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• regulating healthy communities	  



• 2500 years of constituting   

• public + private 	  





Commissioners Plan of 1811 



c. 1800 



today 



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 

11 New York City Blocks 



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 



• health, safety, + welfare 

• regulations	  



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. 







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 



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 charge 

• health, safety and welfare	  



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-2 

U-3 

U-6 





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 



• getting desired outcomes 

• measuring	  
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• the city’s building blocks 

• blocks and streets	  



1957 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.  







• history 

• untested hypotheses	  



Imagine putting untested drugs on the market and 
waiting to see what kills us and what makes us better.  



This is essentially what we are doing with much of our 
planning efforts, with the same consequences, except in 
this case, even when we see the drugs are killing us, we 
don’t take them off the shelves; we order more. 



Local streets 
 
Local streets shall be so laid out that their use by through 
traffic will be discouraged. 
 











existing mixed-use 



land is subdivided before uses are known 



uses that fit within the current vision 
 



uses are tested to insure they work 
 



















simple maps… 



simple charts… 



simple sentences… 



simple diagrams… 



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 



01. Master Plan 
 

02. Standards – Public Works 
 

03. Standards – Building 
 

04. Development Controls 
 


