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Use

A use is any activity, occupation, 
business or operation carried on, 
or intended to be carried on, in a 
building or on a tract of land. 



Use

A "use" is:

(a) any purpose for which a building or other 
structure or a tract of land may be designed, 
arranged, intended,maintained or occupied; 
or

(b) any activity, occupation, business or 
operation carried on, or intended to be 
carried on, in a building or other structure or 
on a tract of land.



A "non-conforming" use is any lawful use, 
whether of a building or other structure or 
of a tract of land, which does not conform 
to any one or more of the applicable use
regulations of the district in which it is 
located, either on December 15, 1961 or as 
a result of any subsequent amendment 
thereto.

Non- Conforming



Bulk

Bulk is the term used to describe 
the size (including height and 
floor area) of buildings. 



Bulk

"Bulk" is the term used to describe 
the size of buildings or other 
structures, and their relationships 
to each other and to open areas 
and lot lines, and therefore 
includes:



Non- Complying

A "non-complying" building or other structure is 
any lawful building or other structure which does 
not comply with anyone or more of the applicable 
district bulk regulations either on December 15, 
1961 or as a result of a subsequent amendment 
thereto.

A "non-compliance" is a failure by a non-complying 
building or other structure to comply with any one 
of such applicable bulk regulations.



Government Agencies

Department of Buildings
Board of Standards and Appeals
Department of City Planning
Community Boards
Borough President
Landmarks Preservation Commission
City Council
Mayor



Approvals Types

As of Right          
Dept of Buildings
Certifications        (CPC)
Authorizations      (CPC)

Discretionary
Variances            (BSA)
Special Permits    (BSA)
ULURP



ULURP

Special Permits
Re-Zoning
Map Changes



"Floor area" is the sum of the gross areas of the several 
floors of a building or buildings, measured from the 
exterior faces of exterior walls or from the center 
lines of walls separating two buildings.  

Floor area



Floor area ratio

"Floor area ratio" is the total floor area on a zoning lot,
divided by the lot area of that zoning lot. 

(For example, a building containing 20,000 square feet of floor area 
on a zoning lot of 10,000 square feet has a floor area ratio of 2.0.)



Floor Area Ratio



Development Rights

Under New York City's zoning law, the 
unused development rights of a lot may be 
sold and transferred as-of-right to adjacent 
lots only through a zoning lot merger, 
except in the case of designated landmarks 
where such transfer is possible by a special 
permit without a zoning lot merger. Unused 
development rights are often incorrectly 
called "air rights."



Zoning Lot Mergers
Zoning lot mergers are critical to the 

successful functioning of the zoning. They 
enable developers to assemble small lots 
into the larger merged lots needed to build 
efficient, economical new buildings. The 
mergers also provide an incentive to 
preserve small existing buildings that are 
not built to the full permitted floor area, by 
enabling the transfer of the unused floor 
area from the site of a small existing 
building to the development site.



Zoning Lot Mergers

A zoning lot merger is the joining of two or more 
adjacent zoning lots into one new zoning lot. Unused 
development rights may be shifted from one lot to 
another, as-of-right, only through a zoning lot merger.



Zoning Lot Mergers



Granting and Receiving Sites



Tax Lots and Zoning Lots

Tax Lots:   Affect the way you pay 
your taxes

Zoning Lots: Affect the way you can 
develop your property



Tax Map



Zoning lot (A)
A "zoning lot" is either:
(a) a lot of record existing on December 15, 

1961 or any applicable subsequent 
amendment thereto;



Zoning lot (C)

(b) a tract of land, either unsubdivided or 
consisting of two or more contiguous lots 
of record, located within a single block, 
which, on December 15, 1961 or any 
applicable subsequent amendment 
thereto, was in single ownership;



Zoning lot  ( C )

(c) a tract of land, either unsubdivided or 
consisting of two or more lots of record 
contiguous for a minimum of ten linear feet, 
located within a single block, which at the time 
of filing for a building permit………. is under 
single fee ownership….



195 Broadway, New York

Zoning Lot (B)





Bulk

"Bulk" is the term used to describe 
the size of buildings or other 
structures, and their relationships 
to each other and to open areas 
and lot lines, and therefore 
includes:



Non-Complying Buildings

54-31 General Provisions
Except as otherwise provided in Section 54-13, 

a non-complying building or other structure 
may be enlarged or converted, provided that 
no enlargement or conversion may be made 
which would either create a new non-
compliance or increase the degree of non-
compliance



Development, or to develop

A "development" includes the construction of a new 
building or other structure on a zoning lot,

the relocation of an existing building on another zoning 
lot, 

or the use of a tract of land for a new use.

To "develop" is to create a development.



Enlargement or to enlarge

An "enlargement" is an addition to the floor area of an 
existing building, an increase in the size of any other

structure, or an increase in that portion of a tract of land 
occupied by an existing use.

To "enlarge" is to make an enlargement.



195 Broadway, New York

Zoning Lot (B)



Granting and Receiving Sites



Zoning Lot Development Agreement
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Channel Club, NYC



Channel Club, NYC



Lot line 

A "lot line" is a boundary of a zoning lot.



Types of Lots 

Corner Lot
Interior Lot
Through Lot



Building

A "Building" Is Any Structure Which:

(A) Is Permanently Affixed to the Land;

(B) Has One or More Floors and a Roof; And

(C) Is Bounded by Either Open Area or the 
Lot Line of a Zoning Lot





Grand Central Station

Transfer of Development Rights



Grand Central Station
Landmarks Transfer of Development Rights



74-711  Landmark preservation in all districts

In all districts, for zoning lots containing a landmark
designated by the Landmarks Preservation 
Commission, or for zoning lots with existing 
buildings located within Historic Districts 
designated by the Landmarks Preservation 
Commission, the City Planning Commission may 
permit modification of the use and bulk regulations, 
except floor area ratio regulations, provided that:   
………………



Republic National Bank (HSBC)

Zoning Lot Merger
Split Lot
Historic Special Permit
Modification of Bulk





Split Lot

A split lot is a zoning lot located in 
two or more districts in which 
different use, bulk, parking, or 
other regulations apply. 





Narrow Buildings



Z Sheet





Mixed Use Building

A "mixed building" is a building in 
a Commercial District used partly 
for residential use and partly for 
community facility or commercial 
use.



Crossroads, 10  Rudgers, NY

Lot Coverage



Crossroads, 10  Rudgers, NY



Quality Housing 23-011(b.1)

(b) In other R6, R7, R8, R9 or R10 Districts, the bulk
regulations applicable to Quality Housing 
developments may, as an alternative, be applied if the 
zoning lot is developed pursuant to all of the 
requirements of the Quality Housing Program……. In 
these districts, the Quality Housing bulk regulations 
may apply to developments or enlargements on
zoning lots with existing buildings to remain, if:

(1) the existing buildings are non-residential and the
entire zoning lot will comply with the floor area
ratio and density standards applicable to Quality
Housing developments; or









Lot Coverage

"Lot coverage" is that portion of a zoning 
lot which, when viewed directly from 
above, would be covered by a building
or any part of a building. 

However, for purposes of computing a 
height factor, any portion of such 
building covered by a roof which 
qualifies as open space, or any terrace, 
balcony, breeze way, or porch or portion 
thereof not included in the floor area of 
a building, shall not be included in lot 
coverage.



Height Factor

The "height factor" of a building is equal to 
the total floor area of the building divided 
by its lot coverage. 

If two or more buildings are located on the 
same zoning lot, their height factor is the 
sum of their floor areas divided by the sum 
of their lot coverages. 

The height factor is thus equal to the number 
of stories, if the building were erected 
without setbacks. In computing a height 
factor, a fraction of .5 or more may be 
considered a whole number, and smaller 
fractions shall be disregarded.



Open Space

"Open space" is that part of a zoning lot, including 
courts or yards, which:
(a) is open and unobstructed from its lowest level to 
the sky, except as provided below;

(b) is accessible to and usable by all persons occupying 
a dwelling unit or a rooming unit on the zoning lot; and

(c) is not part of the roof of that portion of a building
containing dwelling units or rooming units.



Location of Open Space

35-33 A non-residential use occupying a 
portion of a building that was in 
existence on December 15,1961, may 
be changed to a residential is and the 
regulations on minimum required open 
space ratio shall not apply to such 
change in use



Location
Of
Open
Space



Preconsideration





Legally required window

(A "legally required window" is a window or portion of a 
window(including a window either in addition to or as a 
substitute for mechanical ventilation) which is required 
by any applicable law or statute to provide light or 
ventilation to a "living room," as defined in Section 4 of 
the Multiple Dwelling Law.



Internet Resources

1. City Planning: www.nyc.gov/html/dcp/home.html
2. Department of Buildings: 

www.nyc.gov/html/dob/home.html
3. Landmarks Preservation Commission: 

www.nyc.gov/html/lpc/html/home/home.shtml
4. Oasis NYC map: www.oasisnyc.net
5. Property Shark: www.propertyshark.com



Part B



Split Lot

A split lot is a zoning lot located in 
two or more districts in which 
different use, bulk, parking, or 
other regulations apply. 



77-11 Conditions for Application of Use Regulations to Entire Zoning 
Lot

Whenever a zoning lot existing on December 15, 
1961, or on any applicable subsequent 
amendment thereto, is divided by a boundary 
between districts in which different uses are 
permitted, the use regulations applicable to the 
district in which more than50 percent of the lot 
area of the zoning lot is located may apply to the 
entire zoning lot, provided that the greatest 
distance from the mapped district boundary to any 
lot line of such zoning lot in the district in which 
less than 50 percent of its area is located does not 
exceed 25 feet. Such distance shall be measured 
perpendicular to the mapped district boundary.



77-211
Condition for application of bulk regulations to entire 
zoning lot

Whenever a zoning lot existing on December 15, 1961, or on any 
applicable subsequent amendment thereto, is divided by a 
boundary between:

(a) two Residence Districts limited to single- or single- and two-
family residences; or

(b) two Commercial Districts or two Manufacturing Districts in 
which the same uses are permitted but different bulk 
regulations apply;

the bulk regulations applicable to the district in which more than 
50 percent of the lot area of the zoning lot is located may 
apply to the entire zoning lot, provided that the greatest 
distance from the mapped district boundary to any lot line of 
such zoning lot in the district in which less than 50 percent of
its area is located does not exceed 25 feet. Such distance 
shall be measured perpendicular to the mapped district 
boundary.



Split Lot
Existing
prior to 
1961



Split Lot
Merged



Split Lot regulations



Republic National Bank (HSBC)

Zoning Lot Merger
Split Lot
Historic Special Permit
Modification of Bulk





Split Lot

A split lot is a zoning lot located in 
two or more districts in which 
different use, bulk, parking, or 
other regulations apply. 



77-22 Split Lot Floor Area Ratio

The maximum floor area ratio permitted on each portion of such zoning lot 
for the applicable type of building or buildings on such zoning lot shall be 
determined under the applicable regulations of the Chapters 
indicated:…….

Each such floor area ratio shall be multiplied by the percentage of the zoning 
lot to which such #floor area ratio applies. The sum of the products thus 
obtained shall be the adjusted maximum floor area ratio# applicable to 
such zoning lot.

…… (other conditions apply)…..







Tax Lot/Zoning Lot Subdivision
RP-604



Tax Lot
Zoning Lot 
Subdivision
PW-1


