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MEMORANDUM 

To: Alvin Jackson, Pastor 
From: Michael Kwartler, FAIA 
Re: Park Avenue Christian Church 
Date:  21 December 2011 

This memorandum has three parts; the first is an overview of the project and its context, 
the second describes the applicable zoning regulations, and the third the complying 
redevelopment of the school portion of the Church’s zoning lot. 

Overview
The Park Avenue Christian Church occupies a zoning lot located at the southwest corner 
of Park Avenue and East 85th Street (Block 1496/Lot 41) (Fig.1, 2).  There are two 
buildings on the zoning lot, the Church and adjoining building housing Church offices 
and related functions, and school.  This zoning and development study focuses on the 
redevelopment on the portion of the zoning lot housing the school and Church offices.  
The redevelopment includes space in the base of the new building for church offices and 
related functions (approx. 2 to 3 stories). It does not include space for the school which 
will be relocated to another location.  The remainder of the development will be 
residential.

The school building is physically connected to the Church (Fig. 3-6), abutting the 
Church’s Park Avenue façade and shares a second means of egress with Church along its 
westerly property line, which exits on to East 85th Street.  There is a narrow areaway 
between the Church’s south façade and the school building providing a nominal amount 
of daylight to the Church’s stained glass windows and Church interior.  The Church itself 
is built flush with the westerly property line.  Neither the Church nor school buildings are 
designated New York City Landmarks. 

The building directly to the south is a fourteen story (± 140 ft.) apartment house (Fig. 7), 
typical of the apartment houses which front on Park Avenue on the Upper East Side 
which range from twelve to fifteen stories. 

Zoning 
The Church’s zoning lot is located in two zoning districts R10 PI (Special Park 
Improvement District) and R8B (Fig. 8), with almost 75% of the zoning lot located in the 
R10 PI zoning district.  The Special Park Improvement District was adopted in 1973 to: 

“…preserve and protect the unique character and architectural quality of the 
residential part of Fifth Avenue and Park Avenue which includes many landmarks 
and cultural buildings.” 
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The Special Park Improvement District zoning regulations supercede the R10 Height and 
Setback regulations.  The PI Height and Setback regulations (ZR 92-00) require new 
buildings or enlargements of existing buildings be built to the Park Avenue streetline 
(street property line), allowing recesses in the Park Avenue façade of up to 6 feet for up 
to 50% of the length of the enlargement (“project”)(ZR 92-142 Mandatory Front Building 
Walls Along Certain Streets).  The minimum and maximum streetwall height is 125 feet 
and 150 feet respectively.  Above 150 feet the building must setback 10 feet from the 
streetline.  The maximum permitted building height is 210 feet or19 stories, whichever is 
less.  (ZR 92-043 Special Height Limitation). 

The maximum Floor Area Ratio (FAR) for the R10 PI portion of the zoning lot is 10.0 
FAR for both residential and community facility buildings.  Floor area bonuses are not 
permitted (ZR 92-041 Maximum Floor Area Ratio).  The R8B portions of the zoning lot 
is a midblock zoning district designed to be compatible with the lower scale row houses 
and apartment buildings.  It has a maximum FAR of 4.0 for both residential and 
community facility uses.  Commercial uses are not permitted in either zoning district. 

The zoning lot is divided between the R10 PI (75%) and R8B (25%) zoning districts 
which is commonly referred to as a split lot.  Because the Church’s zoning lot existed 
prior to 1961 and subsequent redistricting e.g. R10 PI and R8B, it is permitted to move 
zoning floor area (ZFA) across district boundaries, but cannot exceed the adjusted 
weighted average FAR for the entire zoning lot, or the maximum FAR permitted in the 
zoning district, whichever is greater, e.g. the adjusted weighted average FAR is 8.45 
FAR, meaning that the 10.0 FAR for the R10 PI cannot be exceeded while the R8B 
portion may be constructed up to 8.45 FAR rather than 4.0 FAR, the maximum permitted 
in R8B zoning districts.  Practically speaking, this has little impact on the development 
because of the requirement for a 30 foot rear yard beyond 100 feet from the corner of 
Park Avenue and East 85th Street (the R8B potion of the zoning lot is 33.33 feet deep 
leaving 3.33 ft.). 

There are four critical zoning regulations which are applicable to the development and 
implications for its configuration.  They are: 

� “Sliver” regulations (ZR 23-692 Height Limitations for Narrow Buildings or 
Enlargements) which impose limits on the height of the enlargement, if it is less 
than 45 feet wide, to 100 feet or the height of the abutting building to the south 
(14 stories approx. ±140 ft.). 

� Rear yard setback (ZR 23-663 Required Rear Setbacks for Tall Buildings) is the 
required 10 foot setback of the building above 125 feet measured from the rear 
yard line (30 foot required rear yard). 

� Minimum distance between buildings on the same zoning lot (ZR 23-411 
Minimum Distance between Buildings) requires a minimum distance of 40 feet 
(wall to wall) and up to a maximum of 50 feet (legally required residential 
windows to wall) for portions of buildings which are not physically attached.  It is 
applicable only to the residential portion of a building and another building, 
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except an abutting building (when two buildings are physically attached) may be 
considered one building (e.g. Church and new building). 

� Inner and outer court regulations which limit outer courts (those that front on Park 
Avenue) to ratios of depth to width and inner courts to a minimum dimension of 
30 feet and minimum area of 1,200 SF. 

Accessory parking is not required. 

The Development 
Zoning Issues 
As per the “sliver” regulations the minimum width of the development (enlargement) is 
45 feet.  The drawings provided by the Church are not necessarily accurate as noted on 
the drawings: “Sizes are approximate, drawings not based on field dimensions.”  As the 
width of the development is a threshold question, MKA did a field measurement which 
found that the minimum development footprint is greater than the 45 feet required by the 
“Sliver” regulations and therefore they are not applicable (see attached photo with 
measurements) (Fig. 9).  Please bear in mind that the measured dimensions are 
provisional and that a professional survey is needed to verify the dimensional 
assumptions made in this report. 

The next threshold question is the minimum distance between buildings on the same 
zoning lot.  By attaching or abutting the new development to the Church the minimum 
distance regulations are not applicable (ZR 23-71 “an abutting building on a single 
zoning lot may be considered a single building).  The implication is that the development 
must abut the Church up to the height of the eave, which also allows the development to 
be greater than 45 feet wide.  In addition, by abutting the development and the Church the 
issue of the areaway becoming a non-complying inner court is obviated. 

Finally, the required 10 foot rear yard setback measured from the rear yard line above the 
minimum base height is obviated by not including the R8B portion of the zoning lot and 
5 feet in the R10 PI portion of the zoning lot in the development footprint of 95 feet. 

Development Massing 
The development abuts the Church’s southerly wall for the entire length of the 
development (95 feet).  New artificial lighting would be located behind the nave, 
transept, and apse windows simulating daylight.  The Park Avenue façade is articulated, 
similar to the existing school building, giving precedence to the Church façade.  The 
articulation shown in the massing diagram is not required by zoning, but rather is 
intended to be a marker for the future developer/architect (Fig. 10). 

The development rises to a height of 150 feet, and as required by the R10 PI regulations, 
is setback 10 feet from the Park Avenue street property line.  The remainder of the 
building rises to 19 stories or 190 feet.  The maximum permitted ZFA for the R10 PI 
portion of the zoning lot is 98,055.6 ZFA and the corresponding GFA (ZFA + 1.5% for 
permitted floor area deductions) is approximately 99,526 GFA.   
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Using the drawings provided by the Church there is approximately ± 6,936.16 GFA 
(assume GFA=ZFA) in the Church of which approximately ± 4,793.63 GFA is located in 
the R10 PI zoning district.  Subtracting the portion of the Church in the R10 PI zoning 
district leaves approximately 93,261.4 ZFA and approximately 94,732.8 GFA for the 
development.   

The building massing, as configured, has a total ZFA of ± 85,560.6 ZFA and GFA of ± 
86,844.51 GFA and rises to 19 stories and a height of 190 feet.  Approximately 7,000 
ZFA is unused as the development cannot exceed 19 stories or 210 feet, whichever is less 
(the analysis assumes 10 foot floor to floor for both the Church related uses—
approximately 2 to 3 floors).  An increase of floor to floor heights beyond the 10 feet 
used in the development massing may be used as long as the development is 19 stories or 
210 feet, whichever is less. 

Typical floor sizes range between ± 4,178.89 and ± 4,666.44 GFA up to the required 
setback at 150 ft. and ± 4,872.22 GFA for the upper portion of the development.  Legal 
windows are front and back of the development with secondary, non-required windows, 
located along the northerly building wall once it clears the Church’s eave line. 

Please contact me should you have any questions.

 

                    

 

 

 

 

 

 

                   "Park Avenue Christian Church: Shadow Analysis Presentation"

https://www.dropbox.com/s/myfs9pym2dsofil/Park%20Avenue%20Christian%20Church%20-%20Shadows%20-%2011032014.pptx?dl=0
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Park Avenue Christian Church 21 December 2011 
Zoning Analysis  

 
ZR Site = Block 1496/ Lot 41 
 Zoning District = R10 PI, R8B 
 Lot Area = 13,211.06 SF (Source: Dept. of Finance) 
 - R10 PI = 9,805.56 SF (97.166’ x 100.0’ + 17.777’ x 5.0’) (74.22%) 
 - R8B = 3,405.50 SF (97.166’ x 33.333 + 33.333’ x 5.0’) (25.78%) 
 Max. FAR by Zoning District   
92-041 - R10 PI (Max. Res. And CF FAR) = 10.0 
23-145 - R8B (Max. Res. and CF FAR) =   4.0 (Quality Housing) 
24-10 Max. Zoning Floor Area (ZFA) = 111,677.6 ZFA 
 - R10 PI @ 10.0 =   98,055.6 ZFA 
 - R8B @ 4.0 =   13,622.0 ZFA 
 Gross Floor Area (GFA=ZFA + 1.5%) = ± 113,352.7 GFA 
 - R10 PI =  ± 99,526.4 GFA 
 - R8B =  ± 13,826.3 GFA 
 Existing Floor Area to Remain (Church) = ±    6,936.13 
 - R10 PI  =        4,793.63 GFA (GFA = ZFA) 
 - R8B  =        2,142.5 GFA (GFA = ZFA) 
 Remaining Floor Area   
 - R10 PI  = ± 93,261.4 ZFA (98,055.6 ZFA – 4,793.63 ZFA) 
 - R8B = ±   1,479.5 ZFA (13,622.0 ZFA – 2,142.5 ZFA) 
 Max. Lot Coverage   
23-145 - R10 PI (Corner Lot) Remaining GFA  = 100% 
 - R8B (Interior Lot) =   70% 
 Yards   
23-541 - R10 PI = Corner Lot: None Req’d  
23-47 - R8B (Res.) = Interior Lot: 30 ft. (Max. Height in Rear Yard 14 ft. or one 

story, whichever is less) 
24-33 - R8B (CF) = 30 ft. (Max. Height in Rear Yard 23 ft. or one story, 

whichever is less) 
 Maximum Number of Dwelling Units (DUs) = 144 DUs 
23-22 - R10 PI @ 790 SF/DU = 124 DUs 
 - R8B @ 680 SF/DU =   20 DUs 
 Height and Setback   
 � R10 PI   
94-042 - Front Wall Length = Full length of Street Line 
 - Required Setback @ 150 ft. = 10 ft. 
 - Permitted Front Wall Recesses = Aggregate length at any story is up to 50% of Front Wall. 

Max. depth of recess is 6 ft. 
94-043 - Max. Building Height = 210 ft. or 19 stories, which is less 
23-633 � R8B   
 - Min./Max. Base Height = 55 ft. min. and 60 ft. max. 
 - Max. Building Height = 75 ft. 
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23-663 Required Rear Setbacks for Tall Building = For Housing Quality Bldgs. at a height above 60 ft. (in the 

R8B portion of the zoning lot) the building must setback 10 
ft. from the Rear Yard Line. 

23-692 
23-552 

Height Limitations for Narrow Buildings or 
Enlargements 

= Applicable to portions of buildings less than 45 ft. Quality 
Housing Buildings are exempt, provided the width of the 
streetwall at the max. base height (150 ft.) is at least 45 ft. 
wide.  Above the maximum base height the street wall may be 
less than 45 ft. wide (Note: Aggregate Width of Streetwalls is 
measured within 50 ft. of the Street Line) 

    
23-411 Minimum Distance Between Buildings   

 
 

Maximum Building Height 
above Base Plane or Curb Level, 

as applicable (in feet) 
   Wall condition* 25 35 40 50 Over 50 
   Wall to Wall 20 25 30 35  40 
   Wall to Window 30 35 40 45  50 
   Window to Window 40 45 50 55  60 
   * Wall condition shall be defined as: 

   “wall to wall” is a condition where two walls of buildings face each other, 
and neither wall contains a legally required window: 

   “wall to window” is a condition where two walls of buildings face each other, 
and one wall contains a legally required window and the other wall does not 
contain a legally required window; 

   “window to window” is a condition where two walls of buildings face each 
other, and both walls contain a legally required window. 

   Note: an abutting building on a single zoning lot may be 
considered one building. 

23-80 Courts   
23-84 Outer Courts   
23-841 - Narrow Outer Courts = For Outer Courts < 30 ft. wide the width = 1.33 x depth 
23-842 - Wide Outer Courts = For Outer Courts � 30 ft. wide the width = 1.0 x depth 
23-851 Minimum Dimensions for Inner Courts = Min. dimension of 30 ft. and min. area of 1,200 SF 
13-10 Accessory Parking   
13-312 - Residential Development = Accessory Parking not required 
 - Community Facility Development = Accessory Parking not required 
77-0 Zoning Lots Divided by District Boundaries 
77-03 - Zoning Lots Existing Before 1961 = Applicable: Permits Use of Weighted Average FAR 
77-22 - Weighted Average FAR = Weighted Avg. FAR (FAR x % of Zoning Lot Area) 

Weighted Avg. FAR may be located anywhere on the zoning 
lot, but cannot exceed the max. permitted in the zoning 
district or the weighted avg. FAR, whichever is greater. 
(R10 PI 10.0 FAR x .74.22) + (R8B 4.0 FAR x .2578)  = 8.45 
FAR.  (Weighted Average FA) 
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Figure 1.
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Map: NYC Digital Tax Map

Figure 2.
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Figure 3. 
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Figure 4. 
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Figure 5. 
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Figure 6. 
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Figure 7. 
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Source: NYC Zoning Map

Figure 8. 
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Figure 9. 



Story Height GFA/FL (+/−) Tot. GFA (+/−) Running Tot. GFA (+/−) USE
GF 10.0' 4,178.89 4,178.89 4,178.89 Church Offices
2nd 20.0' 4,178.89 4,178.89 8,357.79 Church
3rd 30.0' 4,131.22 4,131.22 12,489.00 Church
4th 40.0' 4,188.63 4,188.63 16,677.64 Residential
5th 50.0' 4,266.37 4,266.37 20,944.01 Residential
6th 60.0' 4,289.00 4,289.00 25,233.01 Residential
7th 70.0' 4,647.22 4,647.22 29,880.23 Residential
8th 80.0' 4,666.44 4,666.44 34,546.67 Residential
9-15th 150.0' 4,874.22 34,119.53 68,666.20 Residential
16-19th 190.0' 4,544.58 18,178.31 86,844.51 Residential

Park Avenue Christian Church - Zoning Envelope




