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Challenge 

EVERYONE HAS DIFFERENT OPINIONS ABOUT 
WHAT SHOULD HAPPEN 

 
IT IS IMPOSSIBLE TO PREDICT WHAT THE 

MARKET WILL DO 
 

How do we create a comprehensive plan 
without knowing what the future holds? 
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How we divide up our land is more 
important than what we do with it. 

Zoning, use changes, bulk limitations 

The size, shape, orientation, legal process of the subdivision 
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= 
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• the work 

• land	  



Opponents of the buildings 
were outraged at the 
unprecedented volume of the 
building, which cast a 7 acre 
(28,000 m²) shadow on the 
surrounding streets. Many 
New Yorkers feared that 
further construction of 
buildings like it would turn 
Manhattan into an unpleasant 
and dark maze of streets. In 
response, the city adopted the 
1916 Zoning Resolution 
which limited the height and 
required setbacks for new 
buildings to allow the 
penetration of sunlight to 
street level.  



BUILDING ZONE RESOLUTION 
(Adopted July 25, 1916.) 
 
A Resolution regulating and limiting the height and bulk of 
buildings hereafter erected and regulating and determining 
the area of yards, courts and other open spaces, and 
regulating and restricting the location of trades and 
industries and the location of buildings designed for 
specified uses and establishing the boundaries of districts for 
the said purposes. 
 
Be it resolved by the Board of Estimate and Apportionment of 
The City of New York: 



Village of Euclid, Ohio v. 
Ambler Realty Co., 272 
U.S. 365 (1926), more 
commonly Euclid v. 
Ambler, was a United 
States Supreme Court 
case argued in 1926. It 
was the first significant 
and landmark case 
regarding the relatively 
new practice of zoning, 
and served to substantially 
bolster zoning ordinances 
in towns nationwide in the 
United States and in other 
countries of the world 
including Canada. 



Such plan, with the accompanying maps, plats, charts and descriptive 
matter shall show the commission’s recommendations for the development 
of said territory, including, among other things, the general  

location, character, and extent of 
streets,  
viaducts, subways, bridges, waterway, water fronts, boulevards, parkways, 
playgrounds, squares, parks, aviation fields, and other public ways, 
grounds and open spaces, the general location of public buildings and 
other public property and the general location and extent of public utilities 
and terminals… 
 



For the purpose of promoting health, safety, morals, or the general welfare 
of the community the legislative body of cities and incorporated villages is 
hereby empowered to regulate and restrict the height, number of stories, 
and size of buildings and other structures: the percentage of lot that may 
be occupied, the size of yards, courts, and other open spaces, the density 
of population, and the location and of buildings, structures, and land for 
trade, industry, residence, or other purposes. 
 



…shall be made in accordance with a comprehensive plan and designed 
to lessen congestion in the streets; to secure safety from fire, panic, and 
other dangers; to promote health and the general welfare; to provide 
adequate light and air; to prevent the overcrowding of land; to avoid undue 
concentration of population; to facilitate the adequate provision of 
transportation, water, sewerage, schools, parks, and other pub… 



New and Healthy 

Old and Unhealthy 



Plan Voisin: Proposed 1925 



Pruitt Igoe: Built 1955 



Pruitt Igoe: Un-Built 1972 



U.S. Supreme Court 
 

VILLAGE OF EUCLID, OHIO v. AMBLER REALTY CO., 272 U.S. 365 (1926) 
272 U.S. 365 

 
VILLAGE OF EUCLID, OHIO, et al. 

v. 
AMBLER REALTY CO. 

No. 31. 
 

Reargued Oct. 12, 1926. 
Decided Nov. 22, 1926. 

 
[272 U.S. 365, 367] Mr. James Metzenbaum, of Cleveland, Ohio, for appellants.  
[272 U.S. 365, 371] Messrs. Newton D. Baker and Robert M. Morgan, both of Cleveland, Ohio, for 
appellee.  
[272 U.S. 365, 379]  



We find no difficulty in sustaining restrictions of the kind thus far 
reviewed. The serious question in the case arises over the provisions of the 
ordinance excluding from residential districts apartment houses, business 
houses, retail stores and shops, and other like establishments. This 
question involves the validity of what is really the crux of the more recent 
zoning legislation, namely, the creation and maintenance of residential 
districts, from which business and trade of every sort, including hotels and 
apartment houses, are excluded. Upon that question this court has not 
thus far spoken. The decisions of the state courts are numerous and 
conflicting; but those which broadly sustain the power greatly outnumber 
those which deny it altogether or narrowly limit it, and it is very apparent 
that there is a constantly increasing tendency in the direction of the 
broader view. We shall not attempt to review these decisions at length, but 
content ourselves with citing a few as illustrative of all.  



On November 13, 1922, an ordinance was adopted by the village council, 
establishing a comprehensive zoning plan for regulating and restricting the 
location of trades, [272 U.S. 365, 380] industries, apartment houses, two-family 
houses, single family houses, etc ., the lot area to be built upon, the size and 
height of buildings, etc.  
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• atlanta 

• the zoning ordinance	  



1929 Zoning: Purpose 



1864 1964 2004 



1929 Zoning 



Sec. 16-01.003. Purposes. 
 
This part has been made in accordance with a comprehensive 
development plan for the City of Atlanta, designed for the purposes, 
among others, of  
 
• lessening congestion in the streets;  
• securing safety from fire, panic and other dangers;  
• providing adequate light and air; promoting public health, safety, 
convenience, and general welfare;  

• encouraging such distribution of population 
and classification of land uses and intensities 
of land development as will tend to facilitate economic and adequate 
provision of transportation, communication, water supply, drainage, 
sanitation, education, recreation and other public requirements.  
 
These regulations have been made with reasonable consideration to the character of the various 
districts and their peculiar suitability for particular uses, and with the general objectives of promoting 
desirable living conditions, sustaining stability of neighborhoods or providing for their orderly evolution 
along lines responsive to public needs, protecting against blight and depreciation, and encouraging the 
most appropriate use and development of land and buildings throughout the City of Atlanta. 

1954 Zoning: Purpose 





Lenox Square 1949 Lenox Square 1959 



The purpose and intent of this chapter, in establishing the Mixed Residential Commercial (MRC) 
district, is as follows: 
 

1.   Create a diversified city where people across 
the spectrum of age, income, ethnicity, and 
culture can live, work, shop, meet, and play; 
2.   Encourage infill and rehabilitation development within traditionally commercial areas that include proportionately 
significant residential uses; 
3.   Encourage the development of multi-family housing within commercial areas; 
4.   Alleviate development pressure on existing residential neighborhoods by placing reasonable controls on development 
and expansion of strip commercial areas within primarily single-family neighborhoods; 
5.   Place reasonable controls on the development of larger scale highway-oriented retail, service, office and dining uses 
which are intended to serve larger areas of the city than a single neighborhood or a small group of neighborhoods;  
6.   Improve the aesthetics of the built environment; 
7.   Protect existing neighborhoods from uses and building forms which are incompatible with the scale, character and 
needs of the adjacent neighborhoods; 
8.   Ensure pedestrian-oriented building forms;  
9.   Provide for a pedestrian-oriented environment on streets and sidewalks; 
10.   Promote public safety through the provision of pedestrian-oriented street-level uses, sufficient sidewalk widths, 
adequate visibility from adjacent buildings and primary pedestrian access from buildings to adjacent sidewalks; 
11.   Ensure residents have convenient pedestrian access to nearby commercial uses; 
12.   Provide stable single-family neighborhoods with nodal commercial areas which are such a size that all uses are within 
convenient walking distance of one another; 
13.   Promote an appropriate balance and scale of commercial uses which meet the needs of nearby residents; 
14.   Encourage a compatible mixture of residential, commercial, cultural and recreational uses; 

2001 Zoning: Purpose 



2001 Zoning 
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• atlanta 

• the comprehensive plan	  



Comprehensive Plan: The Kitchen Sink (almost) 



COMPREHENSIVE DEVELOPMENT PLAN MANDATE 
The Charter of the City of Atlanta mandates the preparation of 
a comprehensive development plan(CDP) in Section 3-601 as 
follows: 
 
The Mayor shall have a comprehensive development plan of the City of Atlanta 
prepared and maintained to be used as a guide for the growth and development of 

the City and which will identify its present and planned physical, 
social and economic development. This plan 
shall: 1) set forth the comprehensive development goals, policies and objectives for 
both the entire City and for individual geographic areas and communities within the 

City, 2) in conformance with such development goals, objectives and policies, 
identify the general location, character, 
and extent of streets and thoroughfares, 
parks, recreation facilities, sites for public buildings and structures, City and 
privately-owned utilities, transportation systems and facilities, housing, community 
facilities, future land use for all classifications, and such other elements, features 
and policies as will provide for the improvement of the City over the next 15 years. 





Comprehensive Plan: The prioritization of broad Land-Use 





1955 view from the north avenue bridge 2006 view from the north avenue bridge 



• Zoning + 
•  Regulating the Framework 
•  Zoning History 
•  Atlanta Zoning History 
•  Comprehensive Plan 
•  The Parcel as Driver 
•  Buffers 
•  Designing (in) the City 
•  Land Use Intensity Ratios 
•  Open Space 
•  Subdivision Conservation 
•  Infill Housing 
•  Parking 
•  Thresholds 
•  Testing 
•  A Project 
•  Regulating the Framework 
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• atlanta 

• the parcel	  



Minimum Block Sizes 
Established 

No Building Design Standards 

No Alleys; Collectors, Locals 
are Engineered 

Building Heights are tied to 
the parcel zoning 

Density moves from the lot 
size to FAR + % lot cover 

Setbacks are tied to parcel 
zoning not street   





Lot Definitions per the Zoning Ordinance  



1954 

1929 
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• atlanta 

• buffers	  



Sec. 16-08.006. Transitional uses, structures, requirements. 
 
The following height limitations shall apply to all uses approved by special 
permits as well as permitted uses: 
 
Transitional height planes:  Where this district adjoins a district in R-1 
through R-5 classification without an intervening street, height within the 
district shall be limited as follows: No portion of any structure shall 
protrude through a height-limiting plane beginning 35 feet above the 
buildable area boundary nearest to the common district boundary and 
extending inward over this district at an angle of 45 degrees.   
(Code 1977, § 16-08.006) 

Height: Transitional Height Planes  



Property Line 

20 foot landscape 
buffer 

Transitional 
Height Plane 

R-5 RG-4 
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• atlanta 

• land use intensity ratios	  



Sec. 16-11.007. Development controls.  
 
(1)   Bulk limitations:  for nonresidential uses and lodging uses, floor area shall not exceed an 
amount equal to 2.0 times net lot area. Multifamily dwellings shall be permitted up to the 
maximum ratios established for sector 3 shown on table I section 16-08.007.   
(2)   Minimum lot width, area, all uses:  No fixed minimum lot widths or areas are established 
for these districts, except as follows:   
(a)   Churches, synagogues, temples, mosques and similar religious facilities:  Minimum net lot, 
one acre except by special exception.   
(b)   Single-family and two-family dwellings:  Minimum lot width of 50 feet; minimum net lot 
area of 5,000 square feet.   
(c)   Multifamily dwellings:  See section 16-11.007(1), "Bulk limitations."   
(Code 1977, § 16-11.007; Ord. No. 2005-21, §§ 1, 2, 3-25-05) 



(3)   Residential floor area:   
 
Residential floor area is the sum of areas for residential use on all floors of buildings, measured 
from the outside faces of the exterior walls, including halls, lobbies, stairways, elevator shafts, 
enclosed porches and balconies, and below-grade floor areas used for habitation and residential 
access. Not countable as residential floor area are:   
(1)   Open terraces, patios, atriums or balconies; 
(2)   Carports, garages, breezeways, tool sheds; 
(3)   Special-purpose areas for common use of occupants, such as recreation rooms or social 
halls; 
(4)   Staff space for therapy or examination in care housing;  
(5)   Basement space not used for living accommodations; or 
(6)   Any commercial or other nonresidential space. 
 
Maximum residential floor area shall not exceed the number of square feet by multiplying gross 
residential land area by the floor area ratio (FAR) applying in the appropriate R-G number 
designation. 
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Net Lot 

Gross Lot Area =  
Net Lot Area + R.O.W.  
 
Floor Area = GLA x FAR  
 
FAR Sector 3 
.696 X 43,560 = 30,317 
 
At 2400 sf per unit: 
12.5 units per acre 
At 1200 sf per unit: 
25 units per acre 
At 600 sf per unit: 
50 units per acre 
 
 R.O.W. 

R.O.W. Add 
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• atlanta 

• open space	  



	  	  	  EARLY	  MODERNIST	  CONTEXT	  



(4)   Total open space:   
 
(a)   Definitions: Total open space, uncovered total open space, covered total open 
space:   
1.   Total open space  is the total horizontal area of uncovered open space plus half 
the total horizontal area of covered open space subject to limitations set forth below.   
2.   Uncovered total open space  is the gross residential land area not covered by 
buildings, plus open exterior balconies and roof area improved as recreation space.    
3.   Covered total open space  is the open space closed to the sky but having two 
clear unobstructed open or partially open sides.   
Partially open is to be construed as 50 percent open or more. Examples of covered 
open space are covered balconies, covered portions of improved roof area, or spaces 
under building, supported by posts, columns or cantilevers. The square feet 
countable as covered open space shall not exceed the square footage of the open 
sides. 
(b)   Minimum total open space required shall not be less than the number of 
square feet derived by multiplying gross residential land area by total open space 
ratio (TOSR) applying in the appropriate R-G number designation. 



(5)   Useable open space:   
 
(a)   Defined:  Useable open space is part of total open space appropriately 
improved and located for outdoor living space for residents and for 
aesthetic appeal. Such space includes lawns and other landscaped areas, 
walkways, paved terraces and sitting areas, outdoor recreational areas and 
landscaped portions of street rights-of-way. Such space shall not be used 
for vehicles, except for incidental service, maintenance or emergency 
actions.   
(b)   Minimum requirement:  Minimum useable open space required shall 
not be less than the number of square feet derived by multiplying gross 
residential land area by the useable open space ratio (UOSR) applying the 
appropriate R-G number designation.   



Total Open Space 
= 1.46 x GLA 
 
 

R.O.W. 

Useable Open 
Space  
= 1.05 x GLA 
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• atlanta 

• infill housing	  



Is it height, bulk, style? 



2.  the whole situation, background, or environment relevant to a 
particular event, personality or creation.  

 

1.  the parts of a sentence, paragraph, discourse immediately next to or 
surrounding a specific word or passage and determining its exact 
meaning. 

studio ozenfant seaside 

‘The primary element in the construction of any city is the boundary.’ 
JB Jackson 

villa savoye 



If it is height 



If it is height 
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• atlanta 

• parking	  



restaurant	  

parking	  

parking	  

parking	  



office	  

parking	  

parking	  

parking	  

office	  
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• atlanta 

• performance based	  



If we want ground floor retail 
(a case study) 



Developments which provide street-fronting, sidewalk level retail 
establishments which comprise a minimum of 20 percent of the 
building foot print and meet all of the requirements of section 16-18P.
027 shall be permitted a floor area ratio bonus.  

Ground Floor Retail Bonus (SPI-16) 

Threshold 
Condition 

Variable 
Condition 

For residential uses, this bonus shall equal: 
two times gross lot area 

For nonresidential uses, this bonus shall equal:  
two times net lot area provided that for every one 
square foot of ground-floor retail built, up to three 
additional square feet of additional floor area is 
permitted (In no case shall the total bonus exceed 
two times gross lot area) 



Threshold Condition For Residential per SPI-16 

Gross Lot Area: 
29,500 sq. ft. 
 
Building Footprint: 
20,000 sq. ft. 
  
Retail: 
3,000 sq. ft. (15%) 
 
Bonus: 
0 sq. ft. 
 

Gross Lot Area: 
29,500 sq. ft. 
 
Building Footprint: 
20,000 sq. ft. 
  
Retail: 
4,000 sq. ft. (20%) 
 
Bonus: 
59,000 sq. ft. 
 

Gross Lot Area: 
29,500 sq. ft. 
 
Building Footprint: 
20,000 sq. ft. 
  
Retail: 
5,000 sq. ft. (25%) 
 
Bonus: 
59,000 sq. ft. 
 



Variable Condition For Non-Residential per SPI-16 

Gross Lot Area: 
29,500 sq. ft. 
 
Building Footprint: 
20,000 sq. ft. 
  
Retail: 
3,000 sq. ft. (15%) 
 
Bonus: 
9,000 sq. ft. 
 

Gross Lot Area: 
29,500 sq. ft. 
 
Building Footprint: 
20,000 sq. ft. 
  
Retail: 
4,000 sq. ft. (20%) 
 
Bonus: 
12,000 sq. ft. 
 

Gross Lot Area: 
29,500 sq. ft. 
 
Building Footprint: 
20,000 sq. ft. 
  
Retail: 
5,000 sq. ft. (25%) 
 
Bonus: 
15,000 sq. ft. 
 



Proposed Method Variable Condition 

Proposed Project 
 

Modification Multiplier Calculation 
 



Proposed Method  

Variable Condition 
Scenario: 
40 Market Rate Units, 4 Story Building 
8 Workforce Units 
 
Bonus 
4 Market Rate Units 
Additional Open Space Relocated 
 
Final Project 
44 Market Rate Units 
8 Workforce Units 
52 Units Total 
 
 
 
 

The goal of getting more workforce housing is realized 
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• atlanta 

• testing	  



Zoning Analysis: Neighborhood Commercial – Testing Assumptions 



GOOD URBANISM 101: FRAMEWORKS  77 
 

• atlanta 

• zoning	  



GOOD URBANISM 101: FRAMEWORKS  78 
 

01. Master Plan 
 

02. Standards – Public Works 
 

03. Standards – Building 
 

04. Development Controls 
 



GOOD URBANISM 101: FRAMEWORKS  79 
 

= 


