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98-20 - FLOOR AREA AND LOT COVERAGE REGULATIONS

LAST AMENDED
6/23/2005

The #floor area# provisions of this Section, inclusive, shall apply. Furthermore, special #floor area# transfer provisions are set
forth in Section 98-30 (HIGH LINE TRANSFER CORRIDOR), inclusive.

98-21 - Maximum Floor Area Ratio Outside of Subareas

LAST AMENDED
11/13/2012

For all #zoning lots#, or portions thereof, located outside of Subareas A through J, the maximum #floor area ratios# of the
applicable underlying district shall apply.

98-22 - Maximum Floor Area Ratio and Lot Coverage in Subareas

LAST AMENDED
12/5/2024

For all #zoning lots#, or portions thereof, located in Subareas A through K, the maximum #floor area ratios# of the applicable
underlying district shall not apply. In lieu thereof, the maximum #floor area ratio# permitted for #commercial#, #community
facility# and #residential uses#, separately or in combination, shall be as specified in the tables in this Section.

For #zoning lots# not using #qualifying affordable housing# and #qualifying senior housing#, the provisions set forth in Table 1
shall apply. For #zoning lots# using #qualifying affordable housing# and #qualifying senior housing#, the provisions set forth in
Table 2 shall apply.

TABLE 1
High Line Improvement Bonus and High Line Transfer Corridor

Sub-
area

Basic
#floor area

ratio#
(maximum)

Increase
in FAR

from
#High

Line
Transfer

Corridor#
(98-30)

Increase in
FAR with

#High Line#
Improvement

Bonuses
(98-25)

Permitted
#floor area

ratio#
(maximum)

A 6.5 2.65 ___1 9.15

B 5.0 2.5 ___1 7.5

C 5.0 2.5 NA 7.5
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D4 5.0 2.52 2.52 7.5

E 5.0 1.02 1.01,2 6.0

F 5.0 NA NA 5.0

G 5.0 1.02 1.02 6.0

H 7.5 NA 2.5 10.0

I 5.0 2.5 NA 7.5

I3 5.0 NA 2.5 7.5

J5 5.0 NA 2.5 7.5

K 5.0 NA NA 5.0

1            In Subareas A, B, and E, the applicable maximum basic #floor area ratio# of that portion of the #zoning lot# that is within the #High Line

Transfer Corridor# may be increased up to a maximum of

1.0, and the applicable maximum permitted #floor area ratio# increased accordingly, by certification of the Chairperson of the City Planning

Commission, pursuant to Section 98-35 (High Line Transfer Corridor Bonus)

2            For certain zoning lots located in Subareas D, E and G, the provisions of Section 98-25 (High Line Improvement Bonus) may apply in lieu of

the provisions of Section 98-30, subject to the provisions of Section 98-241 (In Subareas D, E and G)

3            For #zoning lots# over which the #High Line# passes

4            For #zoning lots# between West 22nd Street and West 24th Street, the #floor area ratios# shall be 7.5, and no #floor area# increases shall

be permitted

5            Bonus contribution subject to provisions of Section 98-25 governing first contribution to Affordable Housing Fund

 

TABLE 2
Qualifying Affordable Housing and Qualifying Senior Housing

Sub-area #Floor area ratio# for
standard #residences#
and non-#residential#

#uses# (maximum)

#Floor area ratio# for
#qualifying affordable
housing# or #qualifing

senior housing#
(maximum)
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A 10.0 12.0

B 6.25 7.5

C 6.25 7.5

D1 7.5 9.0

D 6.25 7.5

E 5.0 6.0

F 5.0 6.0

G 5.0 6.0

H 8.33 10.0

I 6.25 7.5

1            For #zoning lots# between West 22nd Street and West 24th Street.

98-221 - Additional regulations for Subdistrict A

LAST AMENDED
12/5/2024

In Subdistrict A, for #zoning lots# containing a #building# that is #developed# or #enlarged# pursuant to the applicable tower
regulations of Section 98-423 (Street wall location, minimum and maximum base heights and maximum building heights), the
provisions of Section 23-242 (Special tower provisions) shall apply:

(a) to only the #residential# portion of a #building# where less than 75 percent of the total #floor area# of such #building# is
allocated to #residential use#; and

(b) to the entire #building# where 75 percent or more of the total #floor area# of such #building# is allocated to #residential
use#.

98-23 - Special Floor Area and Lot Coverage Rules for Zoning Lots Over Which the High
Line Passes

LAST AMENDED
11/13/2012

That portion of the #zoning lot# that lies directly beneath the #High Line# shall be exempt from #lot coverage# requirements
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below the level of the #High Line bed#. The remaining portion of the #zoning lot# shall be considered a separate #zoning lot#
for the purposes of calculating maximum #lot coverage#. Easement volumes provided in accordance with the provisions of
Section 98-60 (SPECIAL REGULATIONS FOR CERTAIN ZONING LOTS) and access structures constructed therein, as
well as any structure required pursuant to Appendix D or E in relation to an increase in the basic maximum #floor area ratio# of
a #zoning lot# pursuant to Section 98-25 (High Line Improvement Bonus), shall not be considered #floor area# or #lot
coverage#.

However, at or above the level of the #High Line bed#, #lot coverage# requirements shall apply to the entire #zoning lot#.

Within Subarea J, any easement volumes and improvements located within such volumes dedicated or granted to the City in
accordance with the provisions of Appendix F of this Chapter in connection with an increase in the basic maximum #floor area
ratio# of a #zoning lot#, pursuant to Section 98-25, shall not be considered #floor area#.

98-24 - Special Floor Area Rules for Zoning Lots Divided by District Boundaries

LAST AMENDED
4/25/2017

98-241 - In Subareas D, E and G

LAST AMENDED
4/25/2017

For #zoning lots# fronting on West 18th Street and located partially in Subarea D, partially in Subarea E and partially in Subarea
G, #floor area# may be transferred across zoning district and subarea boundaries without restriction. Either the provisions of
Sections 98-25 (High Line Improvement Bonus) or 98-30 (HIGH LINE TRANSFER CORRIDOR) may apply to such #zoning
lot#, as applicable, and the maximum permitted #floor area ratio# specified in the table in Section 98-22 shall apply, as
applicable, for each subarea.

98-242 - Located partially within Subarea C and partially within M1-5 Districts

LAST AMENDED
3/16/2023

For #zoning lots# located partially within an M1-5 District and partially within a C6-3 District in Subarea C, the permitted
#floor area ratio# for the C6-3 District portion of the #zoning lot# may be increased to the #floor area ratio# existing in the C6-3
District portion on June 23, 2005, up to a maximum #floor area ratio# of 7.5, provided that the Chairperson of the City
Planning Commission has certified that a payment has been made to the #High Line# Improvement Fund, established under
Section 98-25, to be used at the discretion of the Chairperson to assure that the #High Line# is restored and reused as a public
accessible open space. The amount of such contribution shall be determined in the manner prescribed in Section 98-35 (High
Line Transfer Corridor Bonus).

No building permit for any #development# or #enlargement# may be issued for any #building or other structure# on the
#zoning lot# that will contain #floor area# made available to the #zoning lot# as a result of the application of this Section unless
and until such certification has been made.

98-243 - Located partially within Subarea D and partially within C6-3A Districts

LAST AMENDED
4/25/2017
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For a #zoning lot# fronting on West 23rd Street and Eleventh Avenue, located partially within Subarea D and partially within a
C6-3A District, #floor area# may be transferred from the portion of the #zoning lot# in the C6-3A District to the portion in
Subarea D.

98-25 - High Line Improvement Bonus

LAST AMENDED
8/24/2017

For #zoning lots# located between West 15th and West 19th Streets over which the #High Line# passes, the applicable basic
maximum #floor area ratio# of the #zoning lot# may be increased up to the amount specified in Section 98-22 (Maximum Floor
Area Ratio and Lot Coverage in Subareas), provided that:

(a)        Prior to issuing a building permit for any #development# or #enlargement# on such #zoning lot# that would increase the
applicable basic maximum #floor area ratio# by up to an amount specified in Section 98-22, or within Subarea J would
cause the #floor area ratio# of a #zoning lot# to exceed the #floor area ratio# of such #zoning lot# on November 13,
2012, the Department of Buildings shall be furnished with a certification by the Chairperson of the City Planning
Commission that:

 

(1)        a contribution has been deposited into an escrow account or similar fund established by the City (the #High
Line# Improvement Fund), or such contribution is secured by a letter of credit or other cash equivalent
instrument in a form acceptable to the City. For subareas other than Subarea J, such contribution shall be used
at the direction of the Chairperson solely for improvements to the #High Line# within the #High Line#
improvement area applicable to such #zoning lot#, with such contribution being first used for improvements
within that portion of the #High Line# improvement area on such #zoning lot#. For #developments# or
#enlargements# within Subarea J, such contribution shall be used for any use with respect to the improvement,
maintenance and operation of the #High Line# or the #High Line# Support Easement Volumes provided for
under Appendix F of this Chapter, at the Chairperson’s direction, provided that, in lieu of a deposit to the
#High Line# Improvement Fund, the contribution for the first 80,000 square feet of #floor area# shall be
deposited to the Affordable Housing Fund established under Section 98-262 (Floor area increase), paragraph (c),
for use in accordance with the provisions of that Section. Such contribution shall be made in accordance with
the provisions of Appendix D, E or F of this Chapter, as applicable;

 

(2)        a declaration of restrictions executed by all “parties in interest” to the #zoning lot#, as defined in paragraph (f)(4)
of the definition of #zoning lot# in Section 12-10 (DEFINITIONS), including and incorporating such other
instruments as are necessary to assure that the City’s interest in the restoration and reuse of the #High Line# as
an accessible public open space is protected, as determined by the Department of City Planning in consultation
with the Office of the Corporation Counsel, is filed and recorded in the Office of the Register of the City of
New York; and

 

(3)        all additional requirements of Appendix D, E or F, as applicable with respect to issuance of a building permit,
have been met. For #zoning lots# located between West 18th and West 19th Streets over which the #High Line#
passes, in the event that a certification is initially made by the Chairperson on the basis that the requirements of
paragraph (a)(1) of Appendix E with respect to Stairway and Elevator Access Work have been met, and the
Commissioner of Parks and Recreation later elects to require #High Line# Service Facility Work in accordance
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with the provisions of paragraph (b)(4) of Appendix E, such initial certification shall no longer be effective. In
lieu thereof, a certification by the Chairperson that the requirements of paragraph (a)(1) of Appendix E with
respect to #High Line# Service Facility Work have been met shall be required. Notwithstanding the foregoing,
the Department of Buildings may continue to issue a building permit pursuant to the initial certification made
for Stairway and Elevator Access Work, all building permits issued pursuant to the initial certification made for
Stairway and Elevator Access Work shall remain in effect, and construction may continue pursuant to such
permits, provided that the provisions of paragraph (c)(4)(ii) of this Section shall apply with respect to the
issuance of any temporary or permanent certificates of occupancy for the #development# or #enlargement#
authorized by such permits under the provisions of paragraph (c)(4).

(b)        Prior to issuing a certificate of occupancy for any portion of a #development# or #enlargement# on a #zoning lot# located
between West 17th and West 18th Streets over which the #High Line# passes that would increase the applicable basic
maximum #floor area ratio# by up to an amount specified in Section 9822, the Department of Buildings shall be
furnished a certification by the Chairperson of the City Planning Commission that:

 

(1)        if required pursuant to agreement with the City under Appendix D, #High Line# improvements within the
#High Line# improvement area, as shown in Appendix C of this Chapter, for such #zoning lot#, have been
performed in accordance with such agreement;

 

(2)        if elected by the owner, structural and remediation work has been performed on the #High Line# within the
#High Line# improvement area for such #zoning lot#, in accordance with Appendix D;

 

(3)        At-Grade Plaza Work has been performed on such #zoning lot# in the area shown in Diagram 3 of Appendix C
of this Chapter, except as otherwise provided in agreements and other instruments that provide for City
construction of some or all of the At-Grade Plaza Work, in accordance with Appendix D;

 

(4)        Stairway and Elevator Access Work has been performed on such #zoning lot# in the At-Grade Plaza area shown
in Diagram 3 of Appendix C, or that an additional contribution to the #High Line# Improvement Fund to fund
performance of such work has been made, except as otherwise provided in agreements and other instruments
that provide for City construction of some or all of the Stairway and Elevator Access Work in the At-Grade
Plaza, in accordance with Appendix D; and

 

(5)        all other applicable requirements of Appendix D have been met.

For temporary certificates of occupancy, certification with respect to performance of work required of owner shall be of
substantial completion of the work as determined by the Chairperson. For permanent certificates of occupancy,
certification with respect to performance of work required of owner shall be of final completion of the work, as
determined by the Chairperson. In the event of a failure to perform work timely or to otherwise satisfy the requirements
of this paragraph (b), no temporary or permanent certificate of occupancy shall be issued for #floor area# above the
applicable basic maximum #floor area# for the #zoning lot# specified in Section 98-22, and the City may perform all
such work in accordance with the provisions of Appendix D. In the event that the owner has executed agreements and
other instruments that provide for City construction of some or all of the At-Grade Plaza Work and for some or all of
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the Stairway and Elevator Access Work, in accordance with Appendix D, certificates of occupancy shall be issued if
owner has substantially or finally completed any aspects of the work required of owner pursuant to such agreements and
other instruments, as the case may be, and is otherwise in full compliance with such agreements and instruments,
including with respect to payment of all funds required pursuant to the terms thereof and Appendix D.

(c)        Prior to issuing a certificate of occupancy for any portion of a #development# or #enlargement# on a #zoning lot# located
between West 16th and 17th Streets or between West 18th and 19th Streets over which the #High Line# passes that
incorporates #floor area# that would increase the applicable basic maximum #floor area ratio# by up to an amount
specified in Section 9822, the Department of Buildings shall be furnished a certification by the Chairperson, that:

 

(1)        if required pursuant to agreement with the City under Appendix E, #High Line# improvements within the
#High Line# improvement area, as shown in Appendix C of this Chapter, for such #zoning lot#, have been
performed in accordance with such agreement;

 

(2)        if elected by the owner, structural and remediation work has been performed on the #High Line# within the
#High Line# improvement area for such #zoning lot#, in accordance with Appendix E;

 

(3)        for #zoning lots# located between West 16th and 17th Streets over which the #High Line# passes:

 

(i)        Stairway and Elevator Access Work; and

 

(ii)        #High Line# Service Facility Work applicable to such #zoning lot# has been performed on such #zoning
lot#, in accordance with Appendix E;

 

(4)        for #zoning lots# located between West 18th and 19th Streets over which the #High Line# passes, either:

 

(i)        Stairway and Elevator Access Work; or

 

(ii)        if elected by the Commissioner of Parks and Recreation, #High Line# Service Facility Work applicable to
such #zoning lot#, has been performed on such #zoning lot#, in accordance with Appendix E; and

 

(5)        all other applicable requirements of Appendix E have been met.

For temporary certificates of occupancy, certification with respect to performance of work shall be of substantial
completion of the work as determined by the Chairperson. For permanent certificates of occupancy, certification with
respect to performance of work shall be of final completion of the work, as determined by the Chairperson. In the event



of a failure to perform work timely or to otherwise satisfy the requirements of this paragraph (c), no temporary or
permanent certificate of occupancy shall be issued for #floor area# above the applicable basic maximum #floor area# for
the #zoning lot# specified in Section 98-22, and the City may perform all such work in accordance with the provisions of
Appendix E.

 

(d)        Prior to issuing a certificate of occupancy for any portion of a #development# or #enlargement# on a #zoning lot# located
within Subarea J over which the #High Line# passes that incorporates #floor area# that would cause the #floor area
ratio# of a #zoning lot# to exceed the #floor area ratio# of such #zoning lot# on November 13, 2012, the Department of
Buildings shall be furnished a certification by the Chairperson, that:

 

(1)        #High Line# Support Work has been performed on such #zoning lot#, in accordance with and to the extent
required by Appendix F; and

 

(2)        all other applicable requirements of Appendix F have been met.

 

For temporary certificates of occupancy, certification with respect to performance of work shall be of substantial
completion of the work as determined by the Chairperson. For permanent certificates of occupancy, certification with
respect to performance of work shall be final completion of the work, as determined by the Chairperson.

 

98-26 - Affordable Housing Fund

LAST AMENDED
12/5/2024

Where the Chairperson of the Department of City Planning has certified that at least 90 percent of the total development rights
within the #High Line Transfer Corridor# have been transferred pursuant to Section 98-30, no transfer of #floor area# pursuant
to Section 98-30 shall be required, and the basic maximum #floor area ratio# of a #zoning lot# containing the #development# or
#enlargement# may be increased by up to 2.5 in Subareas B, C and D and on any #zoning lot# located in Subarea I over which
the #High Line# does not pass, and up to 5.5 in Subarea A, in accordance with the provisions of paragraph (a) of this Section.

(a) #Affordable Housing Fund#

Where the Chairperson of the City Planning Commission determines that more than 90 percent of the #floor area#
eligible for transfer through the provisions of Section 98-30 have been transferred in accordance with such provisions, the
Chairperson shall allow, by certification, an increase in #floor area# on any receiving site as specified in Section 98-33
(Transfer of Development Rights From the High Line Transfer Corridor), up to the amount permitted in Table 1 of
Section 98-22, that otherwise would have been permitted for such receiving site pursuant to Section 98-30, provided that
instruments in a form acceptable to the City are executed ensuring that a contribution be deposited in the West Chelsea
Affordable Housing Fund. Such fund shall be administered by the Department of Housing Preservation and
Development and all contributions to such fund shall be used for the development, acquisition or rehabilitation of
#affordable housing# located in Community District 4 in the Borough of Manhattan. The execution of such instruments
shall be a precondition to the filing for or issuing of any building permit for any #development# or #enlargement#
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utilizing such #floor area# increase. Such contribution amount, by square foot of #floor area# increase, shall be
determined, at the time of such Chairperson’s certification, by the Commission by rule, and may be adjusted by rule not
more than once a year.
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