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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? 



CONSTITUTIONAL 
 
1)  relating to, inherent in, or affecting the constitution of 

body or mind 

2)  of, relating to, or entering into the fundamental 
makeup of something: essential 

3)  being in accordance with or authorized by the 
constitution of a state or society <a constitutional 
government> 



CONSTITUTE 
 
1)  to appoint to an office, function, or dignity 

2)  set up, establish: as 

•  enact 
•  found  
•  to give due or lawful form to  
•  to legally process 



ECOLOGY 
 
1)  a branch of science concerned with the interrelationship 

of organisms and their environments 

2)  the totality or pattern of relations between organisms 
and their environment 

3)  human ecology 

4)  environment, climate <the moral ecology>; also : an often 
delicate or intricate system or complex 



ORIGIN OF ECOLOGY 
 
1873, "branch of science dealing with the relationship of 
living things to their environments 

coined by German zoologist Ernst Haeckel (1834-1919) as  

Okologie, from Gk. oikos "house, dwelling 
place, habitation”+ -logia "study of” 

 
In use with reference to anti-pollution activities from 
1960s 



HUMAN ECOLOGY 
 
1)  a branch of sociology dealing especially with the spatial 

and temporal interrelationships between humans 
and their economic, social, and political 
organization 

2)  the ecology of human communities and populations 
especially as concerned with preservation of 
environmental quality through proper application of 
conservation and civil engineering practices 

First Known Use of Human Ecology 1907 



CONSTITUTIONAL ECOLOGY 
 
1)  The patterns by which we inhabit the earth and the 

laws that regulate these patterns 

2)  The act of making the right decision for our 
grandchildren and for polar bears 



• 2500 years of constituting   

• public + private 	  















Commissioners Plan of 1811 





To others it may be a subject of merriment that the 

Commissioners have provided space for a greater population 

than is collected at any spot on this side of China. ... It is not 

improbable that considerable numbers may be collected at 

Harlem before the high hills to the southward of it shall be 

built upon as a city; and it is improbable that (for 

centuries to come) the grounds north of Harlem Flat 

will be covered with houses.  
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We constantly ask ourselves what use a project should be.  
When I ask people what this should be, invariably I get answers like –  

 

‘a Whole Foods, an organic farmers’ market, a mixed-use project 
with residential above and retail on the ground floor,’ etc. 

 

What is really the question we should be asking ourselves in these 
situations? 



3900 feet – ¾ Mile 



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 



Camp Creek Marketplace Midtown – Tech Square 



CAMP CREEK MARKETPLACE 



MIDTOWN – TECH SQUARE 







Atlanta Vancouver Washington DC 

Philadelphia Savannah New York 



• constituting   

• the law	  



“Common Law" comes from the consolidation of England under 
the Norman Conquest. It collectivized the tribal structures that 
existed prior to the conquest. 

From this comes the idea of precedent, or using 
‘customs’ as a guide to future decisions. 



We live in a system comprised of the relationship 

between our rights and our obligations.  



• health, safety and welfare 

• obligation	  



How the Other Half Lives 
Studies Among the Tenements of New 

York 1890, Jacob Riis 





The 1901 Tenement 
House Act was the most 
far - reaching of all the 
tenement reform bills - 
required improved light, 
ventilation, and toilet 
facilities. 



The Tenement House Department's survey found that the Tenth Ward was 

the most densely populated in the city. In 1903, it had a population of 

69,944 or approximately 665 people per acre.  
 

The most densely populated block in the ward was that bounded by 

Orchard, Allen, Delancey, and Broome streets on which the Tenement 

Museum is located (the survey was undertaken before the size of the block 

was truncated). This block encompassed 2.04 acres and 

had a total population of 2,223 people (1,089 per 

acre) comprising 450 families. They resided in 34 buildings -- 

two surviving 2½-story rowhouses, 28 pre-law tenements such as 97 

Orchard Street, and four dumbbell tenements. 







NEW AND HEALTHY 

OLD AND UNHEALTHY 



THE PICTURE OF ‘HEALTH’ 



• health, safety and welfare 

• regulation	  





In effect, the city was 
divided into height districts 
and a maximum three-
dimensional limit was 
defined for each site to 
protect the light and 
ventilation of adjacent 
plots. The rules ordered the 
building walls to have 
progressive steps back 
from the building line as 
they gained height 







• enabling legislation 

• models	  





THE CITY PLANNING ENABLING ACT 
 
The report recommends, first, a clearly defined permanent 
planning branch in the local government, in the form of a 
commission which formulates a comprehensive plan and 
keeps it up to date.  The commission then advises the legislative 
and executive branches of the municipality, and the public, as to 
the importance of the plan and promotes conformance to it in 
the laying out of new streets, the construction of public works 
and utilities, and the private development of land. 



General Powers and Duties 

It shall be the function and duty of the 
commission to make and adopt a master 
plan32 for the physical development33 of 
the municipality, including any areas outside of 
its boundaries which, in the commission’s 
judgment bear relation to the planning of such a 
municipality. 

Purpose, Applicability & Effective Date 

Purpose. The purpose of the local planning requirements is to 
provide a framework for preparation of local comprehensive 
plans that will: 
•  involve all segments of the community in developing a 

vision for the community’s future; 
•  generate local pride and enthusiasm about the future of the 

community; 
•  engage the interest of citizens in implementing the plan; 

provide a guide to everyday decision-making for use by 
local government officials and other community leaders. 

 
To this end, the planning requirements emphasize 
involvement of stakeholders and the general public in 
preparation of plans that include an exciting, well-
conceived, and achievable vision for the future of the 
community. When implemented, the resulting plan will help 
the  community address critical issues and opportunities while 
moving toward realization of its unique vision for the 
community’s future. 

33 “physical development": The word “physical ” is used so as to 
make it plain that the planning commission should limit its 
activities to those problems of city life which are to be worked out 
through influencing the physical development of the territory. 

32 “a master plan”: By this expression is meant a comprehensive 
scheme of development of the general fundamentals of a 
municipal plan. An express definition has not been thought 
desirable or necessary.  

CITY PLANNING ENABLING ACT LOCAL PLANNING REQUIREMENTS 



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… 

Overview of Planning Requirements. 

Plan Scope. A comprehensive plan meeting these 
planning requirements must include three components:  

1.  Community Assessment, 

2.  Community Participation Program, and 

3.  Community Agenda 

CITY PLANNING ENABLING ACT LOCAL PLANNING REQUIREMENTS 





• impact of early 

• regulations	  



ARTICLE II. USE DISTRICTS.  
 
For the purpose of regulating and restricting the location of trades and 
industries and the location of buildings designed for specified uses, the City 
of New York is hereby divided into three classes of districts:  

(1)  residence districts 
(2) business districts, and 
(3) unrestricted districts;  

as shown on the use district map which accompanies this resolution and is 
hereby declared to be part hereof.  The use districts designated on said map 
are hereby established.  The use district map designations and map 
designation rules which accompany said use district map are hereby 
declared to be part thereof.  No building or premises shall be erected or 
used for any purpose other than a purpose permitted in the use district in 
which such building or premises is located. 







The City 
Planning 
Enabling 

Act 

THE STATE ZONING ENABLING ACT 
 
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 of buildings, structures, and land for 

trade, industry, residence, or other purposes. 





















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.  



A nuisance may be merely a right thing in the wrong place, like 

a pig in the parlor instead of the barnyard.  



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 . 

  



U-3 

U-2 

U-1 







• the meaning of the 

• decision	  



And in this there is no inconsistency, for, while the meaning of 

constitutional guaranties never varies, the scope of their 

application must expand or contract to meet the new 

and different conditions which are constantly coming 

within the field of their operation. In a changing world it is 

impossible that it should be otherwise.  

guarantees:  health, safety and welfare 



• a flexible framework for 

• sustainability	  
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• things incentivized or 

• required	  



People wonder why the world looks the way it does… 



• open space	  















40 foot setback 

Variable setback 
d/10+4+no. stories 

Street – R.O.W. 



THE PICTURE OF ‘HEALTH’ 



(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.   

 

(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.  
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   FAR           TOSR          UOSR         Parking A     Parking B   



R.O.W. 

Useable Open Space 

.4 x GLA 

Useable Open Space 

.69 x GLA 



Sector Six 
 
 
FAR               TOSR            UOSR             Parking A              Parking B 

6.4           1.46          1.05               .27                  .42 



R.O.W. 

Useable Open Space 

1.05 x GLA 



R.O.W. 

Useable Open Space 

1.46 x GLA 









• things disincentivized or 

• prohibited	  



street and blocks 

1957 Subdivision Ordinance 



(a)  To regulate the development of new housing throughout the 
neighborhoods in the city for persons of all income groups. 

(d)  To promote subdivision layout and housing design so as to 
promote privacy for residents. 

(k)  To assure the provision of open space, landscaped areas and 
natural areas on residential building lots and to encourage 
the provision of both public and private common open 
space.  

1992 SUBDIVISION ORDINANCE 





SEC. 15-08.004. - BLOCKS 
 
The lengths, widths and shapes of blocks shall be designed so as 
to meet each of the following requirements:  

a)  Provide for building sites with sufficient buildable area to 
build a house. 

b)  Meet zoning requirements as to lot sizes and dimensions. 

c)  Assure access, circulation, and safety of pedestrian and 
vehicular traffic. 



1949 
21 blocks 

2008 
3 blocks 





Sec. 15-08.002. - Streets. 

(A)  STREETS SHALL BE DESIGNED AS FOLLOWS: 

(1)  The arrangement, design, extent, width, grade and location of all 
streets shall be considered in relation to existing and planned 
streets, to topographical conditions, to public convenience and 
safety, and in their appropriate relation to the proposed 
uses of the land to be served by such streets. This subsection is 
not intended to prohibit culs-de-sac which otherwise would meet 
the requirements of this part.  

(4)  Completed cul-de-sac streets shall not be permitted to 
be extended. 

(5  )All new streets shall be located and designed so as to preserve 
mature trees when feasible, consistent with all other street design 
standards set forth in this part.  







LOCAL STREETS 

Local streets shall be so laid out that their use by 

through traffic will be discouraged. 
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• flexibility	  



ALLEYS 

Alleys shall not be permitted. 
 







ANSLEY PARK 

15th Street 

1949 



2012 

ANSLEY PARK 

15th Street 



15th St 

Special Public Interest  
District Zoning (SPI) Ansley Park Historic District 



Ansley Park 

Existing Alley 



Ansley Park 

Existing Alley 

Office Buildings 

Condominiums 

Boys and Girls Club 

Church and School 

SCAD 



5,270 SF,  
$1.79m 

Less Height, no Transition 

More Height w/ Transition 

4,726 SF,  
$1.3m 







And in this there is no inconsistency, for, while the meaning of 

constitutional guaranties never varies, the scope of their 

application must expand or contract to meet the new 

and different conditions which are constantly coming 

within the field of their operation. In a changing world it is 

impossible that it should be otherwise.  

guarantees:  health, safety and welfare 



It is not meant by this, however, to exclude the 

possibility of cases where the general public interest 

would so far outweigh the interest of the municipality 

that the municipality would not be allowed to stand in 

the way.  
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