, under such conditions as will 
safeguard the character of the more restricted dis
trict. 

1651.12. Extension On A Zoning Lot. In appropri

ate cases and subject to appropriate conditions and 
safegnards, to permit the extension of an existing 
building and the existiug use thereof upon the zon
ing lot occupied by such building on July 25, 
1916, and to permit the erection of an additional 
building upon a zoning lot occupied on July 25, 
1916 by a commercial or industrial establishment, 
provided that such additional building is a part of 
such establishment. 

1651.13. Extension of Non-Conforming Use. In 

appropriate cases and subject to appropriate con
ditions and safeguards, where a building, o,ther 
structure or tract of land is devoted to a noh
conforming use, to permit a new building or other 
structure, or the extension of an existing buildillg 
or nse, within a district or into a mQre restricted 
district, under such conditions a~ ~¥m safeguard 
the charaoter of such district. 

Italicized words are defined in Article 6. 
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1651.14. Continuation Of Non-Conforming Indus

tri>al Uses. To permit, for one (1) or more terms 

not more than three (3) years each, the con
tinuation of a non-conforming nse, the termination 
of which is required by the terms of seotion 874-
provided that as a condition precedent to granting 
suoh special permitsrhe Board shall make the 
special findings set forth below: 

a. Tha't the non-conforming use is not within nine 
hundred (900) feet of any sohool, entrance to a 
public park or playground of one-half (Vz) acre 
or more, hospital, health center, groep medical 
center, institution for children and the aged, or 
new public or private housing development which 
contains more than two hundred (200) dwelling 
units and which is less than ten (10) years old. 

1651.15. Buildings Non-Conforming As To Bulk. 

To permit alterations and additi>onal construction 
which would not be permitted by the provisions of 
section 922~-provided that a site plan shall be 
submitted showing the present and proposed build
ings and other structures, and provided that, as a 
condition precedent to granting such permit, the 
Board shall make the additional special findings 
set forth below: 

a. If a residential building, that the proposed in
crease in floor area ratio shall not exceed five per 
cent (5j{) of the previously existing floor area 
ratio 011 that zoning lot, and that the total amount 
of usable open space provided on that zoning lot 
'will be reduced by not more than ten per cent 
(1Oj{), or (in the alternative) that a larger re
duction in usable open space will be compensa'ted 
for by an equivalent amount of usable open space 
provided within two hundred (200) feet of rhe 
zoning lot. 

h. If the proposed alterati'Oll or- additional con
struction in a f1~sidl'ntial bnilding will result in an 
increase in more than fifty (50) dwelling units, 
that the Board of Education has certified that the 
school facilities serving the area are adequate to 
met't the inereased school population. 

c. If a non-residential building, that the ancrease 
in floor area ratio is requirt'd by normal expansion 
needs and for efficiency of business 'Operations, and 
will not exceed ten per cent (10%) of the previ
ously existing floor area ratio on that zoning lot; 
and that, if the increase in floor area exceeds ten 
thousand (l0,000) square feet, the Department of 
Traffic has certified that the proposed increase will 
not generate a large volume of vehicular move
ments and create serious traffic oongesti'On. 



1651.20. NECESS~-\RY SERVICES WITH MINOR TRAFFIC 
-GENERATING CAPACITY. To permit the uses set 
forth in sections 1651.21-22 below-provided that, 
as a condition precedent to granting such special 
permits, the Board shall make a special finding that 
no appropriate site is available in a nearby district 
where such uses are permitted as a matter of right, 
and the additional special findings required under 
the respective sections. 

1651.21 Public Utility Services. To permit electric 
subs~ations (including transformers, switches and 
auxiliary apparatus serving a distribution area) 
and water pumping stations in an RA, an RB and 
an RM District-provided that, as a oondition 
precedent to granting such permits the Board shall 
make the following additional special findings: 
a. That such facility is not located upon a local 
residential street (unless no other site is avail~ 
able), and is so located as to draw a minimum of 
vehicul1ar traffic to and through such streets. 
b. That the location, design and opera,ti1on of such 
facility will not adversely affect the character of 
the surrounding residential area. 
c. That adequate fences, barriers and other safety 
devices be provided, and that llandscaping has 
either been provided or is impractIcal. 
d. That, for electric sub-stations generating noise 
which would otherwise be audible beyond <l'he lot 
lines of the zoning lot, blank walls (or equiva
lent sound-proofing features) shall be provided 
along such lot lines. 

1651.22. Radio And Television Towers. To permit 
radio and television towers in an RB and an RM 
District and in Residence Retail Districts, provided 
that as a condition precedent to granting such per
mits the Board shall make the foHowing additional 
special findings: 
a. That, if the tower is located on the ground, the 
tower wi']] be located at least as far away from the 
street line and from all lot lines as its height above 
ground; and that ~he tower will conform to the 
best standards for safety in construction. 
b. That the location, design and operation of such 
facility wiH not adversely affect the character of 
the surrounding residential area. 

1651.30. FOR NECESSARY SERVICES WITH SUBSTAN
TIAL TRAFFIC GENERATING CAPACITY. To permit the 
uses specified in sections 1651.31-.37 below in the 
districts and subject to the standards set forth therein 
-provided Vhat 'a site plan shall be submitted show
ing location 'and proposed use of aJll buildings and 
other structures, distance to nearest street intersec
tions, entrances and exits, off-street parking spaces, 
and such other information as may be required by 
the Board, and provided that, as a condition prece
dent to granting such special permits, the Board 
shaH make the following special findings, and jihe 
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additional special findings required under the re
spective sections. 
a. That such facility is properly located in relation 
to the adopted Master Plan of Arterial Highways 
and Major Streets and its allied features of secondary 
and local streets, and in relation to the normal pat
tern of traffic and pedestrian circulation in the sur
rounding area; and that the Department of Traffic 
has certified that the proposed location will not cre
ate serious ,traffic congestion_ Secondary and local 
streets not indicated on the Master Plan shall be 
certified as such by the City Planning Commission. 
b. That such facility shall be at least nine hundred 
(900) feet from churches and parish houses, com
munity centers, schools (except trade schools for 
adul ts), health centers, entrances to public parks 
and playgrounds, hospitals, group medical centers, 
and institutions for children and the aged. 
c. That all permitted and required off· street parking 
spaces will conform to the regulations of the district 
as to minimum required spaces (as set forth in the 
tables in seotion 1023), maximum permitted spaces 
(in section 1035.10), and design (in section 1032). 
d. Thlllt the location and design of such facility will 
not adversely affect the character of the surrounding 
area. 

1651.31. Public Utility Services. To permit fire 

stations, police stations, railroad passenger st'a· 
tions, and telephone exchanges in an RA, an RB 
and an RM District-provided that, as a condition 
precedent to granting such special permit, the 
Board shan make the following additional special 
findings: 
a. That such facility is necessary to serve the sur
rounding residential area, and that iii: is not possi
ble to serve such area from a faciHty located in a 
nearby district where such uses are permitted as of 
right. 
b. That such facility is not located on a local resi
dential street (unless no other site is available), 
and is so located as to draw a minimum of vehicu
lar traffic to and through such streets. 
1651.32. Tourist Cabins. To permit tourist cabins 
and motels in an RRC District-provided t"hat, as 
a condition precedent to granting such special 
permit, the Board shall make the following addi
tional special findings: 
a. That such facmty is not located on a local resi
dential street, and is so located as to draw a mini
mum of vehicular traffic to and through such 
streets. 
b. That at least twenty-five per cent (25%) of the 
area of the zoning lot will be devoted to accessory 
off-street parking spaces. 
c. ' That no appropriate site is available in a nearby 
district where such facilities are permitted as a 
matter of right. 
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1651.33. Theatres. To permit theatres in an RRC 
District-provided that, as a condition precedent to 
the granting of such special permit, the Board shall 
make the following additional special findings: 
a. That the facility is needed to serve the needs of 
the surrounding area. 

b. That the resulting pedestrian and vehicular 
traffic and rhe signs will not harm residential and 
retail development in the area. 

c. That, if a residential zoning lot is immediately 
adjacent along a side lot line, a side yard of suffi
cient width to protect such zoning lot shall be 
provided. However, the Board shall not require 
a yard of more than thirty (30) feet in width. 

1651.34. Filling Stations. To permit fi lling sta

tions in an RRC, a CB-l, a CB-2, a CB-3 and a 
CC District, provided that, as a condition prece
dent to granting such special permit, the Board 
shall make the following special findings: 

a. That such facility is necessary to serve the sur
rounding residential, residence retail or general 
commercial area, and that it is not possible to 
serve such area from a £acility located in a nearby 
district where such facility is permitted as a mat
ter of right. 

b. That suoh facility is no<t located on a local resi
dential street (unless such facility is within a 
pl'anned shopping center), and is so located as to 
draw a minimum of vehicular traffic to and thl'Ough 
such street. 

c. That the site shall be large enough, and exits 
and entrances shall be so planned that, at maxi
mum expected operation, vehicles are not likely to 
block streets or sidewalks or cause traffic stoppages. 
d. That, where the facility is on a zoning lot ad
. joining an RA, an RB or an RM District, a solid 
wall of fire-resistant material shall be provided 
along any lot line adjoining such district, with a 
minimum height of six (6) feet and 'a maximum 
height of twelve (12) feet above finished grade. 
e. That the facility shall be designed and con
structed so as to minimize the glare of lights to
ward zoning lots which are adjacent or across the 
street. 

1651.35. Commercial Parking Garages And Com

mercial Parking Lots In Residence Retail Dis

tricts. To permit commercial parking garages and 
~ercial parking lots with less than five hun
dred (500 ) off-street parking spaces in Residence 
Retail Districts-provided that, as a condition 
precedent to the granting of such~,special permit, 
the Board shall make the fdHow-ing additional 
special findings: 

Italicized words are defined in Article 6. 
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a. That such facility is needed to serve the sur
rounding residential and residence retail area, and 
that it is not possible to serve such area from a 
facmty located in a nearby district where such 
facility is permitted as a matter of right. 

b. That such facility is not located on a local resi· 
dential street, and is so located as to draw a mini· 
mum, of vehicular traffic to and throug'h such 
streets. 

c. That, if such facility adjoins a residential zon
ing lot along a side lot line, a side yard of suffi· 
cient width to protect such zoning lot will be pro
vided. However, the Board shall not require a 
yard of more than thirty (30) feet in width. 

d. That the facility will be designed and con
structed so as to minimize the glare of lights to
ward residential zoning lots which are adjacent or 
across the street. 

1651.36. Commercial Parking Garages And Com· 
mercial Parking Lots In A CA District. To permit 

a commercial parking garage or a commercial 
parking lot with less than five hundred (500) off
street parking spaces in a CA District, provided 
that the site plan submitted shall show the sur
rounding street pattern, including all arterial 
highways, major streets and secondary streets 
within a radius of one (1) mile, and that, as a 
condition precedent to the granting of such special 
permit, the Board shall make the following addi
tional special findings: 

a. Thai such facility is needed to serve the sur
rounding commercial area, and th'at it is not pos
sible to serve that area from a facility located in a 
nearby district where such facility is permitted as 
a ma~ter of righ t . 
b. That, where appropriate, such faciHty should 
be on the perimeter of the district towards the 
origin of most poten'tial parkers. 

c. That, where appropriate, such facility should 
be within easy walking distance or convenient 
access by bus or rapid transit lines to destination 
of parkers-retail, commercial, financial, theatri
cal and hotel centers. 

d. That, where appropriate, such facility should 
be on or near an arterial highway, a major street, 
a feeder to an elevated or a depressed highway, or 
an approach to a bridge or a tunnel. 

e. That, where appropriate, such facility shall 
have the main flow of vehicles arrive and depart 
by making righthand turns out of parking facili
ties, except on a 'one-way street. 

£. That, where appropriate, such facility for two 
hundred (200) cars or more shall have access 
on two (2) or more streets. 



1651.37. Trailer Camps. To permit trailer camps 
in a CD, a CM and an MA District-provided that 
the site plan submitted shall also show all spaces 
allotted for trailers and all water and sanitary 
facilities, and that, asa conditi()n precedent to the 
grant of such special permit, the Board shall also 
make the following additional spe6al findings: 

a. That such facility is so located as to draw a 
minimum of vehicular traffic through local rest· 
dential streets in the vicinity. 

b. That rhe facility shall be designed and con· 
struated so as to minimize the glare of lights to· 
wards zoning lots which are adjacent or acposs the 
stteet. 

c. That where the facility is on a zoning lot which 
adjoins an RA, an RB or an RM District there 
shall be a solid wall of fire resistant material, 
located on any lot line contiguous t()/ such boun· 
dary, with a minimum height of six (6) feet and 
a maximum height of twelve (12) feet above the 
finished grade. 

1651.40. REQUIREMENTS FOR OFF,STREET PARKING 
AND OFF,STREET LOADING. 

1651.41. Off· Street Parking Requiremenl1:s. Where, 
beoause of the unusual shape 'of a zoning lot or 
the structural features of a building, the provisions 
of Article 10 for required accessory off·street park. 
ing spaces cannot reasonably be complied with, to 
permit the substitution of such alternative provi. 
sion for off·street parking spaces as the Board 
deems suitable and adequate tto prevent the ·cre· 
ation of serious traffic congestion by parking along 
the street. 

1651.42. Off·Street Parking Requirements For 

One· Family Detached Residence. To permit a sin· 

gle one·family detached residence to be built with· 
out providing dustless surfacing (required by sec· 
tion 1032) on the area reserved for required off· 
street parking space, if evidence is presented which 
satisfies the Board that the owner of such one· 
family detached residence does not expect to own 
an automobile during the period of his occupancy 
of such residence. ' 

1651.43. Enclosed Spaces In A Residence And 

Residence Retail District. To permit in an RA and 

an RB District and in Residence Retail Districts. 
more than one (1) story to be used for off·street 
parking spaces, provided that such spaces shall 
be within completely enclosed buildings. 

1651.44. Off·Street Loading Requirements. Where, 

because of the unusual shape of a zoning lot or 
the structural fea'tures of a building, the provi. 
sions of Article 11 for required accessory off·street 
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loading berths cannot reasonably be complied 
with, to permit the substitution of such alterna· 
tive provision for off-street loading berths as the 
Board deems suitable and adequate to prevent the 
creation qf ,serious tr'affic congestion by loading 
and unloaHing operations at the curb. 

1651.50. FOR REGULATIONS ApPLYING APART FHO~I 
DISTHICT BOUNDARIES. 

1651.51. Special Regulations Along District Boun· 

daries. In appropriate cases and subject to appro· 
priate conditions and safeguards, to permit busi· 
ness entrances, show windows, signs, industrial 
and heavy commercial uses, off-street parking and 
loading areas, rear yards and side yards which 
would not be permitted under the ppovisions of 
Article 13. 

1651.52. Height Regulations Around Airports. To 

permit construction of buildings and other struc· 
tures projecting above the height limits set forth 
and established under sections 1510-1514 and 
1521-1523, provided that a site plan (with eleva
tions) is submitted showing the proposed build· 
ings and other structures in relation to such height 
limits, and provided that, as a condition precedent 
to ,tlhe grant of such special permit, the Board 
shall make the following special findings: 
a. That the Civil Aeronautics Administration has 
certified that the proposed construction will not 
involve any 'threat to the safety of either air pas
sengers or occupants of the proposed buildings. 
b. That ~he Civil Aeronautics Administration and 
the Port of New York Authority have both certi
fied If'hat no reorientation of airport runways is 
being planned which would make the proposed 
building or other structure a threat to the safety 
of ei~her air passengers or 'Occupants of the pro
posed buildings. 

1651.60. STREET LAYOUT VARYING FROM MAPS. 
Where the street layout actually on rhe ground varies 
from the street layout as shown on the zoning maps, 
the designation as shown on the mapped areas shall 
be applied by the Board, after notice and public 
hearing, to the unmapped streets in such a way as 
to carry out the intent and purpose of the plan fm 
the particular section in question. 

1652. By THE CITY PLANNING COMMISSION. The City 
Planning Commission may, after public notice and 
hearing, grant special permits for additional uses with 
large-scale traffic-generating capacity in the several dis· 
tricts, in harmony with the general purpose and intent 
'Of this amended Resolution and in accordance with the 
provisions set forth below. Within five (5) days after 
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the approval by the Planning Commission of any ap
plication, such approval, together with a copy of the 
application, shall be filed with the Secretary of the 
Board of Estimate. If the application is also approved 
by the Board of Estimate by a majDrity vote, the use 
of the zoning lot as outlined in the approved site plan 
shall beoome au1thorized. 

Specifically, the Commission shall have power thus tD 

approve the following uses in accordance with the 
procedure set forth below. 

1652.10. PROCEDCRE FOR PERMITTI:\'G ADDITIONAL 
USES. To permit the uses specified in sections 1652.21-
.23, 1652.31, and 1652.41-.43 below in the distriots 
and subject to the standards set forth therein-pro
vided that a site plan shall be submitted showing 
location and proposed use of all buildings and other 
structures, distances to four (4) nearest street inter
sections, all entrances and exits, and off-street park
ing spaces, and that a vicinity sketch shall be sub
mitted showing location of site, surrounding street 
pattern, and identification of all arterial highways, 
major and secondary streets within a radius of one 
(1) mile, and that, as a condition precedent ~o grant
ing such special permit, the Commission shall make 
the following special findings, and the additional 
special findings required nnder the respective sec
tions: 

a. That such facility is properly located in relation 
to the adopted Master Plan of Arterial Highways and 
Major Streets and its allied features of secondary 
and local streets, and in relatiQn Ito the normal pat
tern of traffic and pedestrian circulatiQn in the sur
rounding area; and that the Department 'Of Traffic 
has certified that the proposed 10catiQn will not cre
ate serilous traffic congestion. Secondary and local 
streets nQt indicated 'On the Master Plan slhall be 
certified as such by the City Planning Commission. 

b. That such facmty shall be at least nine hundred 
(900) feet from sch'O'Ols (except trade schQ'Ols fQr 
adults) and hQspitals. 

c. That all permitted and required 'Off-street parking 
spaces will c'Onf'Orm t'O the regulatiQns of tihe district 
as to minimum required spaces (set f'Orth in the 
tables in sectiQns 1013, 1023 'Or 1024), maximum 
permitted spaces (in section 1035.10), and design 
(in sectiDn 1032). 

d. l1hat the lQcati'On and design 'Of such facility will 
not adversely affect the character of the surrounding 
area. 

e. That such facility is not located on a local street, 
and is so located as t'O draw a minimum of vehicular 
traffic thr'Ough such streets. 

Italicized words are defined in Article 6. 
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f. That the main flow of vehicles enter and leave 
from such facility by making right hand .(urns intD 
and out 'Of the parking facility, except where the 
facility entrance Dr exit is on a one-way street. 

1652.20. AMUSEME:\,T ESTABLISHMENTS. 

1652.21. Auditoriums And Arenas. To permit 
auditoriums a capacity of more 
than five thousand (5000) seats in a CE, a CC, a 
CD, a CM, an MA, an ME, and an MC District
pr'Ovided that as a cQndition precedent of such 
use, the Commission makes the following addi
ti'Onal special findings: 

a. That such facility is on or within ''One-half (Y2) 
mile 'Of an arterial highway or major street, or 
feeders to eleva<ted or depressed highways, or ap
proaches tQ bridges or tunnels. 
b. That such facility has access on two (2) or 
mQre streets. 

1652.22. Stadiums. To permit stadiums with a 
capacity of more than five thQusand (5,000) seats 
in a CC, a CD, a CM, an ME, and an MC District 
-prQvided that as a conditiQn precedent to such 
use, the CommissiQn shall make the fQllQwing 
additional special findings: 

a. That such facility is on or within one-half (Y2) 
mile of an arterial highway or major street, or 
feeders to elevated or depressed highways, or 
approaches to ,bridges or ,tunnels. 

b. That such facility has access on two (2) or 
more streets. 

1652.23. Drive-In Theatres. TQ permilt open-air 

drive-in theatres, for mQtion pictures 'Or otherwise, 
in a CC, a CD, a CM, an MB, and an MC District 
-provided that as a condition precedent to such 
use, Ithe Commission makes an additi'onal special 
finding Vhat such facility is on or within one quar
ter (~) mile 'Of an arterial highway or majm 
street. 

1652.30. OFF-STREET PARKING ESTABLISHMENTS. 
1652.31. Large Commercial Parking Garages And 

Parking Lots. To permit commerci~l parking ga

rages and commercial parking lots with 'Over five 
hundred (500) off-street parking spaces in Resi
dence Retail, Commercial, and Manufacturing Dis
tricts-provided that as a condition precedent t'O 
such use, the Commission makes the fQllowing 
additional special findings: 
a. In Residence Retail Districts, that there is a 
need for this facility, and that no appropriate site 
is available in nearbv Commercial or JtJanufactur
ing Districts. 
b. In Commercial or iVlanufacturing Districts, that 
the facility is on or within 'One quarter (~)mile 
of an arterial highway, majQr 'Or secondary street. 



c. That, where apprDpriate, such faciHty shDuld 
be Dn the perimeter Df the district tDwards the 
Drigin Df mDst pDtential parkers. 

d. That, where apprDpriate, such facility shDuld 
be w~thin easy walking distance Dr cDnvenient 
access by bus Dr rapid transit lines tD destinatiDn 
Df parkers-retail, cDmmercial, financial, theatri
cal and hotel centers_ 

e. That, where apprDpriate, such facilities shDnld 
have access on two (2) Dr mDre streets. 

1652.40. TRA:\SPORTATIO:\ ESTABLISHME:\TS. 

1652.41. Bus Stations. TD permit the constructiDn, 

enlargement, reconstructiDn, structural alteratiDn, 
cDnversiDn Dr relDcation of a bus statiDn in Resi
dence Retail, Commercial or Manufacturing Dis
tricts, except in areas designated by the City Plan
ning Commission after duly held public hearings 
as "exceptiDnally congested areas." HDwever, any 
zoning lot lawfully in use as a bus station at the 
time Ithis sectiDn becomes effective may be con
tinued fDr such use fDr the remainder Df the term 
fDr which the same may have been permitted, but 
shall nDt be enlarged, extended Dr recDnstructed 
except afterapprDval in accDrdance with the prD
cedure set fDrth abDve; prDvided that as a condi
tiDn precedent tD such use, the CDmmissiDn makes 
an additiDnal special finding that the facility is Dn 
Dr has direct access to an arterial highway, major 
Dr secDndary street. 

1652.42. AirpDrts. To permit the constructilDn, en

largement, recDnstruction, suhstantial altemtiDn, 
cDnversiDn or relD'catiDn Df an airpDrt Dr seaplane 
base, Dr in the lDcatiDn Dr layout thereDf, in a CD 
and a CM District, Dr in Ivlanufacturing Districts, 
provided that as a cDndition precedent to such use, 
the CDmmission makes the fDllDwing additiDnal 
special findings: 

a. That the Civil AerDnautics AdministmtiDn and 
rhe PDrt of New YDrk AuthDrity have both certified 
that a new airport is an integral part of the gen
eral plan Df airpDrts for New York City and the 
surrounding metropolitan regilon. 

b. That the Civil Aeronautics Administration has 
certified that a new or reoriented runway will not 
interfere with the flight pattern Df any nearby 
airpDrt. 

1652.43. Heliports. To permit the construction, 

enlargement, reconstructiDn, substantial alteratiDn, 
cDnversiDn or relocati'0l1 Df a heliport, Dr in rhe 
IDeation Dr laYDut thereoL in an RRC District and 
Commercial and Manufacturing Districts-prD
vided that as a conJition precedent tD such use, 
the CDmmission makes an additiDnal special find
ing that the Civil AerDnautics Administration and 

'ARTICLE 16 

the Port of New York Authority have bOlth cer
tified that a new heliport is an integral part of the 
general plan of heliports for New YDrk City and 
the surrDunding metrDpolitan regiDn. 

1652.50. OTHER USES Is AN RM DISTRICT. In an RM 
District, on specific application, establishments with 
other manufacturing uses, which can prDve that nD 
offensive noise, vibration, smDke, dust, odDrs, heat, 
glare or other objectionable influences will be cre
ated, shall be permitted. Such permission shall be 
granted for specific establishments, and shall not be 
transferable. 

1660. Regulations For Large-Scale Developments. 

All large-scale developments shall be subject tD the 
following prDvisions under the supervision of the City 
Planning Commission, provided that the plans for such 
det'elopments are submitted tD the Commission fDr review 
and simultaneous action on any pertinent items from the 
provisions set fDrth below. 

1661. USE EXCEPTlO"\S FOR ALL DISTRICTS. The CDm
missiDn may in appropriate cases, after public notice 
and hearing and subject to appropriate cDnditions and 
safeguards, grant an exception permitting, in part 'Of 

the area of the development and for the duration Df the 
development, specified uses not otherwise permitted by 
the use regulations of the district in which tihe develop
ment is IDcated, provided that such exception shall nDt 
affect more than twenty per cent (20%) of the area 'Of 

the development_ and provided t~at the Commission 
shaH make the following special findings as a condi
tionprecedent tD granting such exception: 

a. That the uses permitted by such exception are appro
priate in view of the primary purpDse of the develop
ment. 

b. That the llses are appropriate in size and suitably 
located to serve the needs Df the development, and are 
not likely tD create any detrimental influences 'Outside 
of the boundaries thereof. 

c. In the case of manufacturing large-scale develop
ments in Manufacturing Districts, that no hazards will 
be creatcd and no .IDore offensive noise. vibration, 
smoke, dust, odors, heat or glare will be created than 
is typical Df the other nses permitted in rhe district. 

The CommissiDn shall, where appropriate, set what
ever conditions with regard to yards, screening, control 
over smoke and dust, sound-proDfing, etc., as may be 
required tD minimize any adverse effects of rhe uses 
permitted by such exception, either 'On the development 
itself and Dr on the surrounding area. 

]662. FLOOR AREA, A"\GLE OF LIGHT OBSTRUCTION 
A,,\D FRO:\T YARDS h LARGE-SCALE DEVE'LOPMENTS 
WITH INTERIOR PUBLIC STREETS. Where a large-scale 
development includes two (2) or more zoning lots 
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separated by public streets, the Oty Planning Commis. 
sion may permit the total floor area permitted on all 
zoning lots within the development to be distributed 
without regard to zoning lot lines, and may grant an 
exception fromVhe front angle of light obstruction and 
front yard requirements in effeot along portions of 
streets wholly within the development, provided that in 
each case the Commission shall make the foIl owing 
special findings: 

a. That the waiver of such requirements will permit 
better site planning and will thus benefit the develop· 
ment and the City at large. 

b. Tha<t the waiver of the floor area ratio requirements 
will not unduly increase the bulk of buildings in any 
block or block equivalent to the detriment of the occu, 
pants of the area where the bulk is increased. 

c. That the waiver of sllch requirements wiIl not in any 
way reduce the requirements of this amended Resolu· 
tion for spacing of buildings, or for off·street parking 
and loading. 

d. That the waiver of such requirements will not ad· 
versely affect any other zoning lots outside the develop. 
ment, either by restricting access to light and air or by 
creating traffic congestion. 

1663. PROVISION OF COMMUKITY F ACILITIES, ALO~G 
WITH RESIDEKTIAL LARGE,SCALE DE\'ELOPMEKTS. For 
all residential large-scale developments with a gross 
site area of twenty (20) acres (eight hundred and sev
enty-one thousand, two hundred (871,200) square feet) 
or more, or with a proposed total of five hundred (500) 
dwelling units or more, the following regulations shall 
apply as a condition precedent to the issuance of a 
building permit: 

a. The City Planning Commission shall ascertain, by 
means of a report from the Board of Educa~ion, either 
that sohools of sufficient capacity and suitable location 
are available to serve the occupants of the development, 
or a site for such facilities will he reserved within the 
development and will be acquired hy the Oty in due 
course, or other appropriate sites are available in the 
vicinity for acquisition when possible by the City. 

b. The Commission shall ascertain, by means of simi
lar reports from the appropriate City Departments, the 
situation with respect to other community facilities 
(health centers, playgrounds and the like), whenever 
the Commission considers this necessary. 

Italicized words are defined in Article 6. 
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1664. OTHER ApPLICABLE REGULATIO"lS. The following 
additional special regulations shall also appl y to all 
large-seal e developments: 

Calculation of floor area ratio in 
large-scale developments 

Spacing 'of buildings where two (2) 
or more detached residential 
buildings are on one (1) 

zoning lot 

1670. Separability. 

section 722 

section 227 

It is hereby declared ta be the legislative intent that the 
several provisions of this amended Resolution shall be 
severable, in accordance with the provisions set forth 
below: 

1671. IF kn PROVIS!O'l OF THIS AME'IDED RESOLe
TIOX Is DECLARED hVALlD. If any provision of this 
amended Resolution is declared to be invalid by a de
cision 'of any court of competent jurisdiction, it is 
hereby declared to be the legislative intent tha't: 

a. The effect of such decision shall be limited to that 
provision or provisions which are expressly stated in 
the decision to be invalid, and 

b. Such decision shall not affect, impair or nullify this 
amended Resolution as a whole or any other part 
thereof, but the rest <of rhis amended Resolution shall 
continue in full force and effect. 

] 672. IF THE; ApPUCATIO"I' OF A"I'Y PROnSIO"I' OF THIS 
AME"IDED RESOLlTIOK Is DECLARED INVALID. If the 
application of any provision of this amended Resolu
tion to any zoning lot, building, other structure, or tract 
of land is declared to be invalid by a decision of any 
court of oompetent jmisdiction, it is hereby declared to 
be the legislative intent that: 

a. The effect of such decision shall be limited to that 
zoning lot, building, o~her structure or tract of land 
immediatelv involved in the controversy, action or pro
ceeding in <which the judgment or decree of invalidity 
was rendered, and 

b. Such decision shall not affect, impair or nullify 
this amended Resolution as a whole <or the application 
of any provision thereof. to any other zoning lot, build· 
ing, other structure or tract of land. 



INDEX OF USES 

The uses listed in the various; use groups set forth in 
Article 5 are listed in alphabetical order below for the 
convenience of those using this Resolution. Whenever 
there is any difference in meaning or implication between 
the text of the use groups as set forth in Article 5 and the 
text of this index, the text of the use groups shall prevail. 

The uses in this index are arranged under the fol'low-
ing eight general headings: 

Residential 
Community FacHities 
Retail 
Services 
Amusements 
Manufacturing 
Storage 
Miscellaneous 

These headings are inserted for conyenience only. 

RESIDENTIAL USES 

Estab I ish men t Use Group 

Accessory Uses .................................. (See section 602) 
Home Occupations ............................ (See section 619) 
One-family detached residences .............................. I 
Other residences, including apartment hotels, 

boarding houses and lodging houses .................. 2 
See also Tourist cabins and Motels .......................... 13 

(See section 1651.32) 
See also Trailer camps ...................... (Section 1651.37) 
See also Transient hotels............................................ 3 

COMMUNITY FACILITIES 

Accessory uses ...................................... (See section 602) 
Airports 

Commercial .............................. (See seotion 1652.42) 
Private Passenger .................................................. 13 
Heliports .................................. (See seotion 1652.43) 

Art galleries, public .................................................... 5 
Centers 

Community .............................................................. 4 
Group medical........................................................ 5 
Health, government-operated ................................ 4 

Churches ...................................................................... 4 
Clubs 

Clubs, except clubs the chief activity of which is 
service customarily carried on as a business.. 5 

Night Clubs-See Eating and drinking places 
with entertainment .......................................... 9. 11 

Colleges . 
Business .................................................................. 9 
Other ........................................................................ 2.5 

Community centers .................................................... . 4 

Establishment Use Group 

Court houses ............ .... ........ ........................................ 5 

Electric sub-stations .................................................... 6 
(See section 1651.21) 

Fire stations ................................................................ 6 
(See section 1651.31) 

Health centers 
Government opera'ted ............................................ 4 
See also Group medical centers ............................ 5 

Hospitals 
Hospitals ................................................................ 5 
Animal hospItals ........... ............ ........ ............ ......... 13 

Institutions 
For aged ................................................................ 2,5 
For children .......................................................... 2. 5 
Philanthropic .......................................................... 2: 5 

Libraries ....... ...................... ....................... ............ ...... 5 
Museums ...................................................................... 5 
Parish houses .............................................................. 4 
Parks, public .............................................................. 4 
Playgrounds ................................................................ 4 
Police stations .............................................................. 6 

(See section 1651.31) 
POSIt offices .................................................................. 6 
Prisons ........................................................................ 10 
Public buildings 

Art galleries ....................................... ............. ........ 5 
Court houses ............................................................ 5 
Fire stations ............................................................ 6 

(See section 1651.31) 
Health centers ........................................................ 4 
Hospitals ................................................................ 5 
Libraries .................................................................. 5 
Museums .................................................................. 5 
Police stations ........................................................ 6 

(See section 1651.31) 
Post offices ................................................................ 6 
Prisons .................................................................... 10 
Schools .................................................................... 2, 4 
Sewage disposal plants ........................................ 13 
Water and sewer pumping stations ........................ 6 

(See seotion 1651.21) 
Other--See appropriate use category 

Pumping stations 
Water ...................................................................... 6 

(See section 1651.21) 
Sewer ........................................................................ 6 

Railroad 
Passenger stations .................................................. 6 

(See seotion 1651.:'11) 
Yards and freight stations .................................... 17 

Sanitariums ................................................................ 5 
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Establishment Use Group 

COMMUNITY FACILITIES (continued) 
Schools 

Boarding .... .......... ............ .......... .. ..... .. .. ........... ... ..... 2 
Business .. ...................... .... ... .... ... .... ................. ....... 9 
Trade ... ......... .... .. ... .. ...... ...... ...... ... .......... .... ............ 4, 9 
Other .............. ...... ... ....... .. .. ....... ... .... .... ... .... ...... ..... 2, 4 

Sewage disposal p1ants, public ....... ... .... ...... .. ...... .. .... 13 
Telephone exchanges ... ............ ...... .... .............. ..... .. .... 6 

(See section 1651.31) 
Trade schoDls ..... ............. ....... ..... ..... .. ...... .. ................. 4, 9 
Trailer camps ...... ... ........ ... .... .... .. (See section 1651.37) 
Transit yards, public .. ....... ...... ... ............ ...... .. .. ... ..... .. 13 
U niversi ties ........... ............ ........................ ............. ...... 2, 5 

RETAIL 
Accessory uses ... ....... ...... .. ... .... .. ...... ... .. (See sectiDn 602) 
Antique shops .. .. .. ............... .... ... .. .... ..... .. .. ....... ... ....... 7 
Apparel- See Clothing .... .. ...... ... .. ..... ... .. ..... .... .... .. . ... 7 
Appliances 

Electrical .... .... .. ...... ........ ..... .. .... ........... ...... ............ 7, 9 
HDusehold .. ..... ... .... .. ......... .... ....... .... .......... .............. 7.9 
Medical .. ....... .... .... .. ...... ..... ...... ... .. .. .... ... .. .. .. .... ....... . . 7 
Orthopedic ...... .... .. ........ ...... ..... ... .... ... .... .... .. ... ....... . 7 

Art galleries 
Public ... ..... .... .... .... ....... ..... ..... .... .. .... .. ... .. .... ...... ... ... 5 
Other ......... ............... ............. .. ............ ....... ,. ............ 7 

Art metal craft shop ........ ... .... ........ ..... .. ...... ... ........... 7 
Artists' supplies .. ....... ... .... ................ ..... ..... .... ......... ... 7 
Automobile 

Showrooms ... ... ...... .. ... .... .... .. .... .... .... .. .... ....... ... . .. .... 9 
Supplies .. .. ...... ....... ....... ... .... .... .. ... ...... ....... .... .... ... .. 8 
Other .. .. ..... .. ..... ................ ............. .. ............ .. ........... 13 

Bai-t, live ....... .. .... ... ..... .......... .... .. .... .. .... .... .... ........ .... .. . 11 
Bakeries ...... ... .... .. ............. .. ..... ..... ... ..... ....... .... ...... ... .. 6 
Bars-See Drinking places ... ....... ....... ... ... .. ....... 6, 9, 11 
Bicycles .. ........ .. .. ......... .... ... .. .. ...... .. .. ... ... ......... ... .. ...... .. 8 
Boats 

Showroo·ms .. .. .... ...... ... ... .. .. ........ ... ... ... ... .... .. ..... ....... 9 
Other ..... ..... .. ..... .... ..... .... .... ....... .. ..... .... ... ..... ....... .... . 13 

Book store ... .. .. ................ .. .... ... ... ... .. ........... .. ........ ....... 6 
Bui-lding materials 

With size limitations .... ...... .... .. ... ... .... ... .... .. ....... .. .. 13 
Other ......... ............. .. ..... ... ..... ... .... ............. .... .......... . 16 

Business machines ... .............. .... ...... ...... ...... ... ........... . 
C~gar store .. ....... .... ... ... .... ... .... ...... .... .. ........ .... .. .... ... .. . 
Clothing ...... .............................. ....... ............. .. ...... ..... . 
Cains .. .... .. ..... ...... ................ .. .... ..... ......... .. .... .. ... ... ... .. . . 
Cosmetics- See Drug stores .... ... ..... ... ..... ... .. ... ........ .. 

9 
6 
7 
7 
6 

Cutlery- See Hardware stDres ....... ..... .. ...... .............. 6 
Departmen't stores ... .. ....... .... ...... .. .. .. .. .. ....... .. ....... ... .. . 9 
Drinking p laces 

With limited entertainment ... ..... ... ... ......... ....... .. .... 6 
With unlimi ted entertainment ... .. .... ,.<. .··:, ....... ..... 9, 11 

Drug stores ........ .. .... .... .......... .... ... ................ .. .... ....... 6 

ltalicized words are defined in Article 6. 
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Establishment Use Group 

. Eating and dri nking places 
With limited entertJainment .. ... .. ........ ... .... .. ............ 6 1 
With unlimited , entertainment .... ....... ...... ... ........ 9, 11 

Eleclrioal applian ces & equipment .................... 7, 9, 13 
Fil ling stations ... ... ..... .. ............. .................................. 13 

(See section 1651.34) 
Five and ten cent stores-See Variety stores ............ 6 
Florists ...... ... ........ .. ...... ... ... .... ........... ..... .. ...... ... .. ....... . 6 
Food stores ......... .. ............. ... .. .... ..... ... ............... ....... .. . 6 
Furniture 

H'ousehold ........ ............ .... ................. .... .... .... ......... 9 
Office ... ............ .. ..... ... . _......................... ..... ... .... .. .. .. . 9 

Garden supplies ........................ .. .. .... ........... ..... ... .. ..... 7 
Gasoline filling stations ........... ...... .... ........... ..... ....... 13 

(See sectiDn 1651.34) 
Gift shops ........... ... ..... .. .... ... ........... ... ..... .... ........... . ..... 7 
Hardware stores .... ... .. .. ... :...... .......... ... ........ .. .. .... ........ 6 
Heating equipment 

Showrooms ..... ... ... .. .. ...... . ..... ... .......... ... .... ........ ... .... 8 
Other ........ .... .. .... ... ...... .. ......... ....... ........ .... ... ..... .... ... 13 

H Dusehold appliances i 

ShowrDoms ... .............. ..... .... ..... .... .... ..... .... ... ... .. .. ... . 7 
Other .... .... ... ........ ..... ... .. ..... .. ........ .... .. .. .... ......... ..... . . 9 

Jewelry .......... ... ..... ... .. .. ..... ... .. ................. ....... .. .......... . 7 
Leather gODds ..... .... .... .... ... ...... .... ... ............ .. ............. .. 7 
Liquors, package ....... ..... ........ ............ .................... .. .. 6 
I ... uggage ..... .... ... ... ... ... .. .... ... .. .. .. ............. ......... ...... ..... . 7 
Machines and machinery 

Office and business ................................................ . 9 
Other ......... ... ......... ... ...... .. .. ... .... ................. ...... .. ..... . 13 

Medical appliances .. ... .. ..... ............ ... ...... ... .......... .... .. 7 
MDtDrcycles 

SalesroDms' .. ............ ... ..... .... ... .... ...... .... .. .. .... ... .... ... . 9 
Other .............................. ... ..................... ... ....... .... ... . 13 

Musica l instrument stDres 
PianO' ....... ..... ... ... ..... ... ....... .. ..... ... ............ ..... .... .. ... . 9 
Other .. ............. ....... .. .. .... .............. .... .......... ...... ....... . 7 

Newsstands ........ ....... .... .... ... .... ......... .. .. ... .... ..... ... .. ... .. 6 
Offices 

Business. professi Dnal and gDvernmental ........... . 6 
Wholesale, with nO' storage except samples ...... .. 9 
WhDlesale, with limited storage ........... ... .. .. ....... . 10 

Office machines .......... ............. ...... ........ .. .... .. .... .. .. ... .. 9 
OrthDpedi c appliances ..... .. .. ..... ...... ...... ..... ... ..... ..... ... . 7 
Paint ..... ....... ...... ... ... ....... .. ... .... ....... ..... ... ............ ... ..... . 7 
Pawn shop ... ....... ........ .. ... ... ....... .......... ... ..... .... ..... ..... . 10 
Perfumes-See Drug stores ..... ..... ....... .. ....... ... .... ... .. 6 
PeriDdicals-See Newsstands and stationery stores 6 
p.et shops ............. ..... ............. : ... ... ..... .... ....... .. ....... ... .. 8 
Photographic equipment and supplies ........ .. ...... .... .. 7 
PianO's 

ShDwrDoms ..... ..... ... ..... .. ...... ........ ....... ............ ....... .. 7 
Other ... ............ ...... .... .. .. ... .... ...... .. ... , ...... .... ......... .... . 9 

Plumbing equipment 
ShDwrDoms ..... ................ ... ................ ... .... .............. . 8 I 
Other ...................... .. ..... ... .... ...... .... ... .. ....... .... .. ....... . 13 ! 

I 

I 
~ ~ 
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RETAIL (continued) 

Poultry and rabbits, fresh killed .............................. 13 
Radio store .................................................................. 7 
Restaurants--See Eating and drinking places .... 6, 9, 11 
Rummage shops-See specific item 
Second hand stores--See specific item 
Seed, garden .. ........ ........ ........ ... .............. ......... .... ...... 7 
Sewing machines 

Household .............................................................. 7 
Other ...................................................................... 13 

Shoes ............................................................................ 7 
Showrooms, retail 

Automobiles and boats ........................................ .. 
Electrical and household appliances ................... . 
Pianos ..................................................................... . 

9 
7 
7 

Plumbing, heating and ventilating equipment.... 3 
Showrooms, wholesale 

With no storage except samples ..................... ..... 9 
With limited storage .......... ............... .......... ........... 10 
See also Storage 

Sporting goods ...................................................... ...... 7 
Stamps ........................................................................ 7 
Stationery store .......................................................... 6 
Taverns-See Drinking places ............................ 6,9,11 
Television-See Radios ............................................ 7 
Thrift shops-See specific item 
Toy store .................................................................... 7 
Trailers ........................................................................ 13 
Typewriters ............................................................... . 
Variety stores ............................................................ .. 
Ventilating equipment 

7 
6 

Showrooms ..... ......... ................. ...... ........ ...... ........... 8 
Other ..................................................................... 13 

Wallpaper .................................................................. 7 
Wholesale offices and showrooms 

With no storage ...................................................... 9 
With limited storage .............................................. 10 
See also Storage 

SERVICES 

Accessory uses .................................... (See section 602) 
Animal hospitals, kennels and -pounds .................... 13 
Auctions, public .......................................................... 9 
Automobile 

Laundries ................................................................ 13 
Repairs 

Body .................................................................... 16 
Engine rebuilding .............................................. 17 
Other .................................................................... 13 

Service stations ...................................................... 13 
(See section 1651.34) 

Awning repair ............................................................ 13 
Banks .......................................................................... 7 
Banquet halls ........................................................ ...... 9 
Barber shops .............................................................. 6 

INDEX OF USES 

Establishment Use Group 

Bath-houses, beach .................................................... 11 
Baths, public ... ;.......................................................... 9 
Battery repairs-See Auto repairs .......................... 13 
Beauty parlors ............................................................ 6 
Blacksmith shops ........................................................ 13 
Blueprinting ................................................................ 9 
Bicycle rental and repair ............................................ 8 
Boats (Under 100 kin Length)-See also Ships 

Rental ...................................................................... 11 
Repair ...................................................................... 13 
Storage ................................................................ 11, 13 

Carpet cleaning .......................................................... 13 
Chapels 

Funeral .................................................................... 8 
~Tedding .................................................................. 9 

Chiropodists ................................................................ 8 
Cleaning, dry 

With non-inflammable cleaning agents ................ 6 
Carpet and rug ........................................................ 13 
Other ........................................................................ 13 

Clinics-See Group medical centers ........................ 5 
Clock repairs .............................................................. 6 
Clothing 

Alterations, custom ................................................ 6,9 
Dressmaking .......................................................... .. 
Tailoring .............................................................. .. 
l\1i llinery .............................................................. .. 
Furriers ................................................................... . 

Collection offices, public utility .............................. .. 
Costume rentals ........................................................ .. 

6 
6 
6 
6 
9 
8 

Crating ........................................................................ 13 
Crematoriums .............................................................. 13 
Dancing studios ....................................................... . 
Delivery service warehou"e ...................................... .. 
Dental 

Offices .................................................................... .. 
Laboratories ........................................................... . 

10 
15 

5 
9 

Diaper supply services .............................................. 13 
Dressmaking, custom ...... ............. ........ .......... ........... 6 
Dry cleaning 

With non-inflammable cleaning agents ................ 6 
Carpets and rugs .................................................... 13 
Other ........................................................................ 13 

Dyeing 
Commercial textile ................................................ 16 
Leather, hair, felt, and feathers ............................ 17 

Electric sub-stations .................................................... 6 
(See also section 1651.21) 

Electrical contractors ................................................ 13 
Engravers and photoengraving .................................. 15 
Exterminators ............................................................ 8 
Filling stations, gasoline ............................................ 13 

(See section 1651.34) 

Framing, picture ........................................................ 7 
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Establishment Use Group 

SERVICES (continued) 
Frozen food lockers .................................................. 6 

Funeral parlors o o 

Furriers, cllstom ........................................................ 6 
Garages 

Body repair ............................................................ 16 
Commercial parking .............................................. 10 

(See sections 1651.35·.36 and 1652.:)1) 
Commercial and puhlic utility vehicle" ................ 1:) 

Bepair (except hody) ............................................ 1:) 

Dead storage ........ : ................................................. 1;\ 

Gasoline filling stations ............................................ 13 
(See section 1651.34) 

Gl'as" cutting ................................................................ I:) 

Glazing estahlishments .............................................. 1:) 

Halls 
Banquet .................................................................... 9 
~leeting .................................................................... () 
\\"edding .................................................................. 9 

Hat repair .................................................................... 6 

Heating contractors .................................................... I:) 

Hotels 
Apartment .............................................................. 2 
Transient ................................................................ :) 

Household appliance repair .................................... R ];) 
Interior decorating shops .......................................... 7 
Jewelry repair .......................................................... 9.1·1 

Lahoratories 
Dental ...................................................................... 9 
Experimental ........................................................ 9, 1·1 
Medical .................................................................... 9 
Hesearch ................................................................ 9. 1·1 
Te"ting .................................................................. 9, 1·1 

Laundrie" 
Automobile .............................................................. 13 
Hand ........................................................................ 6 
Self· service automatie ............................................ 6 
Other ........................................................................ I:) 

I.inen supply .............................................................. 1:·\ 
Loan offiees ....................... ........................................... ] 0 
Locksmiths .................................................................. 6 
Machinery rental ........................................................ 1:·\ 
Machinery repair 

Household machinery ............................................ 1:) 

Office machinery ...................................................... 1:\ 
Other ........................................................................ 17 

Markets. wholesale 
Meat ........................................................................ 1() 

Produce .................................................................... 16 
Masseurs ....................................................................... 9 

Mattres" rebuilding and renovating .. ; ....................... ]6 

"feat markets, wholesale ............................................ 16 

Itali"ized u'ords (lre defioed in Artide 6. 
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Establishment Use Group 

.'Vfedical 
Centers. group ........................................................ ;) 
Laboratories ............................................................ 9 
Offices ...................................................................... 5 
See also Health centers .......................................... 4 

Meeting halls .............................................................. 6 
Mirror silvering .......................................................... 1:) 
\lotel5 .......................................................................... 1:) 

iSee section 1651.:12) 
.'Viotor freight station" 

Limited "ize ............................................................ ];) 
Unlimited "ize ...... : ................................................. 17 

.'Vlotorcycle repairs .................................................... 13 

.'Vlusical instrument repair ....................................... . o 
() 

\ellspaper publishing ................................................ 15 
( )/Jices 

Business ................................................................ 6.]·1-
Dental ....................................................................... 5 
(;oyernment .......................................................... 6.14 
\fedical ..................................................................... 5 
Professional .......................................................... 6. 1-1 
\Vholesale ........................................................ 9. 10. 15 

Opticians .................................................................... 7 
Optometrists ................................................................ 7 
Packing and crating sen ice ...................................... l:) 

Painting 
Contracting ............................................................ ] 3 
Sign .......................................................................... I:) 

P.aper.hanging. contracting ........................................ I;) 
Parking. commercial garages and lots ...................... 10 

(See sections 1651.35·.:)6 and 1652.31) 
Pawn shops ................................................................ 10 
Photographic 

DeH~loping and printing ~ef\'ice .......................... 7 
Developing and printing "ervice. wholesale ........ 9 
Studios .................................................................... 7 

Physical culture and health ~alon" .......................... .. 
Picture framing ........................................................ .. 

9 
7 

Plumbing contractors ................................................ 13 
Podiatrists ................................................................ .. l-l 
Pressing, elothing ...... ............................................... () 
Produce markets. wholesale ...................................... 1 () 
Public utility collef'lioll ()ffi('e~ .................................. 9 
Hadio broadcasting 

Studios .................................................................... 9 
Transmitting tOIH'rs .............................................. 9 

( See section 1651.22 i 
Badio repair and service "hop .................................. 8 
Hai lroad stations 

Passenger ................................................................ 6 
(See section 165Lil) 

Freight .................................................................... ] 7 
Hailroad yards ............................................................ 17 
Beducing salon" .......................................................... 9 
Biding academie" ........................................................ 13 



Establishment Use Group 

SERVICES (continued) 

Roofing contractors .................................................... 13 

Rug cleaning .............................................................. 13 

Ship repail: yard ........................................................ 17 
Shipping. waterfront .................................................. 17 

Shoe repair .... ..... ............ ...... ..... .... .............................. 6 
Sign painting .............................................................. I:-~ 

Silver plating 
Custom repair ........................................................ 13 
Bulk ........................................................................ 16 

Soldering shops .......................................................... 13 
Stables 

Riding academies .................................................. 1:) 

For horses used with commercial vehicles .......... 17 
Studios 

Dancing .................................................................. 10 
~1usic ...................................................................... 10 
Photographic .......................................................... 7 
Radio and television broadcasting ...................... 9 
Theatrical ................................................................ 10 

Tailors, custon1 ......................................................... . 6 
Taxidermists ............................................................... . 

Telegraph office ......................................................... . 7 
Telephone exchange~ .................................................. () 

(See section 165LH) 
Television broadcasting 

Studio ..................................................................... . 
Transmitting towers 

9 
9 

(See section 1651.22) 
Terminals 

Bus ............................................ (See section 1652.41) 
Railroad 

Freight ................................................................ 17 
Pa""enger ............................................................ 6 

(See section 1651.31) 
Trucking 

With limited size ................................................ 1:) 

With unlimited size ............................................ 17 
Theatrical studios ...................................................... 10 
Tire repair shops ........................................................ 13 
Tourist ('abins .............................................................. 1:) 

(See section 1651.32) 
Towel services ............................................................ I:~ 

Trailer camps ................................ (See section 1651.37) 
Travel bureau ............................................................ 7 

Truck and trailer repair 
Body ........................................................................ 16 
Other ........................................................................ 13 

Trucking terminals .................................................... V~ 

Typewriter repair ..................................................... . 
Umbrella repair ......................................................... . 
Undertakinll establishments ..................................... . 
Upholstering. custom ............................................... . 

7 

o 
" o 

" 

INDEX OF USES 

Establishment Use Group 

Venetian blinds-;-,repair ............................................ 1:) 

Ventilating contractors .............................................. 1:) 

Veterinarian--See Animal hospitals ........................ 13 

\" atch repairs ............................................................ 6 

Waterfront shipping .................................................. 17 

Wedding chapels ........................................................ 9 
\Velding shops ............................................................ 1.3 
\'findow shade-repair .............................................. 13 

AMUSEMENTS 

Accessory llse.s .................................... (See section 602) 
Amusement parks ...................................................... 12 
Arenas .......................................................................... 10 

(See section 1652.21) 
Auditoriums 

With limited-capacity ............................................ 10 
Wi,th unlimited capacity ........ (See section 1652.21) 

Beaches ........................................................................ 11 
IJ,illiard p'arlors .......................................................... 8 
Bowling alleys 

Of limited size ........................................................ 8 
Of unlimited size .................................................... 11 

Carnivals .................................................................... 11 
Circuses ...................................................................... 11 
Dance haHs, public .................................................... 10 
Driving ranges ............................................................ 11 
Drive-in thea<tres ........................ (See section 1652.2:)) 
Eating and drinking places 

With limited entertainment .................................... 6 
With unlimited entertainment .............................. 9, 11 

Expositions, trade ...................................................... 10 
Fairs ............................................................................ 11 
Golf 

Courses .................................................................... 4 
Driving ranges ........................................................ 11 
Miniature courses .................................................. 11 

Gymnasiums ................................................................ 9 
Penny arcades ............................................................ 12 
Pool halls .................................................................... g 
Pools, swimming 

[ndoor-See Physical culture and health services 9 
Outdoor .................................................................... 11 

Hace tracks ....... .................. ....... .............. .................... 11 
Shooting galleries .... c .................................................. 12 
Skating rinks 

[ndoor ...................................................................... 10 
Outdoor .................................................................. 4 

Stadiums, sports 
With limited capacity ............................................ 11 
With unlimited capacity ........ (See section 1652.22) 

Tennis 
Courts, outdoor ...................................................... 4 
Courts, indoorc-See Gymnasiums ........................ 9 
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Establishment Use Group 

AMUSEMENTS (continued) 
Table tennis 

With limited size .................................................... 8 
With unlimi,ted size .... .... ............................ ........... 11 

Theatres 
Theatres .................................................................. 10 

(See section 1651.33) 
Drive-in theatres ...................... (See section 1652.23) 

Trade expositions ........................................................ 10 

MANUFACTURING 
Accessory uses .................................... (See section 602) 
Adhesives .................................................................... 17 
Advertising displays .................................................. 13 
Aircraft and parts ...................................................... 17 
Apparel .................................................................... 9, 15 
Art goods 

Church .................................................................... 16 
Custom ar.t metal and jewelry................................ 7 
Needlework .......................................................... 9, 14 
Statuary, mannequins and figurines .............. ........ 16 

Art metal, custom .......... .............................................. 7 
Art needle work ........................................................ 9, 14 
Asphalt and asphalt products .................................. 18 
Athletic equipment .................................................... 16 
Automobiles and pants .............................................. 17 
Awnings ...................................................................... 13 
Beverages 

Alcoholic ................................................................ 17 
Breweries ......................... .............................. ......... 17 
'Ion-alcoholic .......................................................... 16 
Bottling .................................................................... 16 

Bicycles ........................................................................ 16 
Boats (under 100 feet in length) See also Ships .... 16 
Bone 

Distillation .............................................................. 18 
Novelty products .................................................... 15 

Book publishing 
Hand binding and tooling .................................... 14 
Plants of limited size .......................................... 9, 10 
Plants of unlimi.ted size ........................................ 15 

Bottling works for atl beverages .............................. 16 
Brass ............................................................................ 17 
Breweries .................................................................... 17 
Bricks .......................................................................... 17 
Bronze .......................................................................... 17 
Brooms .................. " .................................................... 13 
Brushes ........................................................................ 13 
Building materials ...................................................... 17 
Cameras ...................................................................... 16 
Canvas and canvas products ................. i.................... 16 
Carbon paper .............................................................. 17 
Carriages, baby.......................................................... 16 
Cement and cement products ...................................... 17 

Italicized words are defined in Article 6. 

246 

Establishment Use Group 

Ceramic products ........................................................ 16 
Charcoal...................................................................... 18 
Chemicals ................................................................ 17, 18 
Cigars-See Tobacco ................................................ 16 

Clay products 
Ceramics .................................................................. 16 
Structura'l ................................................................ 17 

Clocks .......................................................................... 14 

Clothing 
Custom .................. :................................................. 9 
Other ........................................................................ 15 

Coal products .............................................................. 18 
Coke and coke products .............................................. 18 
Concrete and concrete products ................................ 17 
Cosmetics .................................................................... 16 

Cotton and cotton products 
Ginning .................................................................... 17 
Wadding .................................................................. 17 
Linter manufacture ................................................ 17 
Textiles .................................................................... 16 

Detergents-See Soap ............................................ 16. 18 
Die making .............................................................. .. 13 
Distillation of wood and bones ................................ 18 
Distilling, alcoholic beverages .................................. 17 

Dressmaking 
Cus~om .................................................................... 6 
Other-See Clothing ............................................ 9, 15 

Dyeing 
Commercial textile ................................................ 16 
Leather .................................................................... 17 
Hair, fell, and feather~ .......................................... 17 
Other ...................................................................... 13 

Dyes 
Aniline dyes ............................................................ 18 
Ink pigments .......................................................... 17 
Others ...................................................................... 17 

Electrical appliances and equipment 
Small household-such as lighting fix.tures, irons, 

fans, toasters, etc., radio and television 
receIvers .............................................................. 16 

Large household-Such as refrigerators, washing 
machines, air conditi1oning units, etc. .............. 17 

Other-incl uding electrical machinery................ 17 

Electricity 
Central power plants .............................................. 18 
SIlb-stations .. ...................... 6 

............ · ................ ·(·Se~· section 1651.21 ) 

Engraving ................................................................... . 15 
18 Explosives ................................................................. . 

Fat rendering .............................................................. 18 
Feathers and feather products 

Bulk processing ...................................................... 17 
Products .............................................................. 15, 16 

Feed milling and processing ...................................... 18 



tablishm 

G ( nlinu d ) 

Felt and felt produ ....... .. ...... ........................... .. 1 17 
Fertiliz r .................................................... .. .. .. .......... 18 

i r bri k ............................................... ........ ............. 17 
fi h produe ................... .. ......................................... 17 
Flour milling and pro ng .................................... 18 

ood product 
Pr ,; in'" and combinin G' of ................................ 16 

lanufaoturing of b ic from ra~ tat ............ 17 
Flour and r d, mill ing and pr ce in .............. 18 

1 reh .. ............ ........................................................ 18 
t k yard ....................................... .. ................... 18 , 

~1 l I)a king QIld lau hler house .. .................. 18 
1 t produ W10king and curing, with Iimita· 

tion on ado ... ..... .... ......... ............................... 13 
P ullry and rabbit killing for ale on premo .... 13 
B keri .................................................................. 6 

re..--:"W"f' food tOI\ 

fu I 
h rcoal ..................................................... ............. 18 

Hriqu It ......................... .................. _.................. 18 
a ... ... ........................ ........... ................................. 18 
I lricit ................................................................ 18 

Petroleum produ .................... ...... ...................... 18 
Wood ...................................................................... 17 

rur g ad 
ppar I .................................................................. 15 

Dyeing ................. .. .... ......................... .. ................ .. 17 
Tanning ..... .......................................... ......... ........... 17 
fini hin .. ...... .. ........................................................ 17 

Furnitur 
u om ............. ....................................................... 13 

Bulk ..... ... .......... .. ......................... .................. ......... 16 

...... ............................... .............. .......... ... 17 
18 

INDEX OF USES 

Group 

H mp product .................................................... ..... ... 17 
Ho i ry .......... ............... ............................................... 1 
J dry and natural ............ ................................... ..... 16 

Incin rato 
"itb r tri ctio .................................................... 13 

arbag .... .......... ............... ... .. .......... ...................... lR 
/ral and d ad animal ........................................ 18 

Ink 
Mixing and p ing ...... .................. .................. 16 
From prim ry raw mat rial ................................ 17 
Pigm nt .............................................. .. ................ .. 17 

Ink d ribbon ........................................... .. ................. 16 

!n .. trum n 
nlal ......................... .................... .. ............. .......... 1 

raItin ..................... ............... ....... ....................... 1 
~1 dicaJ ................. ................................................... 1 
1u icai .................................................................... 16 
th r preci :ion ...................................................... 1 

Jron Ilnd iron produc f tal ............ 16 17 18 
lewe1r 

From pr 
. lum 

i u. m tal .......................................... 9 1 
.................. .............................................. .. 16 

.......................... ............ ................ ........ 17 

...,..--u.. .. T til ................. ......................... 16 
.... ......... .. ................... ................................ 18 

L ather and leather product 
ppar I produe .. .... ............. .............. .. ......... .. 15 1 

Belling .............................. ......... .. ....... .. .......... ... ..... 16 
LU "'CJa ............................................ ...................... 16 
h ........................................................................ 16 

........ ........................ ........................... .... . 15 
Tannin ...................... .............................................. 17 
Fini~bjn .................................................................. 17 
o eing .................................................................... 17 
" . 11 I ........................................................ ............ 15 

Linol um .................................................................... 18 
Litho r ph - Printin .............................. 9. 1 , 15 
Lu gage ...................................................................... ] 6 

Lum r 
Pr rYing trealm nl .............................................. 17 
Pro ' 0 ............................................................... . 17 

a\\mill ................ .................................................. 17 
ood and produc .............................. 13 1 .17 

)18 hin tool 
Di .. .. ..... ... .. ................. .. ...... ........... ................. .. ..... la 
:\1aebin shop fDall ) .................... .. ......... .. ......... 1;~ 
~1a hloe lool ............................... ..................... 13. 17 
Pall ................ ..... .... .... ..... ........ ................... ....... 13 

Machi n nd machin ry 
8u in m hin .......................... ..... ................... 17 
:'.fachine 1001 ........................ .... ........................ 13. 17 

lh r ........................................................................ 17 
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Establishment Use Group 

MANUFACTURING (continued) 

Magnesium 
Foundrie", ................................................................ 18 
Hefining .................................................................. 18 

Matches ........................................................................ 18 
Mattresses .................................................................... IG 
Meat produots 

Curing, limited ...................................................... 13 
Glue and size .......................................................... 18 
Meat produots, other .............................................. 17 
Slaughter houses .................................................... 18 
Rabbit killing .................................................... 13, IG 
Smoking, limited .................................................... 13 
Stock yards .............................................................. 18 

Medioal 
Appliances .............................................................. 16 
Instrument:- ............................................................ 14 

Me~al alloy~ 

Brass ........................................................................ 17 
Bronze ...................................................................... 17 
Pewter ...................................................................... 17 
Preciou>, and rare .................................................. 17 
Solder ...................................................................... 17 
Other ...................................................................... 18 

Metal foil .................................................................... 17 

Metal foundries and ca"ting 
~fagnesium .............................................................. 18 
Ornamental iron ...................................................... 17 
Other ........................................................................ 17 

Metal products 
Precision in"trument" ............................................ 14-
Small-including extrusions, stamping, honse

hold appliances, toys, hand tools and hard· 
ware, musical in"truments, etc ........................... H) 

Large-including automohiles, aircraft, machin· 
ery, machine tools, railroad equipment. ship· 
hui'l di ng, ca"tings, "truotural steel, etc. ............ 17 

Metal, reduction, refining and smelting 
Precious and rare .................................................... 17 
Other ........................................................................ 18 

Metal treatment and finishing 
Cleaning .................................................................. 1() 

~:nameling .............................................................. 17 
Galvanizing ............................................................ 17 
Grinding .................................................................. IG 
Heat treatment ........................................................ IG 
Japanning ................................................................ 17 
Laoquering .............................................................. 17 
Plating ..................................................... , ............... IG 
Polishing ........................................... ; ..................... IG 
Rustproofing .......................................................... IG 
Sharpening .............................................................. 16 

,~~-~---

Italicized words are defined in Article 6. 
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E"tahli "hmen t Use Group 

~lillinery 

Custom ...................................................... .............. G, 9 
Hat bodies of fur and wool felt ............................ IG 
Other ........................................................................ 15 

Monument works ........................................................ 13 
Motion picture producing .................................... 10, 14 
Motor testing, internal oomhustion ............................ 17 
,\1 usical instruments .................................................. I G 
~ewspaper puhlishing .............................................. 15 
:\ovellty products ........................................................ 15 
Oakum products ............ _............................................ 17 
Oi'l cloth ...................................................................... 18 
Optical goods and equipment .................................... 14 
Orthopedic appliances ................................................ IG 
Paint ............................................................................ 18 
Paper and paper products 

Paper mills .............................................................. 18 
Products, novelty .................................................... 15 
Products. small ...................................................... IG 
Products, bulk ........................................................ 17 

Paraffin-See W"ax .................................................... 17 
Pattern making ............................................................ 1:·~ 

Pencils ........................................................................ IG 
Perfume 

Perfume .................................................................. IG 
Perfumed soap compounding ................................ IG 
Toiletries .................................................................. IG 

Petroleum product". refining .................................... IB 
Pewter ........................................................................ 17 

Pharmaceutical products 
COIIlpounding .......................................................... IG 
Other-See Chemical category 

Phonograph records .................................................. IG 
Photographic equi.pment .......................................... IG 
Photographic film ...................................................... 18 
Plastic and plastic products 

Pla;;tics~-See Chemicals ........................................ 18 
Product" .............................................................. 15, IG 

Porcelain products ...................................................... 17 
Pottery ........................................................................ IG 
Poultry 

Packing .................................................................... IG 
Slaughter ............................................................ 13, IG 

Printing 
Commercial with limited size .............................. 9, 10 
Commercial with unlimited size .......................... 15 
Engraving ................................................................ 15 
:\ewspaper publishing ............................................ 15 
Photo.en~raving ...................................................... 15 

Publishing-See Printing 
Quarries ...................................................................... 17 
Rabbits 

Packing .................................................................... 16 
Slaughter ............................................................ 13. IG 

Railroad equipment .................................................... 17 



Establishment Use Group 

MANUFACTURING (continued) 

Rubber and rubber products (natural or synthetic) 
Large products ........................................................ 17 
Processing ....... ... .... ..... .......... ...... ...... ............. ........ IS 
Small products ...................................................... 16 
Synthetic manufacture ............................................ 18 
Treated fabrics ...................................................... 16 
Tires and tubes ...................................................... 17 

Sand pits ...................................................................... 17 
Sawmills ...................................................................... 17 

Scenery construction .................................................. 10 

Shell grinding ............................................................ 17 
Ship building and repair ............................................ 17 

Shoddy ........................................................................ 17 

Shoes ............................................................................ 16 

Si'lverware, plate and sterling .................................. 16 
Sisal products ............................................................ 17 

Size 
Vegetable ................................................................ 17 
Animal .................................................................... 18 

Slaughter houses 
Poultry and rabbits .......................................... 1:3, 16 
Other ........................................................................ 18 

Soap 
Packaging ................................................................ 16 
Perfumed, compounding ........................................ 16 
Rendering plant ...................................................... II-; 

Solder .......................................................................... 17 

Sporting goods ............................................................ 16 
Starch .......................................................................... 18 

Statuarv 
Chur~h art goods .................................................... 16 
Figurines ................................................................ 16 
Mannequins ............................................................ 16 
Religious goods ...................................................... 16 

Steel and steel products-See Metals 

Stock yards ................................................................ l:~~ 

Stone products 
Monument works .................................................... 13 
Processing .............................................................. 17 
Products .................................................................. 17 

Structural products-See listing for appropriate 
material 

Tableware 
Metal ...................................................................... 16 
Plastic ...................................................................... 16 
Silver ...................................................................... 16 
Other ........................................................................ 16 

Tapestries .................................................................... 11 

Tar products ................................................................ IS 

INDEX OF USES 

Establishment Use Group 

Textile and .teXiti'le products 
Bleaching ..................................................... ........... 17 
CanVias .................................................................... 16 
Clothing .................................................................. 15 
Dyeing ...................................................................... 16 
Hosiery .................................................................... 16 
Knit goods .............................................................. 16 
Printing .................................................................. 16 
Spinning and weaving ............................................ 16 
Yarn, thread and cordage ...................................... 16 

Tile 
Small glazed tile .................................................... 16 
Other ........................................................................ 17 

Tobacco products ...................................................... 16 

Toiletries .................................................................... 16 

Tool making ................................................................ 1:':; 
Tools 

:\lachine .............................................................. 1 :3, 17 
Hand ........................................................................ 16 

Toys ............................................................................ 16 
Trailers ...................................................................... 17 
Trucks .......................................................................... 17 
Turpentine .................................................................. 18 
Typewriter~ ................................................................ ] 7 
UnlbreHas .................................................................... 15 
Upholstering 

Cllstom .................................................................... ~1 

Bulk ........................................................................ ]6 

Varnish ........................................................................ 19 
Vehicles 

Automobiles ............................................................ 17 
Bicycles .................................................................. ]6 
Children's, other ...................................................... ]6 
Trucks ...................................................................... 17 

Venetian blinds .......................................................... I:':; 
\fatch making .......................................................... 9, 14 
Wax and wax product" .............................................. 17 

\'feaving 
Hand ........................................................................ }·1 
See also Textiles .................................................... 16 

Wood products 
Baskets .................................................................... 16 
Boxes ...................................................................... 16 
Cooperage works .................................................... 16 
Crates ...................................................................... 16 
Excelsior .................................................................. 17 
Furniture ......................... : ...................................... 16 
Pencils .................................................................... 16 
Plywood .................................................................. 17 
Veneer ...................................................................... 17 
Woodworking, custom ............................................ B 
Other ............................................................ 1 :), 16, 17 
See Lumber 
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Estab I ishmen t Use Group 

MANUFACTURING (continued) 

Wool and wool products 
Products- See Textiles 
Pulling .................................................................... 17 
Scouring ......... ... ... ...................... ..... .... .. ......... .. ..... .. 17 

STORAGE 

Products of manufacturing activities listed in 
use groups 9, 10, 14, 15 and 16 .................... .......... 13 

Goods used in or produced by manufacturing activi· 
ties listed in use groups 9, 10, 13, 14 and 15 ... .. ... 15 

Goods used in 'or produced by manufacturing activi-
ties li sted in use groups 16 and 17 ........................ 16 

Goods used in 'Or produced by manufacturing activi-
ties listed in use group 18 ......... .. .... ....................... 18 

Items which are not included in the above, or 
which involve exceptions to the above, are set forth 
below: 
Accessory uses .... .. ....... ....................... (See seotion 602) 
Alco'holic beverages .................................................... 13 
Automobile wrecking yard ......... .... .... .......... ....... ...... 17 
Building materials 

With limited size .... ........ ..... .... ........ ..... ..... .. .... ... .... 13 
With unlimited size ................................................ 16 

Carpets and rugs .............. .. .... ..... ........ ................... 13, 15 
Coal ........... .. ................ ........ ........... .......... ...... ... .. ... ...... 17 
Delivery service warehouse ................. .. ..................... 15 
Explosives ... .. .... ....... .... ... .. ............ ............ .. .... .... ... .... 18 
Fuel 

Coal ........... .. ............ ... ......... ... .......... ... .. ....... ..... . 13, 17 
Gas .... ..................... .. ........... ... .... .. ........ .... ............... 17 
Petro leum and products ........... .. ....................... 13, 18 
Wood .... ...... .... ..... ... .. ...... ... ... ... .... .. ...... ..... .. ....... . 13, 17 

Furniture .................... .. ........... .. ... .. ........ ........... .. ... 13, 15 
Gas .............................................................................. 17 
Grain ........ .... ..... .. ........ ..... .. .... .... .... ................... ... .. ... ... 18 
Household goods ....... .. ........ ....... ....... ..... .............. .. 13, 15 
Ice 

With limited capacity ............. .... ............. .. ............ 13 
With unlimited capacity ....... .... ..... .. .. ..... ........ ... .... 16 

Junk ......... ............... .. ............... .... .... ........ .. ................. 17 

Italicized words are defined in Article 6. 

, , 
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Establishment Use Group 

Manure ............... ..... .. ................... ...... ......................... 18 
Peat .... .... ... ............ .. ... ....... .. .... .... ...... .... ....... .. ..... .. ....... 18 
Petroleum and products ........................................ 13, 18 
Refrigerating plants ........................................ .......... 17 
Salvage yards ...... ........ .. ... ... ..... ... ... ............. ................ 17 
Scrap ......... ... .... ....... .... .. .... ... ... .. ..... ............. ..... .......... .. 17 
Slag pi'les ... ......... .... .... ..... ............ .. ................. ............ 18 
Topsoil ...... .... .. .. ................ ...... .. .. ............... ...... ........... 18 
Vehicles 

Commercial parking garages and parking lots.... 10 
(See sectiops 1651.35-.:36 and 1652.31) 

Commercial and public utility vehicles ................ 13 
Dead storage ................................. .. .. .. .... ....... ........ 13 
Stables for horses used with commercial vehicles 17 
Trucking terminals ................ ..... ..................... .. .... 17 

Warehouses 
Department store .. ................ .. ....................... ... 13, 15 
Retail store .......................................... .. ............ 13, 15 
Other- See listing for appropriate material 

Wood ...... ... .......... .. .... ......... ......... ................ .......... . 13, 17 

MISCELLANEOUS 

Accessory uses ...................................... (See section 602) 
Agriculture ..... ....... ................. .. .... .... ... .. .... ..... ... .... .... .. 4 

Airports 
Commercial ..................... .. ....... (See section 1652.42) 
Pri vate passenger ............ .. .. .................................... 13 
Heliports ......... .... ........... .. ........ (See section 1652.4.3) 

Dumps ................. .. ... .. ..... ............ ............. ..... ....... ...... 18 
Gardens, truck ....... .. ........... ... .. .. ... .. ... .. .... ........ .. ... ...... 4 

! : 

Gravel pits ... : .................................... ..... ................... .. 17 
Greenhouses. commercial ................. ..... ..... ..... .. ....... . 13 
Home occupations ..... ... .. .... ... .. .... ..... .... .......... ... .. .... ... 1, 2 
Nurseries. horticultural......... .................. ... ............... . 4 
Quarries ......... .. .. ...... ..... .... .. ......... .. ...... ... .... ..... ... .. ....... 17 

Railroad 
Passenger stations 6 

(See secti on 1651.31) 
Yards and freight stations .... .. .... .. ..................... .. . 17 

Sand pits .................. ... ... ......... .... ... ... .. ..... .. ......... ... ... . 17 
Shipping, waterfront ............ ... .... .... ....... ... .. ............... 17 
Transit yards, public .. .. ........ .......... ... ..... .. .... .............. B 
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DISTRICT BOUNDARY INDICATIONS 

RESIDENCE, COMMERCIAL, AND 
MANUFACTURING DISTRICT 
BOUNDARIES 

RESIDENCE RETAil DISTRICT 
BOUNDARIES 

RESIDENCE RETAil AND COMMERCIAL 
BOUNDARIES REGULATED 
BY SECTION 1311 

I I 

-
-
-, 
--

1111'1""'1 

DISTRICT SYMBOLS AND TITLES 

RESIDENCE DISTRICTS 
SYM-
BOL TITLE FAR. 
RAI One-Family Detached Residence 0.50 
RA2 One-Family Detached Residence 0.50 
RBI General Residence 0.50 
RB2 General Residence 0.80 
RB3 General Residence lAO 
RB4 General Residence 2.40 
RB5 General Residence 3.50 
RBb General Residence 5.00 

COMMERCIAL DISTRICTS 
SYM-
BOl TITLE FAR. 
CAl Restricted Commercial-

Residence 3.50 
CA2 Restricted Commercial-

Residence 10.00 
CA3 Restricted Commercial 10.00 
CA4 Restricted Commercial 15.00 
CBI General Commercial 1.00 
CB2 General Commercial lAO 

MANUFACTURING 
DISTRICTS 

TITLE 
Light Manufacturing 
Light Manufacturing 
General Manufacturing 
General Manufacturing 
In d ustria I-M a nufa ctu rin 9 
I ndustria I-Manufacturing 
Industrial-Manufacturing 

FAR. 
10.00 
15.00 
2.00 
5.00 
2.00 
5.00 

RB7 General Residence 10.00 CB3 
RM Residence-Restricted-Manufacturing CB4 

General Commercial 2.40 
General Commercial 5.00 

SYM
BOL 
MAl 
MA2 
MBI 
MB2 
MCI 
MC2 
MC3 
MD Heavy Industrial-Manufacturing 

7.00 
5.00 

RRA Limited-Use Residence Retail CBS Central Commercial-
RRB Limited-Size Residence Retail Wholesale 10.00 
RRC General Residence Retail CBb Central Commercial-

Amusement 10.00 
CC Ope? Commercial-

Amusement 2.40 
CDI Heavy Commercial 0.80 
CD2 Heavy Commercial lAO 
CD3 Heavy Commercial 5.00 
CMI Commercial-Manufacturing lAO 
CM2 Commercial-Manufacturing 3.50 FAR.-FLOOR AREA RATIO 

252 



.,. 

-

SECTIONAL MAP 
OF THE 

CITY OF" NEW YORK 
CITY PLANNING COMMISSION 

D[ PARTM [ NT, O f C ITY PLA NNING 

N[W YOR K. N. Y 

o 

E R 
\ 

® i 

"\ .. ... 

....... .. 

s )\ y .... 

.. _ .. -.. -.-.. -.------.. -------.. ---.---.. --:c.~ .. -

o 
C £. po. 

253 



N 
01 
01 

, 

P"R 0 p'O SED 
PL. ..... '0. THC 

-',< 

:;;; 

~ 

ZONING 
REi'HI"f Of 

o 
~ 

~ 

I:) 

r::: 
:..; 

;:.. 

.... 
~ 

'--

~r'" 

C/7"y 

Of:" 

YOty I'{ 
~IYS 

,/':,'"' 

,.. 

.,. 
<!. 
III 
I
III 
~ 
III 
U 

z 
3 
<I: 

~,,,, . 
", 

2 



~ 
« 

I 
- >-...) 

Id 
0. « 

In 

b... 
0 

« Z 
S 

\ ' 
r 

.J 

0 
I-

UJ 

256 



~------------------

?r::.7 



(J 
N Il o s a N V '1 s 

/)'7 \ ... ____ ;--L-/~~: .. =?tt---r::~:::Iif-~""------ ....-1 

258 

I 
I 
I 

l' 
I 
t 

J 
i 

I 



CI) ~ I 
~ - . 
(,) ~ 

--~ a::-
~: 

-. 
o· . 

" C). 

Z 

z: 
0: 

0: 
1&1 -

. o. 
CL" 

O. 

259 





., 0 

I 

I.) 

C) . 

z _. 
z: 

~. 

o. 
a::. 
~ : 

26 1 



< • 

N 0 
50 

(] f) II 

N: 

0: 
w -

i I 'J 
If) 

0: 
Ii 0.. 

. 
O. 
cr: 
0... 

~62 



1 
~ . 



I . 

264 



N 
0-
U'1 

o~,t:,~", 

~,..I''I-

t 

!'" -~ 
~ 

!'" 
l'" 

-t. 
til 
(\ 

1-

.. 

2 

.... 

IV 
..q 

3 

__ ""£~,,II 

-S I I <'. IA 

~ 
--q 

() 

~ 

1-
B 

.>.. 

J... 

c 



en 
0: 
Q." 

o. 
a::; 
Q.. 

:66 

I 



N 
0-
........ 

, . .in 



." 

.... 
I I .. ... 

I 

268 

.., " 
, .... '" .. 

'" .. ~ 

-' 

a:: 
0.. 



.~-/" 

')1...0 



0 ~ 

0 It' 

~ I.J 

~ I- \< 

I.J I.J 

W ~ 

cr I.J 

(J 

270 



271 



tv 
.'::-l 
tv 

~~-~" 

, .. 11: I Z 0 If I If • . .. 
JULY 5. 1150 

COMluu"aUTO 
CITY P'L.AHNtNG 
CO .... ISSION 

NEW 

" ",,~,';;,{' 

YORK 

/ 
/ 

,/ ~ 

, 

Mel II 
I NTERNATION At I 

'., , ANDERSON FIELt I 
I 

1"'~PP1tT 

~. 

~----



,-

s s u c u o 

273 



J 

B .t 

274 



I 
! 
r 
t 
f 

N 

27S 



76 



277 



!!! N 

" a; 

!~ 
/' /~ 

oJ 
z 

-!Xl 
! a:: 
J.,." .. ~'~'-

/1 

/ 
;' 

u 



< 

N 
5 s 

-' 
~ Z 0 
51 ~ ~ 
.. c .. ... 

1: " 
" z .. .. .. 
z 

" 0: 
o 
~ 

A u 
c o 

lJ 

279 



280 

a." 
0. 

a::: 
a.. 



N 
ex:> 

DISTRICTS 
l' • •• • I r , 

.... '1 1 . 11tO 

..rT"I 

L 0 " . 

B 

.... 1-::·-

y 

R 

_ ............. ... -

\ 

I ., 



ex> 
N 

A 

2718 

r' 

o 

~ 

~ 

c:.': 1J 

-& 

t 
i\ T 

Ii. i". 

~ 

..., 

L 

o 

) ., 

A. 

'? 
"7 

1-

<' 
<J> 

N 

<' 

"'~t .. ~, 
t"f(i 

1· 
~ 

'1' 

-~~: . ~~~O 
~O"'EY 

I c o c 

I l~t ~~~~~ 
ZONING DISTRICTS HARR 

'110M IALLARD a ALLEN 

o , y 0 lit • ~~~"";r.:..:. 
JULY 'L 1 -

~,,·.h· .' . 
..,... •. --... - ----~~ ... 

--

E A N 



N 
00 
LV 

" 

- -

PROPOSED ZONING 
, o lit T"f .1[10.' •• 

"' - .t,... 

u·~ · 

... ..,.,;1\0" 
.... t. 

"t.,,"lAt."~ , ... O"" 
.0 ,0,,1 

\'i 
\:l 

'7 
,.,. 
~ 

\ " \ 
.~ 

~ ~ 

> 
--< 

.... . ..,. 

30 



284 

\ 
\ 
\ 
\ 
\ 

--cO 

\ 
\ 

\.-,. 
\ 
\ 
\~ 
\ 
\ 

~ \~ 
~ 

\ , 
\ f....) 
\ 
\ 
\("'\ 
\~ 

\ 
\ 

\ 

\ 
\ 

"...,. 
\ \ 
\ \ 

\~ 
\ \ 
\ \~. 
\ \ f/' 

\ \ y. \ \ 

". \ \ LJ.... 
\~'\ \ \ ~ ~~~.:;'. ~~;.? \ 

-- CCQ 

\ .). 
\ 
\ 

\ ~ 
\ 
\ 
\ 
\ 
\ 

v____ I 

f/) -. 
Ow . 
. 

C)o 

Z 



N 
00 
(.Jl 

, ... e. ----;..-
!---. 

301.1 
.:\ 

I 

I ! 
I 

I 

c· 

PROPOSED 
.. • • , • I 

--

r L 

ZON I NG 
• II. I • • I • • 

"'.\ -,, ~ 

~ -."~ ,~ 
,.~ ,.y 
- I~ 

25 
:? 

~~: . .;~ 
''- - I 1 :c: ' : I:~ 

1 I. _ ... )00 

, ' , . n" F 1 " \ ~ -'. i~ , ~.-.:t •• ,,: ; \ 
~ .... '... .. . " 3 . ~ ' ..... ",~..-'_, AAA-~\ 

,.. 
.... 
z 
::> 
o 
u 

N 

,/ 0,. -'-' 
,/' . THt I . . ~ '" 

:J 
< , (I) 

r 

.'" , (I) 
: • i .< 
~;:.~c ~~ 

I •• • t I •• 
. __ .- ' l: 

'-._ I -" ---- . -----. 

1 

D IS TR ICTS 
l' • • • c • I , 

",",'1 • t • • .so 

., 
F N 

u 

! 
!e 

I 
I 



, . 
)- "' .. \~ 0 

"" ~ 
, 

~ 

+ \ 
/ 

L 
286 

1I !v 
I 
i 

u 

(/)'0 
> .. 

... : !!. 
o .. 
- ~ « :> 
a::." 
... : 
(/) . 
Ow 

(!)o 

Z 

z: 
0: 
N" 

(/) 

0..' 

O. 
a:: " 



tV 
ex:> 

" 

'~'. 
<~'/ 

w~,,; 
,,' • 

~ 

~ 
~ 

"\. 

~ 

v;., ". 

~ 
<t ~ 

~ 
~ 

r' GI TT ... r.. ..... ItIItG (,0-1»,10 .. 
I oap .. ",. .. I'" Of' I;"T ...... , .. " .. G 
il. .~&::r.:.o - _ .. 

, 

-



CQ _---

o 

., 
., I It 

288 \ 

11) •• 

.... : ~ 
• 

<.> !> 
-'11 
0:: • 

.... : 
-. 
o· . 
z 

(I) 

o • 
Q." 

o. 
0::: 
Q.. 



J 

r • a 
i~ 
! 

" s: , 

en -. 
0-, 

z 

z: 
0: 

0: 
0..' 

O. 
0:: ' 
11.. 

~ 
. .. .-x-- ----------------------~.~.~,~~ 

L---------~--------I---------------------r---------~U------~ ... 
289 



I 

Credit for assistance in publishing this Report is given to the follow
ing members of the staff of the Department of City Planning: 

Production: 

Art Direction & 
Cover Design: 

Copy Editing: 

ALVIN E. GERSHEN 

ERAINE R. FREEMAN 

MARY BURKE NICHOLAS 

Acknowledgment is made for invaluable assistance in the mapping 
operation to: 

NATHAN GINSBERG ABRAHAM LESHAN 

SAMUEL JOROFF ELEANOR R. PAEPCKE 

and for architectural renderings to: 
NICHOLAS B. VASSILIEVE 

D'Arcy Printing & lithog raph ing Corp . 
.... ,42 



BOROUGH OF BROOKLYN 

LAND USE 

w -

RESI DENTIAL AREA 
CLASSI FICATION 

D O,t"ch, d, l_Fllmily 

o Low B\llk 

o M,dium Bulk 

• Hi;hBulk 

• HI;hesl Bulk 

~ ~t;~d!ial:~~:~il~1 

PREOOMINANT OTHER 
FLOOR AREA CLASSIFICATIONS 
RATIO 

Local Commercial 

• Centrllr Commerd.1 

• M/lnuf/lcturlno;! 

• Heavy Indultrl/lr 

[J ~~;'yk;t. PI~I\I~u:i~~I . 
Cemet,riel . 

D '''',' 



BOROUGH OF BROOKLYN 

EXISTING ZONING 

RESIDENTIAL DISTRICTS OTHER DISTRICTS 

Area Hel<;lllt 
~ DI$trlc;t 

DOetached,I-Famlly 
G,G_I,D_I All 

. Rltail,Rlfarr_l,and 
Restrlc:t,dRltllll 

DE-I,F-I All • Manufadurln<;land 

--~. 
BUiin." -- DE" All • Unradric:tedand 

8 R U A R Y Undetermined 

9 5 . 8,C,D Y, o Parks (s .. rntroduc;_ 
tionp.l9lnotlS) 

. ~ 
v~. Yl . ~4 

%. I 
%, I, IV ... . IY2 

. ~. lormor. 
1}4 or mora 



RESIDENTIAL DISTRICTS MAX. FLOOIt OTHEIt DISTRICTS 
AItEAItATIO o Detechd. I·FMnlly • CommerciellCA·1 (ItA·I.II. ... ·21.ftd U tflrou9h CM·21 

Lowerllulk Iltl-I) 

o Low lulk11t1-2) U 
• =::u~c::I~1T IMA·I 

W _~-",;_ .. t C1 Medium lulk 2.' • ~t~:~::~Dl (1l1-3.1t1"') 1.4. 

• '.rb ISeelntroduc-
U N • Medium High Bulk l.' 

tIon pelle notes) 
IRS·5) 

5 
• Hlg"lulk(It1-6) '.D 

• HI9"erllutk(ItI.7) lOA 

~ ~·:~~j:i:u~~ D.' 
D.l 



BOROUGH OF THE BRONX 

LAND USE 

INSERT 

PREDOMINANT OTHER 
FLOOR AREA CLASSIFICATIONS 
RATIO 

o O.t"ch.d, I_F"miJy • Local Comm.rc1.s1 

D low Bulk • Central Commercl,,1 

D M.dium Bulk • Ma"ufadurin9 

II High Bulk • H.avy Indudri"r 

II H19hesf Bulk 61 ~I~:f:r\::W~U:i~~t. 
~ r~;:-:~d!ia/~~;~~~,~, 0 Vacant 



o DeM(;hed,I·Femlly 
G,G.I,D.I All 

• Retell,Retall.l,and 
Redri<;ted Retail 

DE.I, F.I All • Manufecturingand 
Busin.ss 

DE,F All • Unr.strlct.dand 
Undetermined 

TtiOU$AND5 

II B, C, D m Parks (Seelntrodu(; . z . .. y, 
! tion page notes) 

. g Y4. Y2. % 
B U A Y ¥.i , I 

%, I, 1%, 1V2 
9 5 0 

r or more . ~B IY4 or more 



CITY ISLAND INSERT 

MAX. FLOOR 
AREA RATIO o Oet.c.hed,I.Famlly 

IRA·I, RA·2) .nd 
Lowest Bulk (RI.I) 

• Commuc;lal (CA·I throut;1hCM·2) 

D Low Bulk (RII_2) 
• ~~~!r~II.~r (MA·' 

0.8 
• Huvyindultrllli o Medlumlulk MC-lthrou;hMDI 

THOUSANDS 
(RI·l, R8-4) lA, , .. 

PoIIrkl(Surntroduc· 
2 • Mtdium H1CJh Bulk tionp'<;j.not.J} 

{RI-5} l.' 

U N II Hi;h 8",1. (Rl-6) 
'.0 

9 5 
• HI;htd Bulk {RI.7} 10.0 

~ Rtdd,nCtR.strkt,d 
0.' M.nuf'cturlng (RM) 
O.l 



BOROUGH OF MANHATTAN 

LAND USE 

~ ____ ~o 

I 9 4 9 

LEGEND 
RESJ05NTIAL AREA 
CLASSIFICATION 

D Detached, I-Family 

o Low Bulk 

M.dlum Bulk 

II Hi;h Bulk 

• HI;htst Bulk 

~ r~t:;d!iaE:~~~i:5 

PREDOMINANT OTHER 
FLOOR AREA CLASSIFICATIONS 
R .... TIO 

D local Comme"I,1 

• Central Commerclal 

• Manuf"eturin; 

• Hea¥y Indudrlal 

o ~!~!t:r\:!~ijU:i:~t . 
o V.",. 



o 2 • • • ,0 ---------FEBRUARY 
9 5 0 

LEGEND 
RESIDENTIAL DISTRICTS 

Aru Haight 
~ E.!!!!!:! o D,heh.d, I.Famlly 
G,G.I,D.I All 

DE.I , F.I All 

E, , All 

1I ·,c,D y, 

II ~ 
If., ¥~, % 

¥. , I 
%, I, W. , IIh 

.~. lor mora 
Iy. or mar. 

OTHER DISTRICTS 

• l\a'all,Retolll."and 
R.driet.d I\atall 

• MoInufecturingand 
BUlinesl 

• ~~~t:tt;~~in~dnd 

o ~:~k~~!. r:on:;:,due. 



BOROUGH OF MANHATTAN 

PROPOSED ZONING 

r HOU~ANDa , . --U 
9 

• e ' 0 --...... N E 
5 0 

LEGEND 
RESIDENTIAL DISTRICTS 

D Detached,l·Family 
(RA·I, RA·2) end 
Lowed Bulk (R8·1) 

D Low lIulk (RII·2) 

D M.diumBulk 
(RB·3, RB·4) 

~ M.dlum High Bulk 
(RB.5) 

II High Bulk {RB·61 

II Highest Bulk (RB·7) 

~R"idenc'Rutrktld 
M.nuf.dur!ng (RM) 

MAX. FLOOR OTHER DISTRICTS 
AREA RATIO 

'.5 • Comrntrc!al (CA· I thtoughCM·2) 

... • M~nufadurln9 (MA·I 
throughMB·l) 

1.4, 2.' 
• Heavylndultrlal - MC·I through MDI 

'.5 
[L] Parks (Seelntroduc-

tionpag.notes) 

S .• 

10.0 

'.5 ... 



LEGEND 
RESIDENTIAL AREA 
CLASSIFICATION 

PREDOMINANT OTHER 
FLOOR AREA CLASSIFICATIONS 
RATIO 

o Detach.d, I-Family Local Comm.rtlal 

o low Bulk 1.3 • Central Comm.rc1 .. , • 

D M.dium Bulk 2.4 • ManufacturinC) 

• Hi;hBulk 4.8 • Huvy Indudrial 

• Hlgh.1f Bulk over 4.8 • ~I~li~\;!W~U:i~~S . 
~ ~t:;d!iaj:;~~:~~~5 o Vaeant 

,. ,"""' •• _ 0' 

W' W 
4 9 



LEGEND 
RESIDENTIAL DISTRICTS 

A". H"'ilht 
~ ~ 

DOttaded,l-Famlly 
G,G·I,O·I All 

DE.",., All 

D E" All 

. "C,D Y, 

. g lJ., ¥.z. ~4 

%, I :'1Y~ . IV:! 
. ~. lor more 

ry. armor. 

OTHER DISTRICTS 

• ~::::ht:d'~!t~'I~nd 
• ~~':~:5etur'n9 and 

• ~~d'::~~:!dnd 
Parks {S .. Introduc
tion P<lQ' notl$) 

J'i 
i 

• i 

,. 'M"""""" O' W . . iw;;.jO 

FEBRUARY 
I 9 5 0 



3 BOROUGH OF QUEENS 

PROPOSED ZONING 

LEGEND 
RESIDENTIAL DISTRICTS MAX. FLOOR OTHER DISTRICTS 

AREA RATIO o D.lilch,d, I.Family 
CRA·I, RA·2) and 
low.st Bulk (Ra·l) 

... • Commlrcl.1 (CA.I throughCM.2) 

o Lowllulk(RII.2) U 
• Manuflldurlnq (MA-I 

through MI·]) 

o MldiumBulk 
(RB-3, RB-4) 1.4, 2.4 

• Heavy Industrial Me-I through MOl 

• Medium Hi'ilh Bulk (RB·5) J5 
Il Parks (See 'ntroduc· 

tlon pllq. notes) 

• High Bulk (AB·&1 5.' 

• Hi9h.st Bulk (RB·7) '0.0 
~ R,sidence Rtstrid,d 05 Manuf.cturlng (R.M) ... 



BOROUGH OF RICHMOND 

LAND USE 

• 

\ 
IN rHOU" ... NOa. 

t....;;--:_~O 

LEGEND 
RESIDENTIAL AREA PREOOMINANT OTHER 
CLASSIFICATION FLOOR AREA CLASSIFICATIONS 

RATIO 

D Detached, I-Family o loca l Commercial 

EJ low Bulk 1.3 • C~ntr .. l Commt,c1, 

Medium Bulk 2.4 • M,,"ufaeturin9 

ii HiC)h Bulk • Huvylnduslrial. 

Ii High est Bulk over 4.8 PI ;:r::i. PI~sW;tu:i~~' 
Cemeteries 

~ 
Mj~.d or trllnsi tQrr o V."" u,. indicated by 
colorsof lho,.usts 



LEGEND 
RESIDENTIAL DISTRICTS 

Arlll 
~ 

DO,'ached,I.Famll'f 
6,6.1,0·1 

0.-1,,-1 

',' 
Ii B,C,O 

IIg 
. ~. 

IN fHOU .... NO. 
o Z .. • .. '0 
_____ -.......0 

FEBRUARY 
I 950 

OTHER DISTRICTS 

H,ight 
District 

All II R'fall,Ra'lIll o l,and 
R"trict,dR.tllll 

All • Manufacturing lind 
Busin.u 

All . Unrtltrlet,d .. nd 
Undetermln,d 

V, .Parh(St'infroduco 

tlon p.lgl no'es) 

1f ... 1f2.o/ .. 
1,4, 1 

%, I,I V. ,11f2 

lor mort 
IV. ormor. 



THOUIoANOS 

o 2 " • • 10 

1OiiiiiiJ""'M ______ 

.J U N E 
I 950 

LEGEND 
RESIDENTIAL DISTRICTS t.4AX. flOOR OTHER DISTRICTS 

AREA RATIO o D.tach.d. I-Family 
D.' (RA-I, RA-2J and 

Low.d Bulk (RB.I) 

o Low Bulk (RS-2) D.' 

D M.dium Sulk 1.4, , .. (RB-l, RB-4) 

iii! M.dlum High Bulk l.' (RB-S) 

• ~~~~r&~UF- 1 
• ~::~!~C~BI_31 (MA-I 

• ~C_IYt~~~~;thl~D) 

• ri~nk~i~~' ~~:~~ruc-

~ High Bulk (RB-&l '.0 

II High'itBulk(RB·1) 10.0 

~ R.sld.nce Restricted D.' 
M.nuf.tturing (RM) D.l 


	111025152719
	111025152751
	111025152805
	111025152937
	111025153008
	111025153105
	111025153117
	111025153138
	111025153205
	111025153220
	111025153230
	111025153245
	111025153304
	111025153323
	111025153340
	111025153421



