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CITY PLANNING COMMISSION
April 9, 1984/Caicndar No. 3 ) C 840236 ZMM

s

A amsagient to the Zoming Map pureuant o Sections 1897~c and 200 of the New
York Cily Cherter, invelving Zoning Map Section Nos. &d and Ba, ehanging from
Cd~7, -0, C2-8, CB3-F, (1-8, C1-8, R0, F8, and R7-£ Diatricts to C4-74,
CI-vh, Cu-84, C9-7A, Cl-94, Cl-84, BlLO-A, and RE-B Histiricts, property within
the aren generally bounded by Weet 70th Street, Amgherdam Avenue, West 68th
drrvuel, Iing 200 feet westerly of Ceniral Park Nest, West 67th Street, a
1dne 105 Feet westerly of Central Park West, West BSLh Street, a line 200
faer wasterln of Central Park West, West 82nd Straet, Ceniral Fark West,

West PPeh Sercet, Columbus Avenue, West 8lst Strect, Central Park Fegt, Wee:
97k Strect, U.S. Plerhead Line of Hudeon River, West 72nd Street, and the
northerly prolongation of the centerline of Freedom Place, Borough of Manhatiarn,
arn showm on o diggron dated December 5, 18983,

The proposed rezoning of the area between West B9th Street and West 86th
ttreet, Central Park West and the Hudson River was reguested by the Department’
of Lity Planning to insure that new construction is compatible with the existing

context, while not unduly restricting development potential.

RELATED ACTIONS
In addition to the amendment of the Zoning Map which is the subject of

this report (840236 ZMM), the implementation of the praopasal will
require the approval of the City Planning Commission of an application
{1 640235 ZRY) of the Department of City Planning for a Zorning Text Amendment

concerning the following matters:

1. -~Proposed regulations for new neontextual” districts: RIOA, R9A, 1
R9X, RBA and RBB and equivalent zones.
2. Changes to the Special Lincoln Square District that would allow

a maximum of 12 FAR, and np pedestrian oriented bonuses,

BACKGROUND
The West Side Zoning Study was initiated in November 1982 in responge

to concerns over increasing development pressures in Community District 7 in
Manhattan. The chjectives of the study were to jdentify and analyze impacis
of pntential growth on services and quality of 1ife insofar as it is affected

by zoning, and to propose revisions to the current land use regulations 1f
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appropriate. The area selected for the first phase of work is bounded by ‘

59th and B&th Streets, Central Park West and the Hudson River.

The analysis of the data collected led to the follawing conclusions:

0 In the last thirty years, the study area has experienced a 27%
decline in population: from 133,000 inhabitants in 1950 to 97,000
in 1980. Changes in household composition are major factors in
this decrease: the population is more affluent, and includes more
singles and couples, fewer children, and fewer residents per
dweiling wnit. The area east of Lincoln Center has undergone the
greatest population shifts, declining sharply between 1950 and
1970, and increasing its population by 153% during the Tast decade.

0 The housing stock in the Study Area has increased by 4,700 units
since 1970, despite a loss of population during the same period.
Low and moderate income housing, however, has declined sharply with
the intensive activity in coop and condominium conversion, and re-
novation and demolition of Jower-priced hotels. The proportion of
rental units in the area has also decreased, and betwean W. 70th

and 86th Streets median rents are up more than 120%,

0 Pﬁblic services in most of the study area appear to have excess
capacity. The schools are generally underutilized; the ratio of
open space per inhabitamt is high by Manhattan standards; there
is ddequate fire and police protection; and the area has a high
number of health and social service-related facilities. The study
area is also well served by local retail estahlishments - groceries,
shoe repairs, dry clganing -- except arcund Lincoln Square and

Amsterdam Houses where services are mare distant and less convenient.

The future population in the study ares is not 1ike]y to surpass

the 1950 levels given density restrictions imposed by current zoning.

€ BAGZ36 ZMM
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if all 132 "spft sites” identified between 59th and 86th Strests
were developed to their maximum residential FAR, the population
' would reach about 130,000, Judging from the rate of earlier
- development on the Upper Eﬁst Side, the capacity development of

all "soft sites” is not likely to occur in the foreseeable future.

0 The two areas with greatest redevelopment potential are the Special
Lincoln Square District, where the population could ncrease by
over 2,000 people, and aleng Broadwgy, where the potential increase
is approximately 7,000. The amalysis indicates that while thé
public services along Broadway above 68th Street can absorb the
additional popylation, there is limited growth capacity in the

Special Lincoln Square District,

Although the potentiall population increase does not appear to present

major servicing problems.for most of the stﬁdy area, there are other effects

of now development that must be ¢onsidered in evaluating possible quality of
life impacts. A major concern raised by the study was the effect of new
construction on the scale and urban design characteristics of the West Side.

The study area offers a special resource to the city - in its Tow-rise town-
house midblocks, in the resi&entia] "hotlevards" such as Broadway and Riverside
Drive and in the highly identifiable profile of Central Park West. The Clarence
True Houses, the Dorilton, the Apthorp, the Ansonia, the Dakota, the Kenfilworth,
the Majestic and the San Remo - these buildings and all the others that evidence

a conmsistent scale and massing, have created a unique image for the study area.

“The Landmarks Preservation Commission in its recently completed aralysis of the

area concluded that over 50% of the buildings were of landmark quality or
"architecturaliy significant". The majority of these buildings are located

above 68th Street.

Even structures of lesser individual value reinforce the human scale and

jdentifiable urban design characteristics with notable consistency. The study

€ 840236 MM
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identified three pui1ding types that define the distinctive “environments"®

on the West Side north of 68th Street;

¢ On the residential avenues and wide streets, the 130 to 150 Toot
high 14 to 15-story, street wall building predominates; design
details often include a limestone base, and setbacks aone the
i cornice Tine (or, in a few significant cases on CPW, multiple
towers); the same building type with retail uses on the around

floor predominates on Broadway:

o On Columbus and Amsterdam Avenues, the characteristic building
is the 5 to 7-story, 60 foot high tenement built to the street-

1ine with retail uses on the ground floor and residential uses

above;

¢ The typical midblock building s the 3 te 6-story, 55 to 60 foot
high "brownstone®, limestone or, less frequently, tenement, usually
not built to the street line but forming a wall of varying length

with repeated setback and cornice lines;

The consistency with which these building types north of 68th Street re-
peat themselves is the key to the strength and clarity of the image of the
West Side. Over 85% of the structures in the midblocks conform to the "mid-
block" type, while on Columbus and Amsterdam Avenues, over three-quarters of
the existing buildings are “typical®. On the high-density avenues, most of
the built-to-bulk buildings fit the utypical” characteristics. The }east
consistent, and thus least "imageable" area, js the Special Lincoln Square

District where only 18% of the buildings conform to the pedominant character.

There is warranted concern that new development will weaken the quality

and "intactness" of the existing context by introducing buildings that ars

out-of-place. Unfortunately, many of the present zoning requlations en-

courage, low coverage buildings that havg no precedent in the study area. For

€ 540236 MM
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instance, in the R7-é midblocks, a deveioper must build at least a 14-

story structure with tess than 30% coverage to maximize his allowable FAR,
Simit.ely, on Columbus and Amsterdam Avenues, the higher the building and
the greater the open space on the Tot, the greater the allowable FAR. The
regulations discourage street wall buildings and encourage towers or slabs

set back from the street.

in conclusion, the study revealed an area with a capacity for growth
(Tinited only in the Special Lincoln Square District), an existing con-
tinufty and excellence of scale and design, and zoning regulations which
arc not sympatheti¢ to or compatible with the existing context. The pro-
posals that were certified on December 5, 1983 and are described below, are
intended to direct new construction in a manner that will respect the existing

character of the neighborhood, while not restricting deveiopment potential.

1. The Midblocks
The midbocks have a strong and identifiable sense of enclosure, scale
and coherence. They form enclaves within the larger community and
affer quiet refuge from the busjer avenues. They are also an important

nousing resource for a rapge of jncome groups.

Present regulations on the midblocks encourage a building type that
is incompatible with the existing context and out of scale with the
narrow 60-foot-wide streets, The objective of the proposals i5 to
prétect the existing character and use by encouraging contextual
building types. The proposal is to map a new district R8B in all

77-2 and RB midblocks in the Study Area that evidence the brownstone

or tencment scale.

The new district will mandate a street wall of 55'-60' to be

located in 1ine with gither of the adjacent buildings or somswhere

5 & B40236 7ZMM
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between. A &ky exposure plane of 1:1 will limit construction above
the cornice line, causing it to set back to minimize the visual impact.
The maximum FAR of the new District will be 4 which s somewhat

higher than a typical bréﬁnstnne FAR, but approximates the FAR of
other walk-up buildings that maintzin the same scale characteristics
as a brownstone. There will be no height factor and open space

ratio regulations.

The RSB‘zone will nct be mapped on midblocks where the low scale does
not predominate, such as south of 68th Street. On the other hand,

it is proposed o be mapped in typical midblock areas which are
presently zoned R10, such as 73rd to 77th Streets between West End
and Broadway, and off Central Park West where the abnormally deep R10
mapping covers more than 40 brownstone struetures. (Below the

Museum of Natural History, the R1Q zoning is mapped to a depth of

200* and above the Museum, to 150'.)

Columbus and Amsterdam Avenues

Development on Columbus and Amsterdam Avenues hes been restrained by

a number of factors including the greater development potentia1 of
nearby R10 sites and, to a lesser extent, the relative difficulty of
building under the R regulations given the open space ratio. Never-
theless, there are a number of potential development sftes, particularly
along Amsterdam Avenue, where new construction could octur. Present
regulations would encourage towers that set back from the street and
break the retail continuity. The purpose of the proposed ROA and

€1-84 district is to encourage buildings that are more Tikely to comple-

ment the existing scale and character than buildings designed under

present reguiations.

840236 MM
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The proposed R9A/C1-8A/C2-7R district will differ from the existing
regulations by eliminating the open space ratio and the height
factor. A street wall of 60' - 100' will be mandated with develop-
ment above 100" controlled through a sky exposure plane of 13 : 1,
Recess provisions will allow for articutation of the facade above
23', and continucus ground floor retail use in commercial districts
will be mandated. There will be no change in the presently permitted

FAR of 7.5 .

High Density Avenues and Wide Streets

On the R10 Avenues: Riverside Drive, West End Avenue, Broadway and
Central Park West and on the wide streets, the existing R10 Infill
regulations {which appty to all R10 or equivalent zones ir the Study
Avea with the exception of the Special Lincoln Square District and
the Lincoln Square Urban Renewal Area) mandate a streetwall on the
street 1ine 125 to 150 feet high. Above 150', after a mandated 10'
setback, a tower may rise without restriction, which is a

of most of the high-density built-to-bulk buildings on the West

"

Site.

fﬁa new R10A zone, which will replace R10 Infill zonés {except in the
Lincoln West development and below the Special Lincoln Sguare District)
mirrors the RIA and R8B districts in mandating a street wall of 125 to
150 feet {as is presently required) and 1ntroducingva sky exposure

plane of 2%: 1 above maximum street wall height. The resulting en-
velope does not restrict zoning lot meraers, but by settine the bulk back
above 150', reinforces the strong cornice line characteristics and
emphasises the base of the building as the primary element. Above

the base, a number of architectural solutions are possible Tncluding
single towers, twin towers, and variable setbacks with terraces. No

change in the presently permitted FAR of 10 is proposed.

¢ 840236 IMM
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Special Lincoln Square District ., .

The Special Lincoln Square District is a national center for the
arts. It has developed rapidly within the last twenty years, both
as the resuTt of the massive urban renewa! efforts of the B0's and
'60's and the more recent special regulations governing the district,
Two of the objectives of the regulations hiave been achieved: the
extra 4,4 FAR bonus has helped attract considerabie development in
the area, and sufficient number of-pedestrian amenities (many of
which caused enforcement problems) have beep provided. However,
growth has brought problems, including a strain on local commercial

services and transportation systems.

The objective of the proposed zoning is to insure balanced and
appropriate growth that will maintain a high quality of life for re-
sidents an& visitors alike, while continuing to meet the original
goals of the district -~ to promote the a}ea as a unique culiural and
architectual complex, to attract appropriate shops and restavrants,
to create an integrated urban design with Broadway as the prin-

¢cipal street and to encourage socio-economic diversity among re-

sidents of the District.
The proposed chantes to the District are: to eliminate bonuses for non

mandatory arcades, pedestrian malls, as-of-right plazas and covered
pedestrian spaces, allowing a bonus only for provision of Tow and
moderate income housing, the mandatory arcade {for a bonus of up to 1 FAR)
and.subway—reiated improvements. Within this last category, {Section
§2-10{t:)), on the basis of discussions with the MTA, the only improve-
ment that will be entertained by the Commission, is construction of a

located between Broadway and Columbus Avenue to provide access
1t is also proposed

stair

to the nerth platform of the 66th Street Station.

to reduce the allowable bonused Floor area ratio from 4.4 to 2, thus

& 840736 M
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reducing maximum allowable area from 14.4 times Tot coverage

to 12. A1l bonuses would be by special permit.

See accompanying report N 840235 ZRY for the new regulations
for R8B, R9A and RIDA, and the Special Lincoln Square District

text changes.

. ENVIRONMENTAL QUALITY REVIEW

This application {840236 ZMM) has a'so been reviewed by the Department
of Environmental Protection and the Department of City Planning pursuant to
the Now York State Environmental Quality Review (SEQR) regulations set forth
in Volume & of the New York Code of Rules and Regulations, Section 617.00
et seq. {6 NYCRR 617.00) and the New York City Environmental Duality Review
(QEQR) regulations set forth in Mayoral Executive Order No. 91 of 1977. It
was determined that the action will not have a significant effect on the en-

virenment, and a negative declaration was issued on December 5, 1983

(083-275H).

UNIFORM LAND USE REVIEW
The application (840236 ZMM) was certified by the City Planning

Commission on December 5, 1983, in accordance with Article 3 of the Uniform

Land Use Review Procedure (ULURP) and referred to Community Beard No. 7.

Community Bosrd Hearing
On February 1, 1984, the Community Board held 2 public hearing on the

matter and voted in favor of the proposal, but recommended modifications to
the proposed zoning regulations for the midblocks (R8), Columbus &nd

Ams terdam Avenues (ROAY, and the Special Lincoln Square District.{See

attached resolution.)

City Planning Commission Public Hearing
1984 (Calendar No. §) the Commission scheduled a PUBLIC

On Febryary 22,

HEARING on the proposed amendment of the Zoning Map. The hearing was duly

& 840236 MM
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held on March 7, 1984 in conjunction with the ‘related text change pro-

pos?l (N 840235 ZRY) Calendar No's 40 and 47 ). There were several

speakers including representatiQes of Community Boards 7 and 8, the New

York Chapter of the American Institute of Architects (AI'A), “the Citizen's Housing
and Planning Council (CHPC), the Neighborhood Coalition for Open Space and

the Municipal Arts Society. Subsequent communications were also received

i from the Real Estate Board and the Women's City CTub.

Most speakers supported the proposals in concept but recommended modi-
fications to specific regulations. The major concerns ingcluded RE8B midblock
envelope, the midblock mapping of Central Park West, the lack of incentives
for local retail uses, the~recess and side street return provisions for the
R9A and R10A districts, the sky exposure plane on the high density avenues,

and the bonuses in the Special Lincoln Square District.

CONSIDERATION

The objectives and concepts underlying the "contextual" zoning proposals
for the West Side Study arsa recefved widespread support during the public
review and comment process. The incompatibility between the 1961 "tower-in-
the park” regulations and the existing context of the West $ide and -in other
parts of the City has long been problematic, and the introductien into the
Zoning Resolution of & set of new tools that address that conflict is viewed
as a positive step. In addition, there is support for the planning strategy
for the West Side, which seeks to decrease development pressures on the
midblocks, én:ourage appropriately-scaled development on the avenues and wide

streets, and eliminate pedestrian bonuses and reduce tonused FAR in the Special

Lincoln Square District.

However, while there was support for the objectives, a number of recommendd-

tions were made on how the goals could best be achieved.

TV € B40Z36 ZMM
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Midblocks ~ RBE
Many of the professional and civic groups who commented on the
proposals (including the AIA, Citizen's Housing and Planning

Council, and Communitv Bodrd 7) exoressed concern that

the envelope proposed for the midblock was too generous and that the
FAR 4 exceeded that of the characteristic brownstones. It was felt
that the elimination of the open space ratio and height factor made
midblock development more feasibie, and could have the effect of
encouraging zoning 1ot merger development rights and possihle de-
molition of towphouses. The Commission has asked the staff of the
Department of City Planning to do an immediate follow up analysis of
RBB in order to determine if requlations that more closely approximate

the existing midblock bulk characteristics are warranted.

The propesal £o modify the R10 district boundary line to within 125

of Central Park West was commented on by Community Board 7 (who re-
commended a depth of 100" off Central Park West), and by representatives
of real estate interests {who recommended a depth of 150%). The
Commission believes that the proposed demapping appropriatéﬁx rezenes
the majority of brownstones currently zoned R10, while minimizing the

amount of ndn—cemp1iance of large apartment houses built deeper than

12%' from the avenue,

Community Board 7, also recommended that the south side of W. 68th
Street between Central Park West and Columbus Avenue be mapped R8R,
after the proposed JASA project at 48 W. 68th Street i1s vested. The
Commission has requested that the staff consider the merits of this

mapping action as a part of the follow-up analysis of R8B mentioned

abave,

11,

C 830236 7
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2. Columbus and Amsterdam Avenues (ﬁbAiC1~8A)

Issues raised regarding the proposéas‘fcr Cotumbus and Amsterdam‘
Avenues addressed both the street wall return and recess provisions
{which will be discussed in relation to R10A), as well as the pro-
posed bulk and street wéiT height. The Community Board proposed
that FAR on the two avenues be lowered from 7.5 to 6.5, and that
the maximum street wall height be reduced from 100' to 85'. The
Commission believes that a reduced FAR would unjustifiabily 14mit
potential residential ccnstruction‘and that the proposed provisions
will alltow for development within an envelope that complements the

existing character and scale.

High Density Avenues and Wide Streets (RI0A/C1-0A/C4-GAA)

The R10A proposals are designed to encourage development that comple-
ments the consistent scale characteristics of the built-to~bulk huildings
on Riverside Drive, West End Avenue, Broadway, Central Park West and

the wide crosstown streets, The envelope will not restrict zonina lot margers
but causes the excess bulk to set back above the 125-150' strest wall

in such a way that its visual impact is reduced. Within phe envelope,

a number of architectural solutions are possible (including single

and twin towers) as 'Ionglas the street wall, which is the deminant
characteristic of most high bulk buildings, is maintained. Alter-
natives were proposed to the sky exposure plane which included a

tower option limited to 250' in height (AJA) and a 340' height 1imit

on ‘Broadway and 240' on the other avenues (CHPC). The Commission
believes that these options do not meet the objectives of the re-

zoning in that they would not encourage buildings in keeping with

the dominant characteristics of the high-density avenues.

Concerns were also raised that the recess provisions for both the

proposed RI0A and R9A Districts were too restrictive. Conseguently,

T2.
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the text has been modified to allow the developer to choose
between three options: The original proposed regulations, a man-
datory street wall, oar recesses of up to 10 feet for 50% of the
front wall provided that the length of any such recess does not
exceed £5% of the aggregate length of the street walls at each

story.

Community Board 7 and the AIA also suggested modifications to the
ROA and RIOA regulations governing the height and location of the
street wall on the side streets beyond 50° of the avenue, in order
to minimize the possibility of a gap in the street wall and to

provide for more design flexibility in the building layout.

In response, the Commission modified the pronosal by

reducing the minimum height of the street wall in this lecation from
55' to 23' and requested DCP staff to study further modifications

in a follow-up. Possible alternatives include, in commerfial dis-
tricts, mandating the street wall, restricting professionél.offices,
and mandating first and second fioor commercial use. For residential

districts, staff will study an aTternative which aliows a gap beyond

‘50° but only if it is landscaped. {Its use by the public will also

be explored.}

Portions of the West Side Urban Renewal Area were inadvertently in-
¢luded in the new RIDA District. The Commission has modified

the certified application by deleting these sites.

Special Lincoln Square Text Modifications
The reduction in bonusable FAR and the elimination of pedestrian

amenities as bonusable improvements received widespread support.

13.
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The value of some of the bonuses that would be permitted - speci-
fically the 66th Street subway improvehent and the mandatory arcade -
was questioned. The Commission has directed the staff to further
explore the bonuses to evaluate their usefulness (in the case of

the 5ubway and arcade bonuses), and to develop criteria‘for the

low and moderate income housing bonus.

.

The issue was also raised as to whether the CommisSion intended
to ailow existing bonused amenities.to be eliminated or reduced
in size since they were no longer recognized as amenities by the
new text. The Commission, in response, has clarified its intent
by adding a new Section 82-14 which states that no existing plaza
or other public amenity which generated a floor area bonus can be
eliminated or reduced-except by authorization of the City Planning

Commission and the Board of Estimate.

5, Other Issues

As an immediate follow-up to the present action, the Commission
has directed DCP staff to develop regulations that mandate only

locag] retail uses on commercial avenuas, mandate these uses for

100' on the side street return, and define the minimum depth of

the uses within the new building and the frontage available for

Tobbies,

The West Side Study in this phase covered only a part of Community

Board 7. The Commission has requested that the second phase of

10th Streets be

the study focusing on the area between B6th and 1

inftiated as soon as possible.

The accommodation for open space within the new rggulatuons was

high ratio of park space per person

also & concern, despite the
such as landscaped areas

in the West Side Study Area. Alternatives

and rooftop gardens will be considered in

behind avenue buildings,

the follow-up analyses.

B T ]
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The AIA also expressed concern over the effect of the streetwall
regulations on existing buildings on the zoning lot that do not meet
the height and/or location requirements. Under the advertised pro-
posal, the City Planning Commission may authorize modifications to
the streetwall requirements when compliance will have an adverse impact
on the existing building or on open spaces serving the building. 1In
response to the concern that the authorization would make treatment
of existing bui?d{ngs on a zoning lot unpredictable and could en-
courage their demolition, additional text was developed to exempt
existing buildings from the streetwall requirements on an as-of-right
basis, when the building 15 to remain as is with no reduction or
increase. The modification will be included in the R9A regulations,

and will be proposed for the RIDA districts in a follow-up action.

BN

Below is a summary of the modifications to the West Side Zoning proposal

adopted by the Commission, and made subsequent to the Commnity Board vote and

the CPC public hearings:

Deletion of RI0A mapping within West Side Urban Renewal Area.
Provision of additional options in R9A and R10A for recesses.
Revised street wall return in R9A and R10 districts and their
commercial equivalents that sets minimum street wall height

beyond 50 feet of avenue at 23' but must rise to 55' if it goes

higher than 23'.
Addition to R9A regulations that exempts existing buildings from

streetwall requirements, if the building remains as is.

15.
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0 Text to allow modifications to existing bonused plazas and

pedestrianlsﬁaces in the Special Lincoln Square District.

The Commission also identified items for follow-up:

0 Revision of C1-84, CZ-?A; C2-8A, C4-BA and C4-7A to limit
mandatory ground floor uses in commercial districts to only retail
or service oriented activities, specifying depth of such uses
within new developments, and extending regulations to within 100’
of the avenus on the side streets.

0 Further reffnements to street wall return in order to:

o mandate 23' street wall in commercial districts.

o restrict professional offices in this location and consider
mandatory first and second story commercial,

o permit open space in residential districts but only if
landscaped; additional issue as to whether space would be

public or private.

Review of R8B to consider regulations that more closely approxi-

0
mate bulk characteristics of existing midblocks.

0 Review of Special Lincoln Square District bonuses to consfﬂgr the
usefulness of the subway and arcade bonuses and to develop criteria
for the low and moderate income housing bonus.

0 Inclusion in R10A regulations of text regarding treatment of on-
site existing buildings in R10A.

o Second phase of study to cover 86th to 110th Streets on the Vest Side

KESOLUTION
The City Pianning Conmission therefore considers the proposed rezoning

priate and adopted the following resolution on April 9,

3 ) which is herewith filed with the Secretary of the

section 197-¢ and

as modified appro

1984 (Calendar MNo.,

poard of Estimate, in accordance with the requirements of

200 of the City Charter.

O € 880236 IMM
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KESOLVED, by the City Pianning Commission, pursuant to Sections 197-¢
and d;b of the New York City Charter that the Zoning Resolution of the City
of how York, effective as of December 15, 1961, and as subsequently amended,
is further amended by changing the Zoning Map, Section Nos, 5d and Bc,
chanping from C4-7, CA-6, €2-7, C1-8, R10, RB, and R7-2 Districts to C4-7A,
(4-oh, C2-74, C1-BA, R10-A, and RB-B Districts, property within the
area generally bounded by WEEt 70th Street, Amsterdam Avenue, West 68th Street,
1 line 125 feet westerly of Central Park West, West 67th Street, a Tine 12§
feet wasterly of Central Park West, West 66th Street, a line 200 feet westerly
ot Central Park West, West 62nd Street, Central Park West, West 77th Street,
Colwibus Avenua, West 81st Street, Central Park West, West 97th Street, U.S.
Pierhcad Line of Hudson River, West 72nd Street, and the northerly prolongation
of the centerline of Freedom Place, Borough of Manhattan, as shown on a diagram

dated December 5, 1983, and modified April 9, 1984.

HERBERT STURZ, Chairman.

MARTIN GALLENT, Vice Chafrman

MAX BOND, JOHN P. GULINO, R. SUSAN MOTLEY, )
DENISE M. SCHEINBERG, THEODORE E. TEAH, Commissioners

' ¢ B40Z36 ZMM
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February B, 19514

lution Vote:
n-2- passed ]

futton Vote:
14-1~ passed}

WEST SIDE ZONING RESOLUTION

PREAMBLE PN

Community Board 7 commends the chairman of the New York City Planning
Corrmission for responding to community concern over inappropriate
development on the West Side by assigning staff members of the
Department of City Planning to work with Community Board 7's

Zuning Task Force and by inviting propesed mapping and zoning

text changes. The Zoning Task Force has reported that Department

of City Planning staff members have lent their expertise to this
Joint effort in a spirit of shared concern and with the common
chjective of discovering rational and equitable means of insuring
contextual development on the West Side. On behalf of the 2oning
Task Force, Communlty Board 7 wishes to express its gratitude to
those individual Department of City Planning staff members.

With regard to the substance of the mapping and zening text changes
proposcd by the Department of City Planning on December 14, 1983,

and revised January 17, 1984, Community Board 7 is in general
agrecment with the proposed mapping and zoning text changes but finds
the proposed zoning text changes to be compromised, in that the vits!
citywide issues of zoning lot mergers, transfer of development
rights, and Housing Quality remain unresolved.

Comrmunity Board 7's formal resolutions on the proposed changes are
as follows:

MAPP ING CHANGES

BE 1T RESOLVED that Community Board 7 recommends approval of the
napping changes as shown in the January 17, 1984 proposal of the
New York City Planning Department, provided, however, that the
following specific revisions be included:

A. The RB~B zone shall be extended to include the south side
of 68 th Street between Central Park West and {olumbus Avenue
on condition that such proposed zoning changes npot be enacted
before the JASA site T5 vested, ]

B. The RB-B zone, further, shall! extend to the point 100 feet
rather than 125 feet west of Central Park West.

19
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ZONING TEXT CHANGES Pesolvtion Vote: 21~11-0- hawurd

A, MIDBLOCKS

WHEREAS the proposed maximum FAR for the new R-88B zane of L.0O
would represent an cverall 1.0 FAR over the predominant
existing midblock buildings, .

AND WHEREAS this differential would permit a significant opportu-

nity for midblock development right transfers, which is in conflict
with the intent of the new R-BB zone,

THEREFORE, BE T RESOLVED that CB7 approves the proposed R-BB
roning tex: with the following specific revisions:

1. #Maximum FAR in the R~8B zong shall be 3.0

2. The recommended sky exposure blane shall be eliminated and shall
be replsced by a height limitation of {1} 65 feet or {2) the
tower af the adjacent buildings.

B. R-9A (COLUMBUS AND AMSTERDAM AVENUES) Resoltution Vote: 31-0-3- punuer

WHEREAS the existing R+9 zoning permits a maximum 6,5 FAR for
a high-coverage building, and allows 7.5 FAR for & low coverage

building,

AND WHEREAS the Zoning changes throughout the LB7 district are
intended to ensure contextusl, high coverage buitdings,

AND WHEREAS the zoning changes throughout the CB7 districe are
intended to ensure that the typical streetwall configuration
is maintained,

THEREFORE, BE 1T RESOLVED that €87 approves the propased R-9A
7zoning with the foTlowing specific revisions:

a) Maximum FAR shall be 6.5
b} The mandatory streetwall height shall be 60-B5'.
c) The mandatory streetwall shall extend the Tength of side

street frontages up to a2 mandatory 10 foot side yard to
a2 height of at least 23°%,

20
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C. R1DA [ RIVERSIDE DRIVE, WEST END AVENUE, BROADWAY,

www.protectwest70.org

CENTRAL PARK WEST, AND MAJOR CROSS STREETS] Resolutfon Vote: 31-001- passed

WHEREAS Community Board 7 agrees with the proposed new zoning
for R-10 and R-10 equivalent zones within the {87 district,

AND WHEREAS the roning changes throughout the CB? district are
intended to ensure that the typical streetwall configuration is

maintained,

THEREFORE BE IT RESOLVED, that €87 approves the proposal of the
City Planning Department for the new R-10A zone, with the following

revisions:

The mandatory streetwall shall cxiend the leagth of side strect
frontages up to & mandatory 10 foot side yard to a height of
at teast 23°.

©  LINCOLN SQUARE SPECIAL DISTRICT Resolution Vote: 27-1-2- sassed

WHEREAS CB7 agrees with the prophsed zoning text changes which
retain the Lincoln Square Special District boundaries,

AND WHEREAS CB7 agrees with the proposed zoning text change to
reduce the total potentisl bullding area on a site {including
bonuses) form 1h.L to 12,0,

AND WHEREAS the wording for the eligibility for amenities in
exchange for FAR bonuses 15 not sufficient to positively encourag.-
provision of Tow/moderate income housina,

THEREFORE BE 1T RESMLVED that CB7approves the proposal of the City
Pianning Department for zoning text changes for the Squary
Special District with the following revisions:

The wording of the acceptable amenities in exchange for bonus
FAR shall be changed to limit such amenities exclusively

provision of Jow/moderate income housing on Site ih
consultation with the Community Bnard.

E. £1-7, €1-9, £2-7 (COMMERCIAL ZONES EQUIVALENT TO R-9)
Ch-6, Ch-7, TCOMHERCIAL ZONES EQUIVALENT T8 R-TD) Rasolution Vore:

WHEREAS in existing Lh-6 and CA-7 zones, replecement of existing

taxpayers with new high ~ rise buildings is resulting in a net loss
of commercial space within the CB7 district,

AHD WHEREAS the need for more commercia) space than now exists within
the district is generally acknowledged,

particular need for commercial service

ALD WHEREAS there a
ng the resident community,

is
establishments servi

21
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THEREFQRE, BE IT RESQLVED, in those zones where second floor

cunmercial ogcupancy is now permitted (C1~7, €2-7, Ch«6, C&-7), that

such comrercial occupancy be limited to a new use group containing

service establishments exclusively in consultation with the Comminity Hoard.

www.protectwest70.org

AND BE 1T FURTHER RESOLVED that, Ter.the purposes of FAR count, -
sueh second floor commercial ..reas be counted at one half {507)

of actual aross floor area.

7. ZONING LOT HERGERS, DEVELOPMENT RIGHTS Resolution Vote: 32-4-0- passe
TRANSFER, AND HOUSYNG QUALITY '

WHEREAS the zoning text changes before us do nol address the city.ide
gquestions of as-of-right development rights transfers, zoning lot
merger special permits, or Housing Quality special permits and thus
leave major loophales in the implementation of the proposed zoning

1oxt changes,

THEREFORE BE (T RESOLVED that Community Board 7 demands a moratorium
on any and al) development rights ‘transfers, zoning lot merger
special permits, and Housing Quality special permits until the
completion of current and requested studies by mayoral and agemcy
task forces resulting in the solution of these problems by amendment

of present law.
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kYl

dmendmerits pursuant to Seaticn 200 of the dew Yor: ity Cnepler, of Zhe
Zoming Resolution of the City of New York, relativg to vawiius

sections congerning the establichment Of now zewing Jdisiricis with new
bulk regqulations.

Introduction

The proposed amendments to the Zoning Resclution establish
new contextual zoning districts: R8A, R8B. R94A, R9X, RIDA and several
commercisl equivalent districts. In addition, the proposed amendments
modify the provisions of the Special Lincoln Square District. The
Commission Is also adopting three zonimg map changes (C 840236 ZIMM,
C B40364 ZMM and C 840260 ZMM) which apply the new zoning districts to
three separate areas in Manhattan: the Upper West S5ide; Lexington Avenue
on the ﬁpper Fast Side; and a portion of the West Village. The issues
Taised by these mapping actions are discussed in greater derail in the
other reports. This report explains the rationale and general comcepis
of contextual zoning.
Background

As the result of a City Planning Department studv of Manhattan's

Upper West Side the City Planning Commission propeses to incorporate into the Zoning

Resolution new zoning districts to encourage development that reinforces
and complements the existing scale and charvacter of that neighborhood.

This type of zonming is referred to as 'contextual” and addresses the
incompatibility between current zeoning regulatioms, which enccurage tall,
low~coverage buildings, and the existing context of the West Side, which
is consistently characterized by shorter buildiﬁgs occupving a greater
portion of the lot. This preblem was identified on the Upper West Side,
but exists in other areas of the Citv. With this in mind, the Commission
has drafted the new zoning districts in such a way that they
could be used in other locations, if future planning studies lead to the
conclusion that this particular "contextual” zoning is appropriate.

Te understand the need for these new zoning districts it is
necessary to analyze the objectives of the 1961 zoning regulations.

Amortg the major goals of the re-zoning of the city in 1961 was
the provisicn of open space. The trade-ulf ur incveased floor area and

density for additional open space was strongl— encouraged in the bulk
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formulas, and incentives for towers, plazas, and open space encouraged the
"tower in the park" building.

Consideration of existing architectural fabric was not ignored,
but the bulk controls were skewed toward providing as much open space as
possible on the zoning lot. This resulted in higher buildings with less

coverage that would permit open space, light, and air at the ground level

and would allow sunlight and air in the apartments as well.

Although the new building form encouraged bv the 1961 zoning
worked well in some areas, it clearly did not work in others.

The requirements for open space, which were intended to create a
more livable city, unfortunately brought with them a whole new set of
issues and concerns that had not been anticipated bv the authors of the
1961 ordinance. New developwent under the 1961 Resolution drastically
contrasted with the existing forms of some neighborhoods; appreciation of
cur urban architectural heritage intensiflied; and consensus grew that too often
new development Qas insensitive to the traditional streetscape and the
scale and character of existing neighborhoods.

Compunities involved were distressed that new development was out
of context with the prevalent‘building both on the avenues and in the
midblocks. On streets lined with stores, plazas were perceived as breaking
retail continuity and detracting from street interest and vitality. The
tall buildings constructed under the 1961 regulations appeared inappropriate
and obtrusive in built environments characterized by under-20-storv

structures.

Designation by the Landmarks Preservation Commission of historic
landmarks and historic districts has been used since 1965 to ensure the
preservation of many of the city's important historiec structures and
neighborhoods. Yet, there are other neighborhgods with an established or
valued character which have not been designated as historic districts.
Zoning controls were needed to address the scale and appropriateness of new
development in these areas.

For more than 2 decade, amendments to the Zoning Resolution have

been adopted which recognize: that the existing scale, characrer and

2
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context of certain neighborhoods would be distupted if tower-in-the park
development were permitted; that in other situations sufficient open
space already existed; and that lower-rise buildings with z street wall
can sometimes be an-important urban design element. Overlaying the
tradirional districts, a variety of special zoning districts were mapped.

More recently, amendments to the Zoning Rescliution have tried
to recognize the existing scale and character of streets by adopting
"generic" zoning text, i.e. zoning designations that could be mapped in
more than one area, after appropriate study. However, some examples of
these text changes - such as R9A an& C1-8A on Lexington Avenue, and R10
Infill in Maphattan Community Board 7 - were not suited for other areas
in their present form. In addition, because these zoning amendments
were neither special districts nor traditional districts with bheight and
setback regulations, they did not fit well into the organizational
structure of the Zoning Resolution.

When the Department of City Planning studied the Upper West
Side and concluded that certain new zoning touls were necded for that
area, 1t was decided te draft the approprisaste zoning text in such a way
as to make it possible to be utilized again, elsewhere in the City, and
to place the new text in a logical order within the Zoning Resoclution.
The potential further applicability of this zoning text will depend on
identification and individual study of areas of the City which have similar
characteristics and planning goals as the Upper West Side, which is the
genesls of this proposal.

The various zoning districts resulting from the West Side study
share several common themes. New developments will have higher coverage
than typical post-1961 zoniné would permit. The street wall of new
development must meet mandatory street wall location and height repulations
whicﬁarespect the street wall of neighboring buildings. HNone of the
districts have open space ra;ios, utilize height factors or plazas,
mechanisms which led to the development of towers. The new controls will

not restrict the potential for development on the avenues where it is appropriate.

oy
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Highlights of the Proposed Districts

The proposed contextual districts seek to ensure that new build-
ings fit into the secale and character of the existing neighborhood. This
is done through regulations which are desipned to lower the height
of buildings and to.maintain the street wall continuity where existing
bulldings form a distinet streetscape. Consequently those bulk controls of
the existing R8. R9 and R1C districts which encourage tall, low coverage
buildings set back from the street can no longer be used in the new districts.
The following paragraphs summarize the most important features of the
contextual districts and compare them with the existing R8. RY and R10

district rvegulatiomns.

Location of Street Walls

The new controls reguire the front walls of new buildings on wide
streets to locate on the street line and extend the entire width of the
zoning lot, and along narrow streets the fromt walls of new buildings must
be aligned with those of adjacent existing buildings. These requirements
maintain street wall continuity to the greatest extent possible and lead a
developer to utilize the other bulk regulations which result in lower
pulkier buildings.

Height of Street Wallsg

The new controls alsc mandate a minimum height before setback for
any construction more than 23 feet high on wide streets. This height varies
according tc zoning district and is designed with the flcor area and lot .
coverage controis to allow most of the permitted floor area to be placed in
the building before setbacks are reguired. While the maximum permitted
height of a front wall has been increased in most districts, the sky exposure
plane has been reduced. The combinatlon of increased street wall height and
reduced sky exposure plane results in bulldings lower than those permitted
under the existing R8., RY and R10 controls.

Setbacks and Sky Exposure Planes

The alternate setback. tower and sky exposure planme provisicns
of the existing R8, R9 and RI0 districts encourage higher buildings if they
are set pback from the street line and permit greater floor area within the zoniny
envelope. The contextual district contrels remove this incentive and
substitute & building envelope which reinforces the existing scale and

character of the street wall.

4 N 840235 ZRY
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In each new zoning district there is only one maximum floor area
ratio and the maximum lot coverage is determined solely by whether the
development is on 2 cormer or interior lot., As noted above these closely
relate to the maximum permitred height of the front wall without a setback
in each district. Contrasting with the existing R8. RY9 and RI1G districts
where height facter and open space ratios reward taller, lower coverage
buildings with more permitted floor area, there is nu incentive to construct

such buildings in contextual districts,

Density Controls

In the contextual districts a lot area per dwellipg unit demsity
control replaces the current lot area per room control in the RS, RY and
R10 districts without changing existing density standards. Rather, it
provides both developer and occupant with more flexibility as to where the
internal walls may be placed within the apartment and should eliminate
problems caused by controlling the number of rooms instead of the number
and size of dwelling units. This change has already been achieved in the

Housing Quality Program.

Commercial Districts

The proposed amendments establish several commercial districts with residential
bulk controls equivalent to the contextual residence districts, as show in the

table below:

Commercial Districts Eguivalent Residence Districts

Co-24 RBA

C1-84 ROA

C2-74

c1-8X R9OX

C2-7%

Cl-94 R10a

C2-BA

Chd~64

Ch=TA

In R94 and R10A commercial district equivalents, uses on the ground floor of
developments on wide streets shall be limited to non-residential uses and

lobby space.

5 N 840235 ZRY
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Special Lincoln Square Distriet

The proposed amendment reduces the maximum allowable floor area ratie (FAR)

from 14.4 to 12.0 and eliminates bonuses for non—-mandatorvy arcades, pedestrian

malls, as-of-right plazas and covered pedestrian spaces. The amenities for

which bonuses may be granted bv special permit of the Commission are reduced

to three:

1. =2 mandatory arcade for which a maximum bonus of 1.0 FAR may be granted;

2. for provision of low or moderate income housing;

3. for subway ardfor redesirian related improverents, the Cormission has
specified only one allowable improverment under this section which is the
construction of a stair to the north eﬁd of the northbound platform of the

66th Street IRT subway station.
The latter two amenities mayv generate a maximum bonus of 2.0 FAR.

The reasons for these modifications are set forth in the report on the Upper

West Side zoning map changes (C 840236 ZMM).

Environmental Quality Review

This application (N 840235 ZRY) has been reviewed by the Department
of Envirommental Protection and the Department of City Planning pursuant to
the New York State Envirommental Quality Review (SEQR) regulations as set forth
in Volume 6 of the New York Code of Rules and Regulations, Section 617.00 ¢t seaq.
{6 NYCRR 617.00) and the New York City Environmental Cuality Review (CEQR)
regulations set forth in Mavoral Executive Qrder Wo. 91 of 1977. [t was
determined that the action will not have a significant effect on the environment,

and a negative declaratien was issued on December 5, 1983, (Q83-328M).

Public Review and Hearing Process

The proposed amendments were submitted to the community boards
for a 60 day review period. On February 22, 1984 (Cal. #16) the
Commission scheduled a public hearing on the proposed amendments. The
public hearing was held on March 7, 1984 (Cal. #47). A summary of the
testimony at the public hearing and additional comments which the
Commission received are set forth in the concurrent reports on the three

zoning map changes.

6 N 840235 ZRY




www.protectwest70.org
Consideration

In respomse to the comments received at and subsedquent to the
public hearing the Commission decided to modify two provisions of the
proposed amendment.

Reflecting the desire to control the ultimate height of buildings
in the contextual districts, the proposal as heard imposed certain
limits on the amount of recesses allowed in the mandatory street walls for
articulation purposes. This was done because any floor area removed from
those lower walls would probably be placed on top of the building. However,
upon further consideration the Commission decided to add an opticnal
method of providing recesses in the front wall. While this alternative mav
result in somewhat higher buildings it has the advantages of providing more
design flexibility and street wall articulation wifhin the basic concepts
of contextual zoning. The optional method is a restricted version of the
recess provisions in the current R10 Infill regulatioms.

The proposal as heard scught te relate the front wall height of
a corner building to the height of mid-block buildings on a narrow street.
This was done by requiring the portion of the corner building bevond 50
feet from the wide street to be at least 55 feet high before a setback was
permitted. As a result of the discussions with varicus groups the Commissicn
determined that this result could be achieved bv requiring 2 23 foot high fromt wall
provided that such a wall could not be set back for the first 35 feet in height

in order to match the mid-block scale.

The preposed amendment to the Special Lincoln Sguare District, as
heard, eliminated the special permit bonus provisions relating to a variety
of amenities. The question was raised as to whether the Commission intended
to allow existing bonused amenities fo be eliminated or reduced in size since
they were no longer recognized as amenities bv the new text. The Commission,
in response, has clarified its intent by adding a new Section 82-14 which
states that'no existing plaza or other public amenity which generated a floor
area bonus can be eliminared or reduced except by authorization of the City

Planning Commission and the Board of Estimate after publi¢ notice and hearings.

7 N 840235 ZRY
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authorize modifications to the street wall requirements when compliance

will have an adverse impact on existing buildings or on open spaces serving
the buildings which will remain on the zoning lot of a new development cr
enlargement. In rYesponse to the concern that the authorization would make
treatment of existing buildings on a zoning lot unpredictable and could
encourage their demolition, additional text was developed to exempt exist-
ing buildings from the street wall requirements as—of-right, when the
building is to remain as is, with no reduction or increase. The modification
will be included in the regulations for R8A, R9A, R9X districts and their
commercial equivalents. and will be proposed for the R10A districts and their

commercial equivalents in & follow-up action.

The Commission determined that the amendments as modified are
appropriate and adopted the following resolution, which is duly filed
with the Secretary of the Board of Estimate, pursuant to Section 200 of
the New York City Charter.

RESOLVED, by the City Planning Commission that the Zoming
Resolution of The City of New York, effective as of December 15, 1961.
and as subsequently ameﬁded, is further amended by changes relating to
sections concerning the establishment of new zoning districts with new

bulk regulations as follows:

3 N 840235 ZRY
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Matter in Bold Type is new;

Matter in brackets { 1. is old, to be omitted;
Matter in itafics is defined in Section 12-10
Article 1

General Provisions

Chapier | Title, Establishment of Controls, and Interpretation of Regulations,
v Ed &

11-12

Establishment of Districts

in order to catry ow the purposes and provisions of this reolution, the following districts are
hereby established:

Residence Districts

& = *
R84  Gemerxi Resideace District
RSE  Gemerni Residence District

P
ROA  Genmeral Residence District
R9X  Gemernl Residence District

* ”® -
RICA Geoersd Residence District

Commercial Districts

H = Es
Ci-84 Local Retail District
C1-8X Local Retall District

# * *
C1-¢A  Locat Retail District

* = £
C2-7A Local Service Dismict
C2-TX  Local Service Disrict

* = =
C2-84 1.ecal Service Distriet

* ® =
C4-64  General Commercial District

L B
€4-74  General Commereiat District

Aok W
{6-24  General Commercizl District

* * L]

Article B

Residence District Regulations
= £ *

Chapier 3 Bulk Regulations for Residential Buildings in Residence Districts.
23-00 APPLICABILITY AND GENERAL PURPOSES
23-01 Applicability of this Chapter

The bu?k regulations of this Chapter apply to any building or other siructure, other than a
I ity facility building ot a building used partly for commupity facility use, on any zoning lot
or portion of a zoning lot located in any Resid Diserice, including ali new developmen:,
enlargements, and, where so specified, extensions or conversions. As used in this Chapter, the
term “‘any building™ shall therefore not include a ity facility building or a building used
panly for community facility uses, the bulk regulations for which are set forth in Article II,
Chapter 4. In addition, the bu/k regulations of this Chapter or of specified Sections thereof also
apply in other provisions of this resolution where they are incorporated by cross reference.

AY distrieis iz Columu A shall comply with the reguletions for districts indicated in Cojumnp B ex-
cept #s get forth jp the Sections indicated in Colwnn C.

Colamp 4 Colump B Colume C
23-142, 23-143, 23-145, 23-72

REA RE 23-233, 23-25, 23-333, 23-632,
REB 23-633, 23-71
23-142, 23-343,
23-145, 23-22, 23-7123
Re4& Ro 23-533, 23-632, 23-633, 23-N1
23-142, 23-143, 23-148, 23-22,
ROX Ry 23-223, 23-25, 23-533, 23632, 23-73
RI10A 24 13 23-145, 23-15, 23-22, 23-223,
23-533, 23-632, 23-633, 23-T1
* ® o
g N@eozss ZrY
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23-142
in Ré, R7. R8 or RY Districts

Except as otherwise provided in Section 23-144 (For R6 R7 R8 R®
non-profit residences for the elderly in R3, R4, RS, Ré6

and R7 Districts) and Section 23-145 (i RiA, RIB,

RoA and ROX Districts), in the districts indicated the

minimum required open space ratic and the maximum

floor area ratio for any building on a 20ning lot shall be

as set forth in the following table for buildings with the

height foctor indicated in the table.’

23-143
For high buildings in R6, R7, R8 or R? Distticts.

Except as otherwise provided in Section 23-144 (For R6 R7 R§ R9
non-profit residences for the eiderly in R3, R4, RS, RS
end R7 Districts) and Section 23-145 (in R8A, RSB,
R9A smd R9K Districts), in the districts indicated, for
buildings with height faciors greater than 21, the
menimum required oper space retio shall be as set forth
in the following table: '

23-345
In R&A. RSB, R9A, ROX or R10A Districts

in the districts lodicated, the 2eighs facior and open  REA ROA
space ratio regulations shall not apply. RSB ReX

The maximum permitted floor aren ratio and the max-
tmam permitied Jot coverage o & zoning lot shall be as
set forth in the following table:

Meximuny
Lot Coverage
(in percent) Maximum:
Corner Lot Interior Lot Floor Area Ratio
80 0 6.02 REA
80 70 4.0 RSB
pici} 70 7.52 RSA
i % 9.8 ROX
100 0 16.0 RIBA

For the purposes of this Section any obstructions or 2 Zoning ior permitted pursuani t6 Sec-
tlon 23-44 (Permifted Obstructions i Required Yards or Rear Yard Equivalents) shall not
count as lor coverage.

23-15
Maximum Floor Area Ratio in R10 Districts

(a)} In the district indicated, the floor area ratio forany RID
bullding on a zoning lot shall not exceed 10.0, except as
provided in the following Sections:

Section 23-16 (Floor Area Bonus for a Plaza)
Sectiont 23-17 (Floor Area Bonus for a Plaza-
Connected Open Area)
Section 23-18 (Floor Area Bonus for Arcades)
Section 23.19 (Special Provisions for Zoning Lots
Divided by District Boundaries).
Section 82.08 {Modification of Bulk and Height
and Setback Requirements)
Notwithstanding any other praovision of this resolution,
the maximurm ffoor greg ratio shall ot exceed 12,0.
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Any building, in addition 1o complying with the provi-
sions of this Sectlon, shall be subject to the provisions
set forth in Section 23-22 (Required Lot Area per Dwell-
ing Unit or per Room). as well as to all other applicable
bulk regulations as set forth in this Chapter.

All develop or enlar Jocated within the
boundaries of Community Board #7 in the Borough of
Manhatian shali be subject to the requi of Sec-
tion 23-15¢ (R10 Infill) and no ffoor area bonus shall be
granted for such develop or enlar , except
as otherwise set forth in Section 23-i151.

However, nofwithsianding this or any other provisions
of this resolution, K16 Infill reguintions shali not spply
in R104 Districts.

(b} 1 the R164 Districis the floor area ratio for any
building on 2 Zoning ot shalt not exceed 10.0 except as
provided In Scction 74-95 (Housing Quality
Developments}.

23-22
Reguired Lot Area per Dwelling Unit
Lot Area per Room or Floor Area per Room
&= - *
(d In the REA, RSB, R9A, R9X or R10A Districts the lot aren requirement is expressed in terms of

dwelling uniss or rooming units and the fot area per dwelling unit or rooming unir shali not be Jess
tham as set forth in this Section, except as provided in the foliowing Sections:

Section 23-24 (Adj for Lot Arer Remazinder)

Section 23-25 (Special Provisions for Bulldings Used Partly for Non-Residentizl Uses)
Section 23-27 (Special Provisions for Existing Smail Zoning Lots)

Section 23-28 (Special Provisions for Zoning Lots Divided by District Bousdaries)

* * %

23223
In R6, R7, R, R9 or RIO Districts

E

(3) Indistricts indicated the /o1 areq per dwelling unit or
rooming unit shall not be less than as set Forth in the
following table:

Required Lor dreu (in squsre feet)
Per Dwelling Lkt Per Rooming Unit
a8 REA

116
130 104 RBB
98 78 ROA
83 . 66 ROX
75 64 K104
* L3 *

23-25

Special Provisions for Buildings Used Partly for Non-
Residential Uses.

in all districts, as indicated, if a building is used partly RI R2ZR3IR6 R7 R8 RO RO
for residences and partly for nonresidensial uses {other

than community facility uses, the provisions for which

are set forth in Article 11, Chapter 4), for each 160

square feet 0f floor grea used for such non-residential

use, at least the amournt of jor area set forth in the

following table shall be provided. Such jor aree shall be

in addinor to that required for the residential uses

under the provisions of Section 23-22 (Required Lot

Area per Dwelling Unit or per Room).

Required Lot Area
Per 100 Square Feet of Floor Area (in square feet}
200 R1 R2 R3

45 R6
El) R7

25 Ray

20 R8
i7 ) R3A.

15 RS9
ROA

il . ROX

10 RI0
RI10A

www.protectwest70.org
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23533
Required rear yard equivalents

In the districts indicated, on any through fot 110 feet or
more in maximum depth from street to Street, one of the
following rear vard equivalents shall be provided:

(a) An open aréa with a minimum depth of 60 fezt, Hnk-
ing adjoining rear yards, or if no such rear yards exist,
then an open area, with a minimum depth of 60 fest,
midway (or within five feet of being midway) between
the two $treet fines upon which such througk fot fronts.

(b) Two open areas each adjoining and extending along
the full length of a street fire. and each with 4 minimum
depth of 30 feet measured from such street iine; except
that in R7, R8, RS or R10 Districts the depth of such re-
quired open area along one streef line may be decreased
provided that a corresponding increase of the depth of
the open area zlong the other streer fine is made.

{c) An open area adjoining and extending along the full
length of each side fo¢ lire, with a minimurg width of 30
feet measured from each such side lor fine.

(@) In RBA, R8B, R2A. R9X and R10A Districts the
provisions of paragraphs (b) and (c) above shell pot
apply.

23-632

Fromt setbacks in districts where front vards are not re-
Guired

(a) in the districts indicated, where fronr vards are not
required, if the front wall or other portion of a buiiding
or other structure is located at the street line or within
the initial setback distance ser forth in the following
table. the height of such front wall or other portion of a
building or other structure shall not exceed the max-
imum height above curb leve! set forth in the following
table.

Above such specified maximum height and beyond the
initral setback distance, the building or other structure
shall not peneirate the sky expositre plane set {orth in
the following table.

(b) In R8A, RSB, RYA, RYX and RIOA Districts the
maximam helght of astreer wall or any other portion of
a building or other structure shall be as set forth in Sec-
tior 23-633 (Street wall and height and setback regulz-
tioms in certain disiricts).

23-633

Street wail and height and sethack regulations ia certain
distriets.

in the districts indicated, srreet wall, height and sethack
regulations are set forth in this Section. The provisions
of Sections 23-64 (Alternate Front Setbacks) and 23-65
{Tower Regulatons) shall not apply.

1. Location of Street Wall

(a) In the districts indicated. ou & wide streer the streer
wall of any develop ar eniar for the first
two storfes or 23 feet, whichever is greater, shall be
located on the streer line and extend the entire width of
the zoming ior fronting on a wide street except as provid-
ed in (3) below.

However, at the intersection of two streer lines the srreet
wali may be located within five feet of the streer line,
measured perpendicular to the streer. Recesses are per-
mitted oniy for entrances and windows.

Except &5 provided in (3) below, for any development ot
enlargement fronting on 8 wide street the street wails
above the level of the second story or 23 feet, whichever
is greater, shail comply with one of the folowing op-
tions. Under all options, at the intersection of two streer
lines, the mandatory sweer wall may be located within
five feet of the streer lire, measured perpendicular to the
street.

Option |

Mandatory stireer walls shall be located en the strest line
and extend the entire width of the zoning lor {ronting on
a wide street.

Option 2

At least 500 of the aggregate length of the sireet walis
shall comply with Option {. The remajnder of the aggre-
gate length of the mandatory streer wafls at each story
may be recessed from the srreer fine to a depth not ex-
ceeding 1) feet provided that the length of any such
recess does not exceed 25% of the aggregate length of
the street walls at each Story.

R4 R5 Ré R7 R& RS Ri0

R6 R7 R RS R1D

RSA ROA R16A
REE ROX

R8A R9A R10A
ROK
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Option 3

A migimuge of 75% of (ke aggregate zren of the manda-
tory street walls at each story shall be witkin five feet of
the street Hine provided that the mandatory streer wails
shell abnt the strezt line at lezst once every 25 feet.

These locsiion provisions skall apply te all
developments or enargements OB zoning lots along =
Agrrow streer Within 50 feet of its intersection with &
wide street.

(b) In the districts indicated, on 2 narrow streer beyond  R8A RPA R10A
= distance of 50 feet from its intersection with 2 wide RoX
street. the streer wall of say development or enfarge-

ment shel be located no further from the stree? line then

the front walt of the buildl df

o AR

zoning lot fronting on the same streer Hee, 1 the man-
dstory streer wall is located within five feet of the street
line it shalt comply with one of the foRowing options.

Option 1

A maximusn of 50% of ihe aggregate length of the man-
datory streer wail at each story may be recessed from the
street line to a depth not ding ten feet provid
that the length of 28y such recess does ot exceed 25%
of the eggregace length of the streer wall at exch story.

Option 2
A mipimum of 75% of the aggregate ares of the streer

wall st each srory shalf be within five feet of the srreer
line.

(c) in the district indicated the syreer wall of asy RSE
develog or enlar on & wide street shall be
{ocgied no further from the streer line than the fromt
wali of the nearest duilding or an adjacent Zoning lot
fronting on the same streer Hne; and on 2 narrow street
the szreet wall of any develop or enior shall
be nejther closer to nor further from the streer line then
the frout wall of the nesrest building on an adjsceng
zoning lot Tronting on the same sireet line and shalk ex-
tead the entire width of the Zoning lor except 23 provid-
et in {3} below. Recesses and projections are permitied
provided that the aggregate length of all recesses or pro-
Jections it the level of any story does not exceed 50 per
cent of the length of the mandatory streer wall. The
depth of such recesses or projections shall not exceed
four feet and balconies sheH not project more than two
feet from the mandatory sireet wall of a building.
Recesses shail comply with the applicable outer court
regulations of Section 23-8¢ (Outer Court Regulations).

{d} Im the districts indicated a vertical enlargemens i RBA R9A R10A
excess of one story or 15 feei to an existing buflding s REB R9X
permirted only pursusnt to the mandatory reguirements

of the above provistons or as a vertical extensicn of the

existing street wall,

2. Height of Street Wall

in the districts indicated the datory min R8A R9A R10A
heighy above curb level of a street wall, without 2 set-  R3B R9X

back. shail be as set forth in Column A, or the height of

the bullding, whichever is less; the maximum permitted

height of a sereet wall without z setback at the srreet line

shalt be as set forth in Columa B; and above such

specified maxi height the building or other struc-

ture shall not peeetrate the sky exposure plane as set

forth in Column B in the table below:

Column A Column & District

) Sky exposure plane**
Mandstory minimum height Maximum permitted Slope over zorming

of streer wail tin feet} heighi of streer wall lor (expressed us z
without setback ai ratie of veriical tc
the srreet line herizonizal distance)
{in feet)
Narrow Vertl- Hori-
Wide street* streer* cat zonizai
23 85 15 to 1 REA
55 23 66 1.0 16 1 Rap+
60 23R 16 1.5 to I R%A
116 23rwr 110 2.0 w I ReX
125 L3rak 156 5 0 1 RIGA

*The mandatory mizimurs height of 2 sereer wall ou wide streets skiall 3pply to all developments ot
enlargements ou zoring iofs on narrow streers within 50 feet of the intersection with a wide streel.

**The sky exposure plane shall begin 2t the maximum permitted height of the streer wall ot the
streer line except that in an RSB District # setback of 20 feet from the sereer wall Is requifed at 2
height of 60 feet.

#*4Ng satback shall be permitted below = hefght of 55 fest except =s provided in paragraph 1(d)
sbeve.

3
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23.71
Minimum Distance between Buildings on a Single
Zoning Lot

a = %

fe) in REA, RSE, R9A, ROX or R10A Districis, except
that en any zoning lot if 2 develop or enlar 3
resulis in two or more buildings detached from ome
another gt any level, such buildings shell 2t Bo point be
less thes eight feet apart.

PR
Chapter 4 Bulk Regulations for C ity Facility Buildings in Residence Districts
24-00 APPLICABILITY, GENERAL PURPOSES, AND DEFINITIONS

2491

Appiicability of this Chapter

The buik regulations of this Chapter apply to any cormunity facifity building o any building used
partly for a community facility use on any zoning iot located in any Residenee District in which
such buliding is permitted. As used in this Chapter, the term **any butiding** shall therefore not in-
clude a residentiai building, the bulk regulations for which are set forth in Article I1, Chapter 3, In
addition, the fulk regulations of this Chapter or of specified Sections thereof aiso apply in other
provisions of this resolution where they are incorporated by cross reference,

Al districts isdicated in Colums A shai} ply with the Iations for districts indicated in Col-
ums B except 2s set forth in the Sections indicated in Column C.
Cojump A Columr B Colpme C
RBA RE 24-11, 24.38%,
24-52, 24523
2411, 34-21, 24-38Z,
R3B RS 24-52, 24.523
R9A Re 2411, 24-21,
24.22, 24-382,
Y 24.52, 24-523
RI0A Ri0 24-11, 24-22,
24-382, 24-52,
24.523
* £ -
2411

Maximum Fioor Area Ratio and Percent of Lot
Coverage

In ail districts, as indicated, for any community facifity R1 R2 R3 R4 RS R6 R7 R8 RO RI0
truilding or any building used partly for a community

Jfacility use on any Jening {of. the maximum floor area

ratic and maximum pereent of Jot coverage shall not ex-

ceed 1he floor grea ratio and (or coverage set forth in the

table at the end of this Section excep: as otherwise pro-

vided in the following Sections:

Section 24-13 (Floor Area Bonus for Deep Froat
and Wide Side Yards)

Section 24-14 ({Floor Area Bonus for 2 Plaza)

Section 24-15 {Floor Area Bonus for & Plaza-
Connected Open Area)

Section 24-16 (Floor Area Bonus for Arcades)

Section 24-18 (Special Provisions for Zoning Lots
Divided by District Boundaries).

Any given {0t area shall be counted only once in deter-
mining the ffoor area ratio. Notwithstanding any other
provisioti of this resolution, the maximum fioor arec
ratio in an R9 or R10 Disirtict shall not exceed 12.00.

s R9A. R9X and RIGA Districts the bonus provisions
of Sections 24-14 (Fioor Area Bonus for 2 Plazs), 24-15
(Floor Area Bones for a Pluza-Connected Open Ares)
and 24-16 (Floor Area Bonus for Arcades) shall not ap-
ply and the maximum floor aree ratio shaill not exceed
that set forth in the table beiow.

(Maximum Floor Area Ratio and Maximum Lot
Coverage Table)

However, the floor area ratios listed in 1his 1able shail
not apply 10 community facility uses which are subject
to the provisions of Section 24-111 (Buik regulations for
certain community facility uses).

All developments or enlargements located within the
boundaries of Community Board #7 in the Borough of
Manhattan shall be subject to the requirements of Sec-
tion 23-151 (R0 Infill) and no fleor aréq bonus shall be
granted for such developmentis or eniargements, excepl
ds otherwise set forth in Section 23-151. However, not-
withstanding this or sy other provision of this resoln-
tior, R10 infil} regulations shall not apply iv RIOA
cts.
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Maximum Floor Ares Ratie and Maximum Loi Coverage

Lot coverage
(percent of lof area’

Floor areq interior lof
{4 Corner Lot or through lor
1.00 60 55 Rt
1.00 60 S5 R2
1.60 60 55 R3
2.00 &0 55 R4
2.00 60 55 RS
4.80 70 65 Ré
4.80 70 65 R7-t
6.50 70 65 R7-2
6.50 75 ] K8
6.5¢ 8¢ e REA
4.08 &6 70 RSB
10.00 75 65 R®
7.568 8¢ 70 ROA
92.08 8¢ K ROX
10.00 75 65 R10
10.08 103 76 RIDA
* * *

24-20 LOT AREA REQUIREMENTS FOR BUILDINGS USED PARTLY

FOR RESIDENTIAL USES
24-21
Reduired Lot Area

L]

Required Lot Area

Per 100 Square Feet of Floor Area
Used For Community Facility Use

{in square feet)
100 Rl R2 R3

20 Ré

R7-1

R7-2 R-8

RAA
REE

RS

R9A

Rox

R10
R104

24-22

Lot Area Bonus for a Plaza. Plaza Connection Open Area, or Arcade

FREE Y

These provisions shall nor apply iz R9A. R9X and R1DA Districts.

PR
24-382

Reawired rear yard equivalents

=k ok

(d) in RSA. RSB, RYA. RYX and R104 Disiricts the
provisions of paragraphs (b} and (¢} zbove shall not
apply.

24-52

Maximmum Height of Front Wall and Requised Front
Setbacks

(a) fn all districts. as indicated, the maximum height of
a front wall or of any other portion of a building or
other siructure shall be as set forth in this Section, ex-
cept as otherwise provided in Section 24-51 (Permitied
Obsiructions), Section 24-53 (Alternate Front
Setbacks), or Section 24-54 (Tower Regulations),

(b} In RBA, REB. R9A, RIX and RIBA Districts the
maximum height of a sireet wall or of any other portion
of & building or other structure shail be as set forth in
Section 24-523 (Street well and height and setback
regulations in certain districis).

R1 R2 R3 R4 RS R6 R7 RB R? RIO
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24-523

Street wall and height and setbpek regulations iz cortein
districts

I the districts indicated, streer wall, beight and setback  RSA RSA R10A
regulstions are set fortk in this Section. The provisions RSB R#X

of Sectioms 24-53 (Al Front Setbacks) and 24-54

{Tower Regulntions) skall not apply.

1. Location of Steet Wali

(2} Ia the districis indicated, on 2 wide Streer the streer RSA RYA Ri6A
wall of amy development or eniargentent for the first R9X

twe stories or 23 feet, whichever is greater, shail be

located on the stree? line 2nd extend the entive widtk of

the zoning lpt fromdng on & wide street except 2s provi-

ded in (2) below.

How , at the i of two street lines the street
wall mey be located within five feet of the streer line.
measured perpendiculer (o the sireer. Recesses are per-
mitted only for entrances and windows.

Except 25 provided iet (3) below, for any development or
eplargemeny feonting on & wide street the soreer walls
above the level of the second srory or 23 lest, whichever
is greater, shall comply with ore of the following op-
tions. Under sl options, i the intersection of two stree?
lines, the mandstory sireet wall may be located within
five feet of the street line, measured perpendiculsr to the
street.

Option 1

Mardatofy sereer walls shall he locuted on the street fine
ard extend the entire width of the Zoning fo/ fronting or
2 wide streer.

Omtion 2

Ai least 50% of the aggregate length of the srreer walls
shall comply with Option 1. The remainder of ihe ag-
gregate length of the mavdatory swreet wails st esch
story may be recessed from the sireez line to & depth not
exceeding 18 feet provided that the length of any such
recess does not exceed 25% of the aggregate length of
the street walls at each story.

Qption 3

A minimam of 75% of the aggregate arez of the max-
dstory streer walls at each story shall be within five feet
of the streer lime provided that the mandatory sireer
wally shgll aput the s¢reet [ine at least once every 25 feet.
These provisions shall apply to alt deveiopments or
enlargements o Zoning lots alobg B narrow street
within 50 feet of its intersection with 2 witde streer.

() In the disiricts indicated, on & narrow street beyond  RBA R9A R10A
2 distance of 50 feet from its intetsection with & wide ROX
street, the streer wall of any development or enlarge-

ment shall be located no further from the sireet line than

the frout wall of the nesrest building on an adjacent

zoniéng lot fronting on the sxme sireet fine. If the man-

datory streer wall is located within five feet of the streer

line it shall comply with one of the following options.

Optios §

A maximum of 50% of the aggregate length of the man-
datory sireet wall at each story may be recessed from the
street line to & depth not exceeding ten féet provided
that the length of any such recess does not exceed 25%
of the sggregate length of the streer wall at each srory.

Option 2

A minimum of 75% of the aggregate srea of the szrger
wall at each story shail be within five feet of the streer
tine.

(c) in the dislrlct mdicl!m the streer wall of any RSB
de oa a wide street shall be
jocsted Bo furtl!er from the streer line than the fromt
wall of the nearest buiiding on an adjaceni ioning Ipt
frontng oe the same sireer line; and on a narrow streed

the streer wall of any develoj oF enlar shail
be neither closer to mor further frnm the street line than
the froot wall of the ilding ou n adj

zoning lot fronting on the same sireet line and shall ex-
tend the entire width of the ;oning lor except as provid-
ed in (3} below. Recesses and projections are permitted
provided that the aggregate leagth of all recesses or pro-
jections ai the level of any s1or3 does not excesd 50 per
cent of the length of the mandatory streer wall. The
depth of such vecesses or projections shall ‘not exceed
four feet and halconies shali not project more than two
feet from the mandstory sireet wall of a building.
Recesses shali comply with the applicabie onrer conurt
reguiations of Section 23-84 (Quter Court Reguiations).

(g} in the districts indicated a vertical enlurg iz R8A RIA R10&
excess of one srory or 15 feet (0 30 exhﬂng buﬂding IS RSB ROX
itted only to the "y req

of the above provisions or as a vertical extension of the
existing sereer wall.
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1. Height of Street Welt

in the districts indicoted the mandstory minimum KSA R9A RIigA
height sbove curb level of 2 street wall without s setbeck  R3B ROX
shedl be o5 set forch s Colume A, or the helight of the

building, whichever is less; the meximum permitted

beight of 2 street wall withont 2 setback at the streer line

shell be as set fortk in Colump B; 2od sbeve such

spocificd moximam helght the bullding or other stritc-

fure siaslh pot penetrate the sky exposupe plene s set

fortk it Celumn B in the tabie below:

Colump A

Mendarory minimum helght
of street wall Gn feet)

Narrow

Wide street® strege*
=] 23
55 23

w za‘*ﬁ

1 1@ 23 otk

125 23ene

Colums B
Sky exposure plane*™*

Maximum permitted Slope over zoning
beight of streer wall lor {expressed o5 »
withont Setback =t retio of vertieal to

the streer line horizontst distance)

(in feet)
Verti- Ko

[-: zontal

85 1.5 ° te i

[ LD o H

182 .5 to i

18 20 to i

15¢ 2.5 to H

District

“The mandatery minlmom height of a street wall on wide streets shall apply to 2l developments oF
eniargements on zowming lots 06 narrow streets withie 50 feet of the intersection with # wide streer,

#*The sky exposure plane shall begin at the maximum permitted beight of the stree wall 2t the
street line except thet in #n RBK Distriet 2 sechack of 20 feet froms the sereez wall is required at 2

height of 60 feet,

«**Ng sethack shall be permiited below x height of 55 feet except as provided in paragraph 1(d}

above,
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