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SUMMARY V.

2

Alternative Systems for Flexible Land Use Regulation

Kim Dongkun, Kim Sangjo, Song Jieun, Jang Yonghyuk, Yang Jaeseob , Kim Yongjin

Keywords: Flexible Land use, Landuse regulation, Urban competitiveness

Socio-economic and technological changes such as slowing economic growth, aging
population, declining total population, the rise of fourth industrial revolution, income
inequality are also transform our urban space. Various urban strategies have been
introduced to enhance urban competitiveness such as urban regeneration strategy,
compressed urban strategy, smart urban strategy and sustainable urban strategy.

For various strategies to secure urban competitiveness, there is sometimes a
demand for exceptional measures on land use related systems. In the current land use
management system, a system for flexible land use is being operated in accordance
with these economic, social and urban strategic needs. On the other hand, in addition
to the criticism that the system for land use flexibility operates differently from that of
the introduction, there is also a question about whether such a system can effectively
respond to the demands for strengthening urban competitiveness in the current era.
Therefore, this study examined whether the land use flexibility system can cope with
the economic and social change and the new urban development strategy in order to
secure the urban competitiveness.

The advantage of using area can be maximized during the growth of cities. On the

other hand, for the old urban areas where the land use is mixed and declined, the zonig

84



system is difficult to play a role. Therefore, we introduced an alternative system such
as Minimum zone of regulation, mixed use zone, development promotion zone,
special planning zone, etc. On the other hand, these systems show problems such as
insufficient relation with use local system, lack of designation basis, effect and
consensus.

A reasonable and planned basis is required for the land use flexibility system to
operate at a suitable level in a suitable site. To this end, it should be possible to extend
the delegation of zoning designation authority and to introduce a new use area when
necessary. If flexibility is required to selectively mitigate the use of buildings or
development density for a specific area, the current system could be used but linked to
the city's basic plan. It is necessary to review the rationality and the publicity in order
to reduce the gap between the designation time and the development time.

Change from land-use-oriented regulation to performance-oriented regulation or
change from a simple rule based on the limit value to alocal characteristic interlocking
type is need. In order to respect the creativity of the private sector and actively
respond to market demand, procedures that can be proposed by the private sector
other than public sector should be introduced.

Land use flexibility is an exceptional situation that is applied due to the problem of
rigidity, and the flexibility of land use should not be the principle of land use.
Therefore, a city-planning approach is needed to determine why land use flexibility is
necessary. Through Landuse monitoring, if the objective is achieved or is no longer

valid, it can be released immediately.
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5 |Special Planned Community Preservation District [Special Mixed Use Districts Special Mixed Use District
6 [Special Scenic View District Special Natural Area District Special Ocean Parkway District
7 Special Planned Community Preservation District |Special Scenic View District
8 Special Sheepshead Bay District
T2 Manhattan Queens Staten Island
1 |Special 125th Street District Special College Point District Special Hillsides Preservation District
2 [Special Battery Park City District Special Downtown Jamaica District Special Natural Area District
3 |Special Clinton District Special Forest Hills District Special South Richmond Development District
4 |Special Enhanced Commercial District Special Long Island City Mixed Use District Special ST. George District
5 |Special Garment Center District Special Mixed Use Districts Special Stapleton Waterfront District
6 [Special Governors Island District Special Natural Area District
7 |Special Hudson Square District Special Planned Community Preservation District
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9 |Special Limited Commercial District Willets Point Special District
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12 |[Special Lower Manhattan District
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16 |[Special Mixed Use District
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23 |Special United Nations Development District
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1 Coney Island Mixed Use District 1975.01.09
2 Tribeca Mixed Use District 1976.11.06
3 Port Morris, the Bronx 1997.12.10
4 Long Island City Mixed Use District 2001.07.26
5 Flushing/Bedford, Brooklyn 2001.09.05
6 Red Hook, Brooklyn 2002.01.30
7 Hudson Square, Manhattan 2003.08.19.
8 Morrisania, the Bronx 2003.08.19
9 Greenpoint-Williamsburg, Brooklyn 2004.09.28
10 Northern Hunters Point Waterfront, Queens 2006.08.16
11 Atlantic and Howard Avenues, Brooklyn 2007.10.29
12 Manhattanville Mixed Use District 2007.12.19
13 Gowanus, Brooklyn 2009.03.11
14 Lower Concourse, the Bronx 2009.06.30
15 DUMBO, Brooklyn 2009.07.29
16 Third Avenue /Tremont Avenue, the Bronx 2010.10.13
17 Borough Park, Brooklyn 2010.10.27
18 West Harlem, Manhattan 2012.11.13
19 Ocean Hill/East New York, Brooklyn 2016.04.20

x| o= HAE X|Y (Eliminated or Replaced) PApSE
Mixed Use District-2
1 Fulton Ferry (MX-2) 1999.09.09
Eliminated & replaced by DUMBO(MX-2)

2 EliminatedMéxigpllilsceedDI;;n\c/\tle?;t(l\é)liesZea District 1999.03.30
3 I\.Ior.thside Mixed Use District (N) 1973.09.13
Eliminated 5/11/05, 050110(A) ZRK 1976.03.18

K& : Index of special purpose districts, NYCPLANNING, 2016.04.20, p2-7



*for illustrative use only
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) st a5 Resicersial
C24 Commercial Oversy

A& : Nycplanning, East New York Community Plan, 2016.04.20.

24) THE REAL DEAL, City seeks developer to build 200 affordable units on East New York lot,
2017.06.15., https://therealdeal.com/2016/12/22/city-seeks-developer-to-build
-200-affordable-units-on-east-new-york-lot/
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C1X" : 20164 42 20

2 AZILE
HEA-11 | 7 EH8EXT oY
7 = kS
5g M1-1 R5B RTA/C2-4
gk C4-4L M1-4/RTD
OCEAN ooy | CHESH MRIR B82S Teets Mgl X729
HILL H%Eik 23d 7
53 | iz ”AH o | AW BEE XiRlots SHBEX|T
sy opy may | T el S48 wEND Hauzdg B
g sigs

Xt& : Nycplanning, East New York Community Plan, 2016.04.20.

LT XL S AUL R AgHsto] A2 AF o]

ol % AR 2L FAXIS} 2mF, &

JB”A-5 | Ocean HillAE =1

ZONING HOUSING
promote growth of preserve & create
livable neighborhoods affordable housing

A2 7m2A TAAE S SH0|X|
(https://www1.nyc.gov/site/planning/plans/east-new-york /east-new-york-1.page)
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EA12 | 57124 S8l A

T ZH H A
518 82 C4-5D
=1 R5/C2-3 R7A/C2-4
PITKIN AVENUE < —
(Mixed-use 8-105(R7A) E=
Corridor) Ex| MU Aol 9l FHEE 10-12% (C4-5D)
-e T2 NZ 2-3%5 FHE 72 FUE FA Y ANiEx
150 20§ 8! HRLIE| A|ME 58
o 52 MRlél R6A/M1-4
=1 R6A/C2-4
AVENUE R5/C2-3 /
(Local Corridor) e Bl =l o et mie o el A|cy 6-8%
:é x‘l E Tj-l =x XI‘OXI. ﬂ?j OEE :FLOI:I %DEIE _7'(_71’ |_|':°:|-| Etl ga
= 52 M1-1 R8A/C2-4
£z ac c81 C4-4D
ATLANTIC ° C8-2 R8A/M1-4
AVENUE MU HE, Sk 2 B (FR4,
(Growth MIXFE, RPSAE HH|A, 2RIAIN) 9 o 12-14%
corridor) EX | IAE I, Alch} Ze XSkt BA | FUSIA U MY So| =8 e o8
A ol FMY 82T EME] UAS 150 A0 3! AHRLE| A|ME 58
MZ2 F¢ Jjue 2518
518 82 ca-4L
FULTON 8= R5/C2-3 R6A/C2-4
STREET A|ci 6-8%(R6A)
(Mixed-use e HMUT F7, A = L 8-105(C4-4L)
corridor) | =% i 2-350 2872 U=z 9 Ny
150 A0 3 HRLE| A|ME &8
58
2o R5 R5B
718
ex FE 2-3%9 MUZFH J|E FH EME BE
- UL x2 ojmE Wy 2-359| HEFE &

Xt&: Nycplanning, 2016.04.20., East New York Community Plan, P12-21
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© AN A B X971 R LS AAIskaL §lom East

New Yorko] 7125 7Jslsl7] S8l AEAs 22HAEE A

515 11, K| 4A 9] xS 215t Industrial Business Zone(IBZ)
S X|7J5F33S (Nycplanning, 2017 : 18-28)

- I3k Industrial Business Zone2] 7|& AMAA|S2] ARRS A5t

M2 AFAES 728 4 JE= NYC Economic Development

Corporation(EDC)7} 3l 2194 o] Sx¥at AZe] 918

C171Et

¢ AES AR £ BPNH UF 7)E IR FAG A S
sfo] 7|95 M7 KU SIof Al BAE PSS o
on, FUREC] AUFUS AT Yol BEFS WS

=S 20

43 L

g REA EAAES
ZH|o|x|

25) Nycplanning, 2017.06, East New York Neighborhood Plan

26)Nycplanning, Spectrum News NY1, Public Hearing Held to Review Mayor’s Rezoning Plans for
East New York, 2016.01.07.,
http://www.nyl.com/nyc/all-boroughs/news/2016/01/6/public-hearing-held-to-review-mayor-
s-rezoning-plans-for-east-new-york.html
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« ARUE HE @ 24 AF 951 ol AIARR 2 719

= H35h7] fJa o] X]Yof tigt Rezoning
(Department of City Planning, 2012 : 1)

i)

19619 % X|RE

8s %

LT 0|57 A AL AR o}, tlekal

85 59 7HH‘°I Bohsain] RlE Alele] B BRI la) whrlo]

ﬂJJHIOH *HEO S4EE7

] B

XI& : Department Of City Planning, West Harlem Rezoning, City Of New York, 2012.05 P78

27) 7#2A =AAIE= ZHO|X|, 2017.06.12,,

https://www1.nyc.gov/site/planning/plans/manhattan.page
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C7R A2 e

© 7IEFARGY HH BE WG AR TE XG5t AF

JYA-T | WestHarlem ZXE £0| 7=

e g ; - max. height

max. streetwall
min. streetwall

Set back 10-15'

XI& : Department Of City Planning, 2012, West Harlem Rezoning, City Of New York, P53

o AEze 22 S5} AEFHo BE gL T3S 95 uit
WA QIME] B & A|3ol= Inclusionary Housing Program 5&
1457}l X178
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120" max. height
=

~ 85" max. street wall
_<

1.8FAR 1~
Inclusionary
Housing
bonus

—
60" min. street wall
Set back 10"

5.4FAR
base

density

X2 : Department Of City Planning, West Harlem Rezoning, City Of New York, P66

© BURY B} AEUAIGS TSI P ] $I8l
Rl FAZ 1] E5le] Bgwote] EPNTL Feidt
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/ i3 ‘. ¥ : ‘ 5, - ,

XI= : Department Of City Planning, West Harlem Rezoning, City Of New York, P69
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HA-13 | 8=XH HE HE (2

E3e =R E3e EE
2 R8 C6-3X IH R7-2 R8A |H
= 6.02 73 3.44 54
FgNE 72 (base) 4.0 (base)
Inclusionary Housing®| aus 9.7(max) U2 7.2(max)
F7 888 24 HuHA 288 1.8 EA SN
FHELIEIAME EXE 6.5 9.0 6.5 6.5
HYAME BXE Ech 2.0 6.0 Z|ci 2.0 Z|cH 2.0
724 oS 105-120 2 60-85
HE=0| (Zch) o= 170 o= 120

XI= : Department Of City Planning, 2012, West Harlem Rezoning, City Of New York,P62-66

© AEHY B, MI-1& 538591 MI-5/R7-22 HAE|gloH
AR UE-2 ot e

HA-14 | =X HE HFE(2)

=a HA
a8 M1-1 M1-5/R7-2
At HEY 2XE 1.0 5.0
HARLIEIAY BXE 24 6.5
FHAE BXE =061 3.44
T2 g2 60 - 85
20| oo 135
(Z]cH) we 175

XI& : Department Of City Planning, 2012, West Harlem Rezoning, City Of New York, P70
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0| X], The True Effectiveness of Form-Based Codes , 2017.06.19.,
0| x|, The True Effectiveness of Form-Based Codes , 2017.06.19.,
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X2 : FBCIZH|O|X| (http://formbasedcodes.org/definition/)
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71553 X% (Building Standards)
- 3PS skl F/dske AFES] FH, Hix], 715 5= Ao
Sh= A4

A5 vix], Fe, ), &=, AUE /3, A5E 9= tew
A

2 2 ARAQ ARFEE 71ES "X (AFAEA 5)

- A-13 | A=EHe] X|H (Building Standards)

___a_____ -

Frogeryline
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A& : Nashville DOWNTOWN CODE, nashville, 2017.04
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30) FBCI, The True Effectiveness of Form-Based Codes, 2017.06.19,
https://formbasedcodes.org/blog/why-fbcs/true-effectiveness-form-based-codes/

31) The Divisions Of Land-Use Review & Comprehensive Planning, Why Form-Based Code?; A new
code for the heart of Downtown Colorado Springs, City of Colorado Springs, 2008
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32) placemakers, Form-Based codes? You’re not alone, 2017.06.11.,
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34) CHARLOTTESVILL TOMORROW, Planner describes how “form-based” zoning changed Nashville,
2017.06.11., http://www.cvilletomorrow.org/news/article/25049-nashville-planner-on-form-
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35) nashville, 2010.02.02., Nashville DOWNTOWN CODE, p6-9
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X2 : FBCIZH|O|X| (http://formbasedcodes.org/content/uploads/2017/04
/Driehaus2017_Images_The-Downtown-Code.pdf p3)

a3 A-15 | Downtown Community Plan Concept Map

A& : FBCIZH|O|X|(http://formbasedcodes.org/content/uploads/2017/04/Driehaus2017_Images_
The-Downtown-Code.pdf p5)
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Existing
Core Frame (CF) Industrial Restricted (IR)
FAR = 5.0, 65 feet at the street, FAR = 0.6, 45 feert at the streer,
SEP = 1 foot horizontal to 1.5 feet vertical SEP = 1 foot horizontal to 1.5 feet vertical

FBC

Hope Gardens Gulch South

Primary streets = 7 stories
Secondary streets = 4 stories
Neighborhood strects = 3 stories

General = 10 stories
Church Street, Broadway, Demonbreun = 15 stories
At key intersections = 20 stories

N

>
A
e

-

AN
Lafayette ~ SoBro
Lafayette Street = 12 stories General = 30 stories
West of fth Ave = & stories Between 1st and 2nd Aves = 12 stories

All other streets = 8 stories

XI2 : FBCIZH|0|X|(http://formbasedcodes.org/content/uploads/2017/04/Driehaus2017_
Images_The-Downtown-Code.pdf p8)
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core. SaBre Rutiedge Hill Hope Gandens

Subdistrict - page 20 Subdlztict - page 34 Subdiairct - page 40 Subdistict - page 5O
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HA-16 | 51285 8%

P Permitted by right P Permitted by right
PC Permitted with conditions e c g PC Permitted with conditions - c .
SE Special Exception hul ‘5’ $ SE Special Exception "g 5 $
A Accessory . ZO 8 = A Accessory‘ ‘ = 8 =
(¢} Overlay District ¢} Overlay District
Residential Uses: Medical or scientific lab p p p p
Single-family P P P P Nonresidential drug treatment faciity p p p p
T o-famiy ) P b ) Nursing home p P p p
Multi-Family P P P Outpatient clinic P P P p
Nobie home dw eling Rehabiltation services p p p p
Accessory apartment P P P p for (8 or more) P P P P
Boarding house ’ P b P Veterinarian p P p p
Consignment sale ) P P ) Commercial Uses:
Garage sale A A A A fer-h PC PC PC PC
Historic bed and breakfast homestay p p P p Animal boarding faciity d P d id
Historic home events p p [ p ATM i P p P P
Home occupation p P P p tomob PC PC PC PC
Rural bed and breakiast homestay tomobie parking d P d d
bile repair p
Security residence o o 5 5 5
Institutional Uses: pr————
Correctional facility P P p -
Cultural center E p P p fomeble service P P P P
Bar or nightclub p p p p
Doy care center (P 10 79) P P P P Bed and breakfast inn p p p p
Day care center (over 75) p p P p P ———. p 5 5 5
Day care home P P P P Carpet cleaning P [ P
Day care--parent's day out A A A A romm— oC
School day care P P P P ‘Community garden (commercial) p p p p
Monastery or convent p p d d Community garden (non-commercial) p p p p
Orphanage p p d P Custom assembly P P P P
Religious insiitution P P d P Donation center, drop-off PC PC PC PC
Educational Uses: Funeral home P P P P
Business school P P P P Furniture store p P p p
ollege or university P P P P Home improvement sales p P P p
Community education p p p p " P b P P
Dormitory P P P P Inventory stock A A A A
Fraternity/sorority house p p p p
Personal instruction P P P P Laundry plants P p
Vocational school p p p p Liquor sales P P ) )
Office Uses: Major appliance repair p P p
Financial insitution p p p p Mcrobrew ery b P b P
General office p P P P Mobile storage unit PC PC PC PC
Leasing/sales office p 3 P p Mobile vendor
Medical Uses: Personal care services p P p p
Animal hospital p p P p Restaurant, fast-food P P P p
Assisted-care living P P P P Restaurant, full-service P P P P
Hospice p P P p Restaurant, take-out p p p p
Hospital P P P P Retail P P P P
Medical appliance sales p P P p Self-service storage p P P [
Medical office P P P p Vehicular rental/leasing PC PC PC PC
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HA-17 | 5188% #ig

P Permitted by right

PC Permitted with conditions
SE Special Exception

A Accessory

O Overlay District

North

South

West

Vehicular sales & services, limited

P Permitted by right

PC Permitted with conditions
SE Special Exception

A Accessory

O Overlay District

North

South

West

Waste Management Uses:

Wrecker service

w|o

Collection center

Communication Uses:

Construction/demolition landfill

Amateur radio antenna

Medical waste

Audio/video tape transfer

Recycling collection center

Multi-media production

Recycling facility

Printing and publishing

w|o|o|o

w|o|o|w

w|o|o|o

w|o|o|w

Sanitary landfill

Radio/TV/satellite tower

Waste transfer

Radio/TV studio

Recreation and Entertainment Uses:

Satellite dish

wv|o

w|o

o |o

w|o

Adult entertainment

Telephone services

PC

PC

PC

PC

Camp

Industrial Uses:

Club

Artisan distillery

Commercial amusement (inside)

Building contractor supply

PC

PC

PC

Commercial amusement (outside)

Distributive business/wholesale

PC

PC

PC

Country club

w|o|o|wo

o|o|o|o

w|o|o|w

wv|w|o|o©

Fuel storage

Drive-in movie

Heavy equipment sales & service

Driving range

Hazardous operation

Fairground

Manufacturing, heavy

Golf course

Manufacturing, medium

Greenway

Manufacturing, light

PC

PC

PC

Park

o|o

o

o|o

o|o

Research service

Racetrack

Scrap operation

Recreation center

Tank farm

Rehearsal hall

Warehouse

PC

PC

PC

Stadium arena/convention center

Transportation Uses:

Temporary festival

Airport/heliport

Theater

v|o|o|o|wo

v|o|o|o|wo

v|o|o|o|w

wv|o|o|o|o

Boatdock (commercial)

Zoo

Bus station/landport

Other Uses:

Bus transfer station

Agricultural activity

Commuter rail

w|o|o|o

w|o|o|o

w|o|o|o

Cemetery

Helistop

SE

Domestic animals / wildlife

Motor freight

Mineral extraction

Park and ride lot

Pond/lake

Railroad station

SE

SE

SE

Railroad yard

Water taxi station

-

-

-

Utility Uses:

Power/gas substation

Power plant

Reservoir/water tank

Safety services

o|o|>|o

o|o(>|T

w|o|(>|o©

o|o(>|T

Waste water treatment

SE

SE

SE

SE

Water/sewer pump station

p

p

p

p

Water treatment plant

SE

SE

SE

SE
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