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v. Case study four: (Gowanus Canal)
Model manufacturing district: Brooklyn

Light manufacturing that requires large amounts of
land for outdoor storage or warehousing dominates
many of the older manufacturing areas in Brooklyn.
Yet they also contain mixed uses, with many smaller,
non-complying residential uses built prior to the 1961
Zoning Resolution mixed between the larger manufac-
turing sites.  This example is contained entirely within
a single zoning district (M1-2) and contains large sites,
especially in the north half of the study area.  

The area is underbuilt with over 850,000 SF of unused
floor area.  It is near transit and already supports a
small residential population in nonconforming row
houses and small tenements in the south.  While some
of the uses in the area might be unsightly or require
trucks, no heavy manufacturing is allowed under M1
zoning and the area does not have the noises and
smells one might expect from a large manufacturing
area.  
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Case study four: Model manufacturing district: Brooklyn:
Figure 42: District boundary

The study area contains eight blocks bounded on the west by a wide street.  The block
to the northwest is an existing park.  
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Case study four: Model manufacturing district: Brooklyn:
Figure 43: Building footprints

The area contains a mixture of high-coverage, low-rise, large footprint buildings, and
smaller buildings with rear yards.  There are several unbuilt areas used for surface
parking or outdoor storage.  
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Case study four: Model manufacturing district: Brooklyn:
Figure 44: Landuse

The land use is predominantly industrial but there are many noncomplying residential
uses to the south.  Many of the residential properties owners are unable to get financ-
ing for improvements since their buildings represent noncomplying uses in the zoning
district.  
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Case study four: Model manufacturing district: Brooklyn:
Figure 45: Massing

The area is low rise with several large footprint, single-story manufacturing uses.  This
structure type along with the many lots using outdoor storage means that the seven
non-park blocks in the study area generate close to 850,000 SF of unbuilt floor area
even within the relatively low 2.0 FAR allowed in the M1-2 district.  

 



DIVISION OF APPLIED RESEARCH AND PLANNING THE STEVEN L. NEWMAN REAL ESTATE INSTITUTE    BARUCH COLLEGE / CUNY

AFFORDABLE HOUSING IN NEW YORK CITY : PART THREE MAY 18, 2005174

Case study four: Model manufacturing district: Brooklyn:
Figure 46: Hypothetical buildouts

Since the vast majority of the buildings are underbuilt, and with large unbuilt sites, the
850,000 SF of unused floor area is usually only a single story added to existing build-
ings or two stories for vacant sites assuming 100% coverage.    
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Case study four: Model manufacturing district: Brooklyn:
Figure 47: Potential development sites with rezoning

The highlighted areas above show lots in the study area that do not have existing res-
idential uses.  These are areas that would more likely be developed with residential
mixed use should the zoning allow such development.  How development on these
sites might occur at various FARs is highlighted in the following section (J. Density
models).   
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vi. Case study five: (Sunnyside Yards) 
Model manufacturing district: Queens

Large sites of mostly commercial and industrial uses
dominate this irregularly shaped, M zoned area of
Queens along Sunnyside Yards. It borders a mixed-use
area and includes some residential uses on a few
blocks in the study area.  This area is attractive
because it is close to transit, which makes it accessi-
ble to major employment centers in Long Island City
and Manhattan.   The industrial uses in the area are
generally light and blend in well with the many com-
mercial uses. Most uses are auto oriented and include
a good deal of surface parking even though a subway
station is nearby.  The area is very underbuilt under
current zoning.  At only 38 percent of the allowable
floor area in existing buildings, nearly 3.5 million SF of
additional floor area is allowed under current zoning.
5 FAR zoning, surface parking lots and lower rise build-
ings to the north of the wide street explain this oppor-
tunity.
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Case study five: Model manufacturing district: Queens:
Figure 48: District boundary

The study area is an irregularly shaped area of 12 blocks abutting a large rail yard.  
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Case study five: Model manufacturing district: Queens:
Figure 49: Building footprints

Large footprint buildings dominate the south of the study area while small footprint
lower coverage buildings are on the north of the wide street.  
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Case study five: Model manufacturing district: Queens:
Figure 50: Land use

The area is largely industrial and commercial with residential uses accounting for only
2 percent of the built area.  
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Case study five: Model manufacturing district: Queens:
Figure 51: Massing

The commercial and industrial uses to the south of the study area occupy substantial
buildings allowed in this higher density manufacturing district.  Most of them are still
underbuilt under current zoning FARs, especially to the east where surface parking
creates low coverage buildings.  
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Case study five: Model manufacturing district: Queens:
Figure 52: Hypothetical buildouts

Nearly every lot in this study area is underbuilt under current zoning.  Those with on-
site surface parking tend to be the most underbuilt and the 3.5 million SF of unbuilt floor
area is a substantial increment on top of existing buildings.  Hypothetically under cur-
rent zoning densities, this area would generate close to 3,900 units of housing.  
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Case study five: Model manufacturing district: Queens:
Figure 53: Potential development sites with rezoning

The highlighted areas above show lots in the study area that do not have existing res-
idential uses.  These are areas that would more likely be developed with residential
mixed use should the zoning allow such development.   



DIVISION OF APPLIED RESEARCH AND PLANNING THE STEVEN L. NEWMAN REAL ESTATE INSTITUTE    BARUCH COLLEGE / CUNY

AFFORDABLE HOUSING IN NEW YORK CITY : PART THREE MAY 18, 2005184



DIVISION OF APPLIED RESEARCH AND PLANNING THE STEVEN L. NEWMAN REAL ESTATE INSTITUTE    BARUCH COLLEGE / CUNY

AFFORDABLE HOUSING IN NEW YORK CITY : PART THREE MAY 18, 2005 185

vii. Case study six: (Harlem River)
Model manufacturing district: Bronx

Waterfront access is considered a major amenity to
new housing developments throughout New York City.
Available development sites zoned residential on the
waterfront are limited, however, because significant
portions of the City’s waterfront is still zoned for man-
ufacturing and industrial uses.  This study area is one
of these places.  It is very underbuilt and is an excel-
lent opportunity for major residential yield should res-
idential uses be allowed.  

This study area is mixed use and is zoned mostly for
industrial uses.  It abuts the Harlem River and has easy
access to the water with no major highway or rail line
blocking access.  Residential conversions have
already happened in the area and there is a residential
mixed-use enclave that is recognized through zoning
with the MX district, which combines M1 and R6 and
allows mixing residential and industrial uses.  

There is a very large, nearly vacant site to the south
that generates hundreds of thousands of square feet
of floor area by itself.  The area is not near transit and
would most likely be developed with auto-oriented
development.  
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Case study six: Model manufacturing district: Bronx:
Figure 54: District boundary

The study area contains eight blocks, one of which is nearly completely unbuilt and
quite large.  
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Case study six: Model manufacturing district: Bronx:
Figure 55: Building footprints

Buildings in the nonresidential areas are either high or full coverage.  The residential
mixed-use area has rear yards and small footprints typical of small lot residential
development.  The area fronting the Harlem River is extensive and currently being
used for outdoor storage.  
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Case study six: Model manufacturing district: Bronx:
Figure 54: Land use

Commercial, industrial and residential uses are all found in the study area.  All of the
residential uses are found in the MX zoning district, which allows mixed industrial and
residential uses unlike the more typical M district, which does not allow residential
uses.  Though zoned for heavy manufacturing, the sites that the front the river are
either empty or have large amounts of unbuilt area.  
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Case study six: Model manufacturing district: Bronx:
Figure 55: Massing

Many of the existing buildings are both high coverage and several stories tall, which
means that parts of this area are overbuilt under current zoning densities.  Other areas
are underbuilt and generate close to 2 millions SF of unbuilt floor area under current
zoning.  
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Case study six: Model manufacturing district: Bronx:
Figure 56: Hypothetical build-outs

Most of the unused floor area would be placed on the unbuilt areas that front the
Harlem River.  As a simple math exercise, this massing is placed according to the rules
for vacant corner lots as a full coverage building, regardless of the feasibility of this
action.    
This vacant M3 area might very well have practical site problems that impair its devel-
opment including environmental contamination.  It nevertheless generates a large
amount of floor area even under current zoning densities.
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Case study six: Model manufacturing district: Bronx:
Figure 57: Potential development sites with rezoning

The highlighted areas above show lots in the study area that do not have existing res-
idential uses.  These are areas that would more likely be developed with housing
should the zoning allow such development.   
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J. Density models: 
Axonometric and eye-level development of the
Gowanus and Coney Island Avenue Study areas.

While the hypothetical build-out analysis examined
how much new housing might potentially be built
under current zoning densities, the following exam-
ples take two of the hypothetical build-out study areas
and examines how they might develop under 1.0 FAR
increases in residential density (2, 3, 4, 5, 6, and 7 FAR).  

The first step is the identification of individual lots that
would likely be developed.  It is based on the maps
created during the hypothetical build-out analysis
(specifically the “Potential development sites with
rezoning” maps).  Contiguous areas were then assem-
bled into development sites.  Small sites (less than 40
feet wide) that were bounded by existing residential or
institutional uses were not considered likely develop-
ment targets and removed from the analysis.  

These assemblages were then configured at residen-
tial FARs of 2, 3, 4, 5, 6, and 7 using the following rules:
New residential mixed use buildings that front a wide
street have ground floor commercial uses with 15 feet
floor-to-floor.  This commercial use is not counted
against the residential FAR to encourage commercial
uses in the base of the buildings.  In effect, develop-
ments that face a wide street are built to 3 FAR densi-
ties, 2 of which are residential.  Residential floors are
10 feet floor to floor.  The examples have wide-street
street walls that range between 55 and 75 feet and 55
feet on narrow streets.  The upper portion of the build-
ing above the base is set back.  The sites were assem-
bled, and the buildings configured, to follow the tradi-
tional New York City perimeter block development pat-
tern.  The development analysis shows buildings with
street walls and setbacks that are configured in the
spirit but not the letter of the Contextual Zoning regu-
lations. 

The incremental redevelopment of the area is then
shown in both axonometric and eye level views.  

This analysis makes no claim as to the appropriate-
ness of any zoning change in these areas or of a pre-
ferred density, including that which is currently
allowed.  Rather, it shows what form a residential
building might take on likely development sites in 1.0
FAR residential increments and how many dwelling

units could be generated.  



Case study one: Model commercial corridor: Brooklyn:
Figure 60: Axonometric residential: Existing
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