
 Michael Kwartler and Associates 
 

           Architecture                         116 West 29th Street             Michael Kwartler, FAIA 
            Planning                         New York, New York 10001                   Principal 
  Urban Design                         Tel:  212 564.9601 

   Development Services           Fax: 212 465.2081 
                                             kwartler@simcenter.org 

   
  MEMORANDUM 
 

To: Karen Hu 
From: Michael Kwartler 
RE: Phipps Plaza North and East 
Date: 11 February, 2007 
 
This memorandum responds to the following two questions: 
 

1. Analysis of Phipps Plaza North to determine whether there is unused floor area that may 
accrue under current zoning and; 

2. Analysis of Phipps Plaza North and East to determine the amount of built floor area for 
participation in the Inclusionary Housing program for housing preservation. 

 
The analyses were done using the architects drawings which are referenced in the attached 
detailed analyses. 
 
Phipps Plaza North 
When Phipps Plaza North was constructed in the early 1970’s (the architect’s drawings are dated 
7/18/69), the zoning lot was entirely in an R8 district and was governed by the Zoning 
Regulation’s Height Factor zoning. In the mid-1980’s, the City adopted the Quality Housing 
regulations which offered a contextual, high coverage alternative to the “tower-in-the-park” low 
coverage Height Factor regulations. Subsequently, the zoning lot was rezoned and now is a split 
lot with 88.35% of the lot in the original R8 district and the remaining 11.65% in the rezoned 
R7B district (see attached zoning map). 
 
Although Phipps Plaza North was a zoning lot prior to the rezoning, the portion rezoned to R7B 
cannot, under the split lot rules, be absorbed into the R8 portion of the zoning lot and be subject 
to the R8 FAR, open space and height and setback rules because the R7B portion exceeds 25 ft. 
from the district boundary to a lot line (measured perpendicularly). As a result, the Height Factor 
regulations pertain to the R8 portion of the zoning lot and the Quality Housing regulations pertain 
to the R7B potion of the zoning lot. This methodology is reflected in the detailed analysis. 
 
The attached analysis has three components: Current Conditions; As-Built; and a Summary. To 
determine what could be built on the zoning lot today, I have assumed the maximum development 
potential—which is represented by a mixed-use development with community facility and 
residential use. The maximum community facility use in R8 districts is 6.50 and 3.0 in R7B 
districts which yields 243,152 SF of Zoning Floor Area (ZFA) which is greater than what was 
constructed—177,227 ZFA or approximately 65,000 SF of unused ZFA. 
 
The governing factor in this situation is lot coverage. In the R8 district, assuming the maximum 
FAR of 6.5 (CF) and 6.02 (Residential), the maximum lot coverage is 13,482 SF or slightly more 
than the as-built buildings’ lot coverage. The R7B portion permits an additional 3,025 SF of lot 
coverage which with the unused coverage in the R8 portion totals approximately 3,750 SF of 
additional lot coverage. This unused lot coverage would accommodate the unused zoning floor 
area. 
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Phipps Plaza North and East 
The architects drawings indicate 168,706 ZFA and 87,010 ZFA for Phipps Plaza North and East 
respectively. The total residential floor area is 255,716 ZFA. The drawings also indicate 208 
DU’s and 104 DU’s for Phipps Plaza North and East respectively. The total number of dwelling 
units as per the architects drawings is 312 DU’s. 
 
I appreciate your patience. 
 
Please call if you have any questions. 
 
 
"Shadow Analysis Presentation" 
 

https://www.dropbox.com/s/thlwm1c82ebxgrh/Shadow%20Analysis.pdf?dl=0
https://www.dropbox.com/s/thlwm1c82ebxgrh/Shadow%20Analysis.pdf?dl=0

