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My interest in zoning ....

Public Sector NYC  1996-2006 New York City Department of City Planning: Urban Design and Rezoning Studies

Creating zoning for™
new urban districts







different types of built environments

ing regulations establish

Zon




ing regulations establish different types of built environments

Zon

e

< ‘r;'t

Amsterdam

™



Zoning

Regulations that control use and bulk of what can be built by zones

Barcelona Hong Kong Zoning Tokyo
Zoning Districts Districts Zoning Districts

New York City
Zoning Districts



Zoning is ...

“A legislative process that divides privately-owned urban areas into different zones
(such as residential, commercial, industrial) according to the specified land use.
Each zone is requlated as to the density, location, size, and
type of buildings permitted therein.”
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Zoning is ...

“A legislative process that divides privately-owned urban areas into different zones
(such as residential, commercial, industrial) according to the specified land use.
Each zone is requlated as to the density, location, size, and
type of buildings permitted therein.”

Different ways to indicate “zones”
by blocks, by street corridors, by district areass, by overlays
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Zoning is ...

“A legislative process that divides privately-owned urban areas into different zones
(such as residential, commercial, industrial) according to the specified land use.
Each zone is requlated as to the density, location, size, and
type of buildings permitted therein.”

Permitted Land Uses Bulk (Building Form) Built environment

2 wide streot

permitted only within, or o the

side or rear of a bulding, never

between the street wall
a0 the streed line
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TYPICAL ZONING CODES:

LAND USE Most cities around the world use
"BULK ) zoning to control development.

They rely on a similar set of
zoning regulations to control the
* Building distances Land Use & Bulk

» Building heights of what can be built
* Density (FAR)

* Building form

* Site coverage In combination these codes

» Setbacks > impact more than just how 7
- Grrleli faess neighborhoods look ... R Al
But also how they function Built environment
e Streetscape and for whom: Different neighborhood characteristics
.» and more ... J * Density construction

* Access to amenities & services

* Access to open space

* Health: physical and mental

* Transportation & circulation modes
* Affordability, Equity & Inclusivity

* Sustainability & Resilience

* Density of people

* Diversity of people

* And more ...




What zoning regulations would create these different neighborhood types?

Amsterdam - ljburg Vancouver - New Yaletown, Canada
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TYPICAL ZONING CODES:

VANCOUVER

LAND USE
BULK

* Building form

Zoning Regulations :

Limit the floor-plate size and dimensions to
keep towers slender

Figure 9 and 10. Tower Massing Flexibility
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VANCOUVER

LAND USE
BULK

Minimum 80’ distance between towers

to ensure sunlight and views to the sky
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TYPICAL ZONING CODES:

LAND USE
BULK

* Building form

* Building distances
* Building heights
* Density (FAR)

* Site coverage

* Setbacks

* Sunlight access

e Streetscape

* and more ...

Zoning Regulations :

Protect “View Corridors” to the
mountains

VANCOUVER

s

[Note: This i a reduced-scake verson of MAP & which does not contain
parcel logal descriptions, For he preciso lacation of the view cones,

tefer 1o o karge-5cale MAP 4, enacted by By-Jaw No. 6365.)

MAP 4 - Height Of Buildings In View Cones(Downtown South)

Scale: "D’ ™




NEW YORK CITY HONG KONG
— X - - _—

LAND USE

BULK

* Building form

* Building distances
* Building heights

* Density (FAR)

* Site coverage

* Setbacks

TYPICAL ZONING CODES:

* Sunlight access

e Streetscape

* and more ... | Zoning Regulations : Zoning Regulations :
Encouraging a mix of densities Encouraging high density

in the same neighborhood: everywhere

Zoning can control Building density (FAR) is based on Building density (FAR) is based on
. . . the zoning district t the height of the tower and the street type
the distribution e o

#él > vr‘f’ P : | % m } /--’ y
of building densities T4 i T
These two districts have very

different ways of distributing High FAR District on
the wide avenues
towers

The taller the building -
... the higher the
permitted FAR

FAR also determined
by adjacent street

types

Low FAR District on
the small side streets




TYPICAL ZONING CODES:

LAND USE

BULK

* Building form

* Building distances
* Building heights

* Density (FAR)

* Site coverage

* Setbacks

* Sunlight access

e Streetscape

* and more ...

Amount of Open versus
Built Space on the site

Zoning Regulations:

Max. 75% site coverage

Less open space

SHANGHAI




TYPICAL ZONING CODES:

LAND USE

BULK

* Building form

* Building distances
* Building heights

* Density (FAR)

* Site coverage

* Setbacks

* Sunlight access

e Streetscape

* and more ...

Sidewalk setback
distance from the
property line

NEW YORK CITY SHANGHAI

Zoning Regulations: . Zoning Regulations:
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Prohibiting any sidewalk setbacks Requiring large sidewalk setbacks
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Buildings create
continuous street front
walls

Buildings are setback
to create more
spacious sidewalks




TYPICAL ZONING CODES:

LAND USE
BULK

* Building form

* Building distances

* Building heights
* Density (FAR)

* Site coverage

* Setbacks

* Sunlight access

e Streetscape

* and more ...

Zoning can ensure
sunlight access
in different ways

SHANGHAI

Zoning Regulations :

Require minimum number of
hours of direct sunlight
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Zoning Regulations :
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TYPICAL ZONING CODES:

LAND USE

BULK

* Building form

* Building distances
* Building heights

* Density (FAR)

* Site coverage

* Setbacks

* Sunlight access

e Streetscape

* and more ...

Zoning can ensure
sunlight access
in different ways

Prescriptive

LE=0 B0
33 333 33m 32%
L

NYC 1916 ZR

The setbocK line alwoys L
runs up from the cen- 7

ter of the street
through the limif-
ing height of the

street line

Jine

®  Street wall 159 i

Figure 1

Performance-based

| B
+/

NYC Midtown Zoning (1982)

DAYLIGHT EVALUATION CHART
0 3B 40 % 0 N 0w

wsd 3
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Waldram Analysis to ensure views to the sky and
sunlight access to the street views

75% rule

“the sunlight provision requires that about 75 percent of the sky
surrounding any new building remain open. ...



TYPICAL ZONING CODES:

LAND USE

BULK

* Building form

* Building distances
* Building heights

* Density (FAR)

* Site coverage

* Setbacks

* Sunlight access

e Streetscape

* and more ...

Zoning can can
regulate land uses
in different ways

SHANGHA

Prescriptive

Zoning Regulations :
Segregation of uses creating
large single use districts
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Mix of uses creating variety of
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~.exzntial

—axJs inclide resi-

~.n are also used as small

es and ekmentaty/junior high
5.

z2signater! ©

1l midmigh-rise oriented
residential zone

ainly designated for medium to
' lential buidings. in addition to
3 I hiversity buildings, the pem itted
vunangs cowd2 cerain shops and office buikd-

ings with a floor area of up to 1,500m’ to pro-
vide convenences for the local community.

fesignated to allow the introduc-
erelated facilities abng roads

This zone is mainly designated for low rise
residential buildings. In addition to elementary/
junior high school buildings, certain types of
shop buildings with a floor area of up to 150m*
are permitted.

Category | residential zone

P

This zone is designated to protect the residen-
tiai erwimonment. The pemitted buildings in-
clide shops, offices and hotel buidings with a
floor area of up to 3,000m".

Neighborhood commercial zone

This zone is designated to provide daily -~
ping faciities for the neighbourk—

Cate I mid/high-rise oriented
: ego,yresidel;"glzom

This zone is designated for medium to high
residential buildings. In addition to hospitai and
university buildings, certain types of shop build-
ings with a floor area of up to 500m* are per-
mitted.

Category Il residential zone

This zone is designated to mainly protect the
residentiai ervironment. The pemitted build-
ings include shops, offices and hotel buidings
as well as buidings with karaoke box.

. - emas, restaurants and department
stores are constructed in this zone. Residential

In addition to resider*--
smalfl factor-*

buidings and small factory buildings are aiso
permitted.

Q the residential environment in
il such facilities.

© —undings,
—~mitted.

Performance-based
Codes permit mixed-uses
in different combinations to
foster different types of
‘complete’ environments

Practicum: Residential Planning in Global Cities | Columbia GSAPP - PLANA6121 Spring 2021 | Kate Dunham



PARIS

38 NAGASIX FITTORESOUL

LAND USE

BULK

* Building form

* Building distances
* Building heights

* Density (FAR)

* Site coverage

* Setbacks

TYPICAL ZONING CODES:

* Sunlight access

e Streetscape

* and more ...

Zoning Regulations :

Zoning can control Allow vertical mix of uses in the buildings

the mix of uses
vertically



LAND USE

BULK
.. * Building form
o
§ * Building distances
2 ° Building heights
Z
R ¢ Density (FAR)
-
§ * Site coverage
= . Setbacks
* Sunlight access
e Streetscape
e and more ... Zoning Regulations:
Often require active uses —
along ground floors s o
ZOning can Control (CommerCI:aI Overlqy Zo.ne_S) attractive for pedestrians :.Tf\\:*. t’

the mix of uses

a4 Y D
/@0 % A 6‘ ﬁ a5 : y :
vertically and N £

horizontally o 2 % L

Commercial
overlay




SHANGHAI

LAND USE
BULK

* Building form

"g T Gated compounds and
S Building distances walled off sidewalks
2 ° Building heights
‘:3 * Density (FAR)
§ * Site coverage
. Setbacks
* Sunlight access
e Streetscape Zoning Regulations:
e and more ... Prol?ib_it direct access to
" buildings from public
streets
Zoning can influence (fOSteri"fo',';,";,iz,o,’,zg)"y L
what sidewalks are
like by controlling

building access from
the sidewalk




VANCOUVER

LAND USE
BULK

* Building form
* Bu
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* Building heights

ity (FAR)

* Dens
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Landscaped sidewalks with

buffer zones to protect

privacy of residents

* Site coverage

* Setbacks

* Sunlight access

e Streetscape

Require double row of trees and landscaped

buffer zones

2Zoning Regulations:

New Yaletown.
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Zoning establishes what can be built ...

“as-of-right”

Zoning codes regulate:

* Land Use —types of
functions

Bull - size of building

and relationship to
public realm

And much more ...

Site Coverage FAR (Building density)

il b B PRANRES .

Nearly all development in NYC is built by following the city’s Zoning
Therefore, zoning matters a lot !

\\q v [/t 0%




Before zoning ...
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2013 Vet Zoning has played a tremendous role in shaping the skyline



BEFORE ZONING ... S —— S

1873 VIEW

Trinity Church had once been the tallest
building in lower Manhattan
. o - .



BEFORE ZONING ...

Early 1900s - Development boom

Fg |-TEE OTIS ELEVATOR PASSENGER CAR.
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BEFORE ZONING ...

Early 1900s - Development boom
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BEFORE ZONING ...

Early 1900s - Development boom — Skyscraper race skyscraper race sparks

immediate outrage and leads
to sensationalist speculations

Excitement ... Concern ... on the future of Manhattan

" : CAd s L =

0 Arwesh

SRV N — =
THE FUTURE OF TRINITY CHURCH,
Moses King, 1908 Puck illustration from 1907, by Albert Levering.

© MOSES KING
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BEFORE ZONING ...

Call for ‘bulk’ regulations

Equitable Building , 1915

* Rose 42 stories and 538’ tall
with no setbacks
*  With effective FAR of 30, A Am‘ ‘
becomes largest (not tallest) = TLLsr
office building in the world L g Ll
« Cast a shadow 7 blocks long Y7 i
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on the 31st floor
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BEFORE ZONING ...

Call for ‘use’ regulations

Fifth Avenue high-end shopping establishments wanted to
preserve their exclusivity and prevent the ‘encroachment’ of undesirable commercial

activities

B. Altman’s Immigrant workers in the rag trade
Luxury department stores were However, commercial uses that employed
considered acceptable commercial uses low wage, immigrant workers were not

in the area. considered acceptable



1916 Zoning Resolution

3 District types

1] Use Districts 2] Height Districts 3] Area Districts

Separated uses Related building size to width of streets; Specified yards, courts, types & size of
(residential, retail, business, unrestricted) introduced sky exposure planes residences




1916 ZONING RESOLUTION

Separated uses into residential, business, and unrestricted districts

USE DISTRICT MAP DESIGNATIONS

T

T s ey “ = | Residence Dislrict
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1916 ZONING RESOLUTION

[2] Height Districts

Sky Exposure Plane relating building height to width of street

.fr'j 3

S
-
i

, St =
¢ N poss A R v VR T
BoA Ve 4 L oun e tod e i

SR e R
T A s

% The setbock line alwoys 1,
p runs up from the cen-
) ter of the street =
through the limit- £
ing height ot the 7.

street line ;i

s

'

Izoc

|/
v /
\ /s
1% x 50 § =
= Vo z‘,j) B
Street 72 S 3
. s v & 3
width 22 % / %

[ ] /

IRV

Street' 100 wide

Figure 1

SETBACK PRINCIPLE
Typical exomple in o 1% times disirict, for streets 5070 100'wide
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1916 ZONING RESOLUTION

[2] Height Districts

Sky Exposure Plane relating building height to width of street

Sky exposure plane regulations
created “wedding-cake” buildings

Lm

L1 0] EEEERA LI =3

L

gu O 01m LRI
EREE. |

maen ) =W el

I

L)1) i DLiE

1y Eg 1 L) A
A L) ny X

O ) mom B ) S
by mylTE LI TR

Ll.!_‘l!l.l-!.l-ul_l-_l:l_l]

a
A
]
A
=N
am
gna
AEE
003
A0R
i
mAA
aanm

Ty -
b UmeEimE S S|
O e TS e

- B

BRSNS M I N P )
) 8§ T TR B R

-
TR TR TERE e REE TR

et e
B Er N EULLEY
L ErETEL L

JamoEImEEaIEa] 2
NN NN 773 N3E 333 3N 93N AEE 3 B
3

j IR S S N
N OBy

120 Wall Street, 1930 Look building, 1950

39



1916 ZONING RESOLUTION

[2] Height Districts

Tower Regulations permitting 25% of lot area to penetrate the Sky Exposure Plane

S NERS TS The Woolworth Building and City Hall Park,

New York City.

V1 S o o0 ey

Woolworth Building, 1913



1916 ZONING RESOLUTION

[3] Area Districts

Open Space Regulations:
5 classes (A-E) defining different types of open space requirements

Specified size of open space areas:
¢ front, rear and side yards,

¢ inner & outer court yards,

¢ and other types open spaces
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1916 ZONING RESOLUTION

1916 Zoning Resolution
Sky Exposure plane + Tower Regulations

The setbocK line alwoys L
\ runs up from the cen- 7~
ter of the street
through the limit-

ing height ot the
street line
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CHANGING TRENDS ...

New architectural preferences

Growing popularity of the ‘International Style” and “Tower-in-the-park” developments
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Le Corbusier’s “Ville Contemporaine” 1922
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CHANGING TRENDS ...
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1961 ZONING RESOLUTION

New architectural preferences
Office Towers

moving away from ‘wedding cake’ forms

" -
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1952 Lever House by SOM 1958 Seagram Building by Mies van de Rohe



1961 ZONING RESOLUTION

New architectural preferences
Residential

“Tower-in-the-park”

* Housing Cooperatives: led by trade unions like the
Amalgamated Clothing Workers of America.

* Large scale, occupying numerous blocks
* Replicable campus layout

« Emphasis on open space, light and air

Parkchester, BX — 1939 - 1942

moving away
from
‘tenements’

Traditional NYC tenements



1961 ZONING RESOLUTION

1961 Zoning Resolution

New Bulk Regulations

pre-zoning 1916 Zoning 1961 Zoning

‘box’ ‘wedding cake’  ‘Tower-in-the-park’

Desire for Modernism
and Open Space:
Extruded towers with
plazas and Tower-in-
the-park residential

54 ¢ /
Pre-1916 Building,
New York City




1961 ZONING RESOLUTION

KATE DUNHAM LOWER MANHATTAN ZONING HISTORY TOUR 5/15/2021



1961 ZONING RESOLUTION

1961 ZR introduced some new zoning tools
1. Floor Area Ratio (FAR)

Plaza bonus

Height Factor

Contextual Zoning

Transfer Development Rights

niehWwN




1961 ZONING RESOLUTION
1961 ZONING RESOLUTION

FAR
0.5

FAR
1.0

FAR
2.0

[1] Floor Area Ratio (FAR)

FAR and Site Coverage

100%

Site coverage

¥ 1stov-y.

50%

Site coverage

2 stovies

_§r1111\|"

' Entirs lot orea

. 3 lot aren

Practicum: Residential Planning in Global Cities | Columbia GSAPP - PLANA6121 Spring 2022 | Kate Dunham

25%

Site coverage
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1961 ZONING RESOLUTION

Zoning incentives to create:

e More public space
e More public amenities

e Community Facilities

N

[2] FAR

+ ALLOWED FLOOF

AREA CAN BE

INCREASED UP i

TO 20% BY
PROVIDING A
PLAZA OPEN TO
THE PUBLIC

Bonus

52



1961 ZONING RESOLUTION

Pre-existing bulk
configuration

[3] lHEight Factor’ Zoning (residential districts)

Towers in-the-park
concept

53



1961 ZONING RESOLUTION
[3] lHEight Factor’ Zoning (residential districts)

... problems ...

Open space requirements combined with parking Open Space requirements on infill sites
requirements often created ‘tower-in-the-parking lots’ destroying neighborhood context
et S S (S SO N N ' RS, (A - = vy .

5
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1961 ZONING RESOLUTION
[4] Contextual Zoning

Quality Housing Option

g

Preserving street wall & neighborhood scale

Height Factor Zoning

55



1961 ZONING RESOLUTION

[4] Contextual Zoning

2013 NYC/DCP

Qua Iity HOUSing Option Contextual District Re-zonings from
2002-2013

Legend

= [E2 DCP Rezonings Adopted
ﬁ_ LS I DCP Rezonings in
S ' Public Review
o ng — Oe— Viles []M210r Parks
: 0 g 10 [ Airport Area

56



1961 ZONING RESOLUTION

[5] Transfer of Development Rights (TDRs)

Initial intent was to preserve architecturally significant buildings

BULK ADDED BY TRANSFER

OF AIR RIGHTS '\ A

S

; Diagram 11. Proposed tower based upon the
? o design by Hardy Holtzman Pfeiffer Associ-
~N ates adjacent to landmark St. Jean Baptiste
g Church. Tower is in C1-9 (R10 equiv.)

o Unshaded portion of tower shows bulk of

" 10 FAR that could be built as-of-right. (A

N

bonus could add 20%.) Bulk equal to
shaded portion was added by transfer of air

http://civitasnyc.org/live/wp-content/up /10/ABC-of-Zoning-FULLDOC.pdf rights from landmark property.

57


http://civitasnyc.org/live/wp-content/uploads/2010/10/ABC-of-Zoning-FULLDOC.pdf

1961 ZONING RESOLUTION

[5] Transfer of Development Rights (TDRs)

Some successful uses of TDR: Highline, Times Square theater district

3 -

The High:Line

TRANSFER OF REMAINING DEVELOPMENT RIGHTS

58



1961 ZONING RESOLUTION

[5] Transfer of Development Rights (TDRs)

Some controversial uses of TDR: ‘Super Talls’ permitted ‘as-of-right’

\-y
=
»n:“‘l’
JAY HIL

WEST S7TH ST.

uvu'uhdjmen(-lnuinu:-mo_m
meant they could add up the lots'
air rights — or the right to build
up.

“They also bought air rights from
bulldings nearby. Almest half the
building’s usable space was
transferred from its neighbors.

The elevators will cost $21 million.
The building’s extra square footage
is estimated to be worth more than
twice as much.

Figure 36: Aerial image showing proposed tower at 200
Amsterdam Avenue and zoning lot in red
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Evolution of building forms established by zoning

1900s 1916 ZR 1961 ZR 1987
Straight ‘wedding  ‘Tower-in- ‘Contextual’
up cake’ the-park’
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N

Pre-1916 Building, }’ﬂical "Wedding Cake”
New York City ding after 1916

New York City

2020s

Super-talls
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Evolution of mapping systems established by zoning

1916 ZR 1961 ZR

3 maps for entire city 1 map for every section
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Community
Board

60 days

zoning regulations can be changed
... but not easily

Borough
President /
Borough Board
review

30 days 60 days

City Planning
Commission
review

City Council
review

50 days

Uniform Land Use Review Procedure - ULURP

Public land use review process (approx. 7 months, often much longer)
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LIC Mixed-use Rezoning took more than 5 years to develop and get approved
(from Manufacturing District to a Mixed-use Special District)




2] How NYC'’s zoning works
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are the key to understanding what you can build in New York

providing both land use and bulk information




NYC Zoning Resolution

Use Categories >> Zoning Districts >> Regulations

New York’s
zoning regulations are
recorded in the
Zoning Resolution (NYC ZR)

The Zoning\Resolution has 3 volumes:

[ Volume |: Text ]

Volume Il: Special Districts

Volume lll: Zoning Maps
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NYC Zoning Resolution:

Use Categories >> Zoning Districts >> Regulations

e Residential (R)

e Commercial (C)

e Manufacturing (M)
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NYC Zoning Resolution: Use Categories >> Zoning Districts >> Regulations

e Residential (R) * R1-R10
Residence Districts

e Commercial (C) e C1-C8
e Manufacturing (M) Commercial Districts

e M1-M3

Manufacturing Districts

ZONING MAP

THE NEW YORX CITY PLANNING COMMSSION

Major Zoning Classifications:

NOTE: Zoning sormation as shown on s map & Bebject 0
Ci1_ €12 C13 Cl4 CI§ €21 €22 €23 C2 ! by acAdmaariay e -clerst Ly
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Special Districts Commercial Overlays




NYC Zoning Resolution:

Use Categories >> Zoning Districts >> Regulations

e R1-R10

Residence Districts

* C1-C8

Commercial Districts

e M1-M3

Manufacturing Districts

&

..........."..........I.

Bulk + Density

Use Groups

Parking

Signage

and more ...
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The impact of zoning on the built environment

New York City
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Different zoning systems create different built environments

New York City Any city in China
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Different zoning systems create different built environments




China-fied New York
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