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Have you noticed this building (432 Park)?
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How did this happen?
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Yet this one towers over
all of them

How?

Did the zoning change?




New York City has done/is doing some massive rezonings

Hudson Yards
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But here the underlying zoning has been in place since 1961
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2017 zoning map

Height and setback rules were revised in 1982, and the site
was partially downzoned




We had two generations for this to happen

3  — AT
IORMO DERICT  [FOHNG WAF EC] ’ EJ'—_'U
it WD =
Ci18 MWD & 5
o asEs % FLDGR ATEH FICPOED o
cid 24T R ATE (=
13241, L o
oAl AT EERNG . LOTd . ALy |2
Lata- A DE Ol=
3 FLOCR AREA PERATTED) A8 A30TR B 21 W o= ARTAN 0
ik} AR BEW. ANEE B
([T i} -
A1 @ 5D AL BCELS . I
C 15 COWMERTIAL 13 £
NI 1 LRI, 1D COvERCIL il
WECEO 1 WIRECTEATH 13 . CEmBRCIAL M SCTTH HOHE KITAL:
|1} EXETRC EHTSSF
FLOCE AT, T REN BTSN aF
Al BOTH TOKES R
£33 A .
DI e D FESDEMIAL I 0T DECTS: L1418 &
ST EF ¢ 30 F s mea ENGUAL BOIH OBIRECTS w587, ST
M - .
L. [Frors s i mo porey. sy s i #

T YARDPIGULATICRS
B0 CORNELOT MO RSO

TR THRCLGHLOT: BT REAR YARD EGURALERT
WL WED FOR PESIOE LA LEE

Bl WSOl U 3 esOules RO CoOwERTLAL Ui
fae ] i YRS 2

IE.

LB WAL Rl DOHIITY
* &)= STHEE] SREET WLl & ATALCOMIRUETY

A5 AL HERGH]

P AVERLE: STREET WWLL CORITIR Y
* = TREET; MORE SEQRIREC

FARE WVERUE 100 WIOE - LA
*SaIH $IREES: S0P WIE 90

12 ACTERATVE HEJGHT i, SR, B
-ﬂ-‘-'l ST B
DPLGAD DEWELOR M Bl OOMPlance

ﬂln'l&laﬁ‘

REAR YARD
2 Sabedie.

F REAR TARD
] eivaimr

&5 EAST 57TH STREET jioer mice

1w

Ay

LEGEND
O rersmeass f:ﬁ G TIE
g e -
o CHCT AR )
e | BB
s
t H
w
>
=
[
=
z!,. E
as 1
F
Cias]
A
— EAST 56TH STREET
[P

(L3

-

a

= PARK AVENLE

SCIOR- A

-
b

EET PN

{140 o wicE)

SITE PLAN DIAGRAM

i

BE MIN. HT OF STREET WALL

150 MR HT, OF STREET WLl

1308

izl Pumd

I

L

R L T W R T
OF BUDEE 1 0025775

LR T TR R D A N LT TR
E31ZmiEesss B Ci

NOTTO SCALE

AXONOMETRIC DIAGRAM

8 PRGeCED BERORH N
P aNCE Wi a1
LB HGH L SEWALE
PECILATIR . A

1 50U MAX, HT
OF STREET WALL

P00 AN, HT
OF STREET WaLL

Codm

Bulldings

ZD1 Foning Diagram
Must b fypawrifion.

f?ﬁl Dot ] alfie B
e ;uh:n:vu-n-r-

1120.628.776 |

Submitbed 1o resolee objactions steted ina
notice of inber ko revoke issued pursuant b
rule 101-15.

Oves BEBne

Location Infarmation

House Mols) 440

Streed Name PARK AVENUE

Borugh  MANHATTAN

Block 1290

Lat 33

BIM 1088583

Falsification of arry stalement is 8 misdameanor
and i punishabie by & fire of imprisonement, o
both, It is unkaaful o give 0 8 city employes, of
fora city employes ko sccepl, 6ny benalil,
monatary or otharwisa, shar 85 & gratuity for
prapaerty periorming the job or in exchanges for
special considerabon, Viclabon is pureshable by
impriscnmant or fine or bogh, | undarstand that if
| am found afier hearing 1o have krowingly or
negligenily falsifed or allowed o be falsified any
canificaba, form, sgned slalement, apphication,
FEpOn of centifation of the oomestion of & voka-
fian required undar the prendsions of this coda o
of & nde of any agancy, | may ba barmed from
Tiing further spplcatans of SO ments with 1he
Depariment

Mame (please prinl— """

GLORIA, T, .
Signalurs i W Diale
y # S e 0015

1 - _(t' ol |

= |

=, £ |

\ "?ﬂzua /

A GFHE.Hq !

P.E. | RA Seal-lapply seal, fwe sign and dafs cwar
soai T

Intarmal Usa Only

BIE Doo &,

PLLAR ESAMINER SIGK AND DATE

arsna



We had two generations for this to happen

Why are we seeing this now?

How is it happening?



As you know, tall buildings cost a lot to build

Building Cost

s e B

Building Height



But new technologies are bending the cost curve

Building Cost

Building Height



And the market supports huge revenue for higher floors

Building Revenue

Building Height



That difference explains “why”

Building Revenue

Building Height



But most zoning hasn’t changed: So how are they getting-so
tall? ]

29t &
Fifth

'T'AL\ 217 W 57t

510"

30th & Madison
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Enormous
mechanical
spaces

“Structural
Voids”

510"




Gerrymandered & sculpted

; zoning lots
| Generous DOB interpretations

200 Amsterdam



180 E 88t

////

iy

&w///////////////

LI

-floor heights

Enormous floor-to



Non-zoning floor area: it’s not just for mechanicals anymore!

Zoning floor area (FAR)
Habitable spaces
Common hallways
Interior walls
Building amenities

In-unit HVAC
Basements

Elevator shafts

Patios > 67% enclosed *
Some staircases *

Part of exterior wall *

* = New law

Non-zoning floor area
Accessory building mechanicals
Accessory parking /loading
Electrical chases

Flues and chutes

Centralized HVAC

Cellars

Pipe shafts

Patios < 67% enclosed *
Other staircases *

Other part of exterior wall *



In 2005 217 W 57'h Street was planned
for 64 stories / 690’

Today, it is approved for 86 stories /
1,435 feet*

* Averages nearly 17 feet for each
story

 Similar to, but taller than, 432 Park

* |t gained 22 stories but 746 feet;
How?

* A post-approval amendment brings this up to 95 stories / 1,550 feet




217 W 57t Street is under construction

B 65 feet of e Voids and mechanical floors
N B mechanicals at top
| account for about 390 feet

13 feet
floor- (27%) of the building’s height
to-floor

and volume

Five voids at 35+ feet

e One flooris 100 feet floor- to-
floor

* Apartments are 13 feet floor-
to-floor

e First 14 stories are 370 feet
tall (26.5 feet average)

100 foot+ Void

e Zoning lot is now enormous
42 foot retail mechanicals (91 000 SF')
, !
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The zoning lot includes these NYC landmarks



And these other notable buildings
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So what? Tall buildings are cool and zoning lot mergers
preserve old NY

15E30th St

But voids are often put near street level

Bad for urban design, and . ..



. . . let’s not forget these guys
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But that’s Midtown. Tower-on-base rules protect many
tower districts outside Midtown/Downtown

The Metropolitan (181 E 90t St.,
built 2003, 327/, Tower-on-base)

* Building base between 60 and
85 feet tall

* Building must come to street

e Tower must cover at least 30%
of zoning lot

e Must have at least 60% of
floor area under 150 feet

e Typically tops out at a
reasonable 300-350 feet




But we’re now seeing these tactics used in tower-on-base

Mechanical
] . penthouse is 55
180 E 88t St increases height and  feet
. . N\
avoids regulations by: / g\
Typical TOB

16+ foot floor-to-

180E88th Tower floor heights

Floor-to-floor height 16 feet 10 Feet

Void 34 feet None

Mechanical pnthse 55 feet 40 feet

%ZZ
W
Cutting off portions of lot that
reqUIre a base \ <§>
/

N >

88 & 3rd \/




If 180 E. 88t Street used traditional assumptions, it would fit
in with most UES towers
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pre-2012 UES tower mmmm)
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To scale with same floor area




Hot off the presses! 249 East 62 Street just filed in Sept.

60 feet mechanical
penthouse/floor

150 foot (12
stories) top
floors

150 foot void with

a party room

150 foot (12
stories) lower
™ floors

510 feet
25 usable stories
83 units

Same designer as
432 Park



So what’s up with supertalls?

 New technology and market forces are effectively
changing bulk regulations because of:

* Mechanical spaces / voids are being used as platforms



So what’s up with supertalls?

e Large to huge floor-to-floor heights count the same as typical



So what’s up with supertalls?

* Aided and abetted by DoB allowing:
* Shaping the zoning lot to avoid regulations
* Questionable mechanical deductions

* No meaningful enforcement (POPs/Qualifying Open Space)



So what’s up with supertalls?

* It’s just happening: No policy intention, no ULURP, no
public input



Possible solutions

* Fix excess mechanical spaces (limit the exemption,
location in the building, FTF heights)

 NYCis unique in its broad mechanical FAR exemption

* We already limit mechanical exemptions in some districts, and we
proposed limiting them in the year 2000

* Arational method to relate unreasonable FTF heights to
ZFA penalties

* DOB makeover
 No more aggressive tactics: (e.g. require mechanical spaces used for
mechanicals)
* Enforce basic zoning rules: privatized / unmaintained POPs, non-qualifying
open space

 How about consulting with DCP or City Council on interpretations of new
zoning?



And so how did this happen?

19 floors of mechanicals/
voids (out of 87 total)

They are a design feature!

23% of gross floor area in
mechanicals, exempt from
floor area

16’ 5” Average floor-to-floor
heights

40,000 SF zoning lot
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