
RESIDENTIAL TOWER MECHANICAL VOIDS TEXT AMENDMENT

THE ISSUE: Excessive Voids
In 2018, amidst growing concerns, Mayor de Blasio asked the Department of City Planning (DCP) to ex-
amine excessive voids used to raise residential tower heights in predominantly residential areas:

• Currently, mechanical voids are not counted as zoning floor area in the Zoning Resolution. 
• The overuse of mechanical voids could result in residential towers that were never anticipated by 

 zoning and that disengage with their neighborhoods. 

THE SOLUTION: A Citywide Text Amendment

DCP is proposing modifications to R9 and R10 and equivalent zoning districts throughout the city.  The 
proposed regulations for residential buildings will:

• Discourage mechanical void space taller than 25 feet.
Mechanical voids taller than 25 feet will count as zoning floor area.

• Discourage the clustering of void spaces in a way that unduly pads building heights.
Any mechanical void spaces located within 75 feet of each other will count as zoning floor area.

• Address mixed-use buildings.
Non-residential mechanical space will be subject to the same 25-foot limit if non-residential uses occupy 
less than 25 percent of a building.

EXCESSIVE VOID APPROPRIATE  
MECHANICAL SPACE

Mechanical 
Bulkhead

Mechanical 
Void

Mechanical 
Bulkhead

Mechanical 
Floor



FR
ED

ER
IC

K 
DO

UG
LA

SS
 B

OU
LE

VA
RD

E 42 ST

QUEENS

MIDTOWN TUN

5 A
V

W 14 ST

BQE

MAJOR
DEEGAN EXWY

LONG ISLAND EXPY

E 96 ST

W 155 ST

E HOUSTON ST

E 34 ST

E 17 ST

CENTRAL PARK N

E 125 ST

FLUSHING AV

W 96 ST

CATHEDRAL PKWY

W 79 ST

W 86 ST

E 59 ST

QUEENS BLVD

E 66 ST

W 66 ST

G
R

AN
D

CO
N

C
O

UR
SE

BROOKLYN BR

E 79 ST

CANAL ST

NORTHERN BLVD

BROOKLY
N QUEENS EXWY

KOSCIU
SZK

O
BR

E 14 ST

8 A
V

E 86 ST

CE
NT

RA
L 

PA
RK

 W

W 42 ST

CENTRAL PARK S

QN PLZ

CHAMBERS ST

BR
OA

DW
AY

W HOUSTON ST

W 34 ST

GRAND CENTRAL PKWY

E 110 ST

W 120 ST

W 124 ST

W 81 ST

RO
BE

RT
F

KE
NN

ED
Y

BR
G

E 34th St

I8
7

Williamsburg Brg

W
es

t S
t

Triborough Brg

I 495

I 2
78

Thomson Ave

Canal St

E 42nd St

Queensboro Brg W

Queensboro Brg E

Jackson Ave

Northern Blvd7t
h 

Av
e

W 42nd St

2n
d 

Av
e

W 34th St

Queens Blvd

11
th

 A
ve

Br
oa

dw
ay

St
at

e
H

w
y

9A
3r

d 
Av

e

21
st

 S
t

12
th

 A
ve

FD
R

Dr

South Street Via

Lin
co

ln
Tu

nl

H
ar

le
m

R
iv

er
D

r

I 78

I 4
78

Residential Towers Text Amendment

I 678

Hillside Ave

Jamaica Ave

Q
ueens Blvd

I 678

Hillside AveDowntown Jamaica, Queens

0 0.5 10.25 Miles

0 5,000 10,0002,500 Feet¯

Legend

R9 and Equivalent

R10 and Equivalent

The focus is on R9 and R10 zoning districts and their commercial district equivalents where residential 
towers are permitted and the overuse of mechanical voids is possible.

THE GEOGRAPHY: R9 and R10 Zoning Districts

www.nyc.gov/planning


