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Executive Summary

Importance of the subject

In foreign cities, like 1n the pre-revolution Russian cities, a land parcel (with all
established norms and restrictions on 1its use and alteration) 1s considered a real
property unit (land umt) After private ownership was abolished 1n 1917, land parcels,
nstead of being umits of property right, turned to be parcels serving the buildings
located on them The planning and development acts and, 1n particular, the city
Master Plan, have become the basic and determining documents in the process of
urban land use A new concept appeared - land management A specific feature of
land management 1s that 1t 1s based on planning of settlements, 1n accordance with
which urban land 1s allocated, taken or registered Thus, having been excluded from
the land law to a separate branch, the planning and development acts became the only
legal documents regulating urban land use, and the concept of subdivision, considered
as harmful and unnecessary, was no longer applied to urban land

Understanding of the fact that now the city’s development totally depends on
the investment flow, stimulates cities to formation of their own legal base protecting
the rights of mnvestors and real property owners Long-term nghts to land, guaranteed
by law, will, in ther turn, give vestors opportumty to get mortgage loans for
construction This manual 1s devoted to the process of urban planning and formation
of land parcels as units of construction use of land , real property umts and taxation
umits, units of mortgage and land turnover, units of registration of real property

The purpose of this manual 1s to provide the cities’ admimstrations with a
mechamsm of creating land parcels both on the developed and vacant land

Our tasks are

- to determine the place of subdivision process 1n the existing system of urban
planning and development,

- to explain the necessity of transforming urban planming and design
procedures under new economic conditions,

- to recommend new approaches and methods of determination of the parcel
size 1n different zones of a city

The subject of research In the proposed context, subdivision 1s a process of
planning and dividing undivided land 1nto parcels, the size of which 1s established 1n
accordance with the types and parameters of real property permitted 1n each specific
zone of the city Here the process of land subdivision 1s considered in a broader
context - that of investment/construction planning and creation of standards

The boundaries of research In this manual the problems of subdivision are
viewed 1n connection with residential zones where these problems are most critical
Within the framework of this manual we examine the planming-and-design
component, procedures related to 1t, as well as standards and parameters which form
the basis for development of a subdivision project



Novelty A specific feature of our approach to development of local standards
and parameters, in comparison with the existing procedures, 1s that we link them with
requirements for location of builldings on land parcels, which are the result of the tasks
of non-causing damage to legal interests of neighbors, 1e the norms of “neighbors’
law” applied 1n all the countries that have a variety of forms of ownership of real
property For the first ime we developed quantitative correlation between parcel size
and building size, between local urban construction conditions and density of
development and etc, which makes 1t possible to provide grounds for zoning
standards

Practical value This manual 1s designated for use by local self-governance
agencies, departments of city administrations, planning and design orgamzations ad
enterprises which prepare and make decisions on 1ssues of urban planming and
development The manual 1s addressed, first of all, to cities which have already
developed and adopted local legal and admimstrative acts “Land Use and
Development Regulations”, as well as to cities which have chosen the way of reforms
1n the area of investment/construction activities and are actively looking for new ways
of city development through giving nvestors legal rights to land

We present materials, which are based on the analysis of Russian and foreign
regulatory documents, as well as the first experience of land subdivision 1n cities, and
which will be helpful to city adminstrations i development of local standards and
parameters of land parcels and real property, that are necessary for planning and
design practice

Testing This manual was tested in the cities of Novgorod and Tver in
application to re-organization of residential zones of obsolete wooden development,
development of areas of multi-storey “panel” ? development of the 70s-80s, as well as
formation of new development on vacant land

The structure of the manual It consists of two volumes The first volume
includes introduction, five parts, conclusions, basic terms and defimtions The second
volume 1ncludes appendices and the list of the literature used

Part 1 main problems of urban development under market conditions and
problems which arise 1n cities when they orgamize investment process

Part 2 analysis of approaches to planning and re-organization of urban areas
in the background of historic development of Russian cities

Part 3 typical tasks of subdivision and answers to a number of questions
arising 1n the process of land subdivision

Part 4 theoretical 1ssues of development of zoming standards, principles of
creating parameters, standards for residential zones of different density
(different intensity of land use)

Part 5 analysis of the first expenience of land subdivision 1n cities where the
materials of this manual were tested

Volume II includes seven appendices which supplement and explain the text
of the basic parts



How to use this manual

This manual 1s a methodological material and provides specific
recommendations related to local conditions It contains principal provisions and
models based on which each city can develop local “Urban Planning and Subdivision
Regulations” as part of “Land Use and Development Regulations” or as a separate
document It shall include the following parts

- land subdivision regulations,

- procedures for discussion, coordmnation and approval of projects of land
planning and subdivision,

- standards of size of land parcels for different types of real property use and
zoning standards



INTRODUCTION

This manual 1s intended for use by local self-governance agencies, departments of city
administrations, planming and design organizations and stitutions which are
involved 1n the decision-making process related to issues of urban planming and
development

This manual 1s addressed, first of all, to cities that have developed and
adopted a local regulatory/legal document “Land Use and Development Regulations”,
as well as for cities that have chosen the way of reforms 1n the sphere of investment
and construction activities and are actively looking for new ways of urban
development based on agreements with investors

The 1deology of these reforms 1s based on the following

- the city (the city authornities) develops the necessary legal base n order to
provide mvestors with guaranteed rights to land and real estate, to simplify
the procedures for coordmation of documents and i1ssuance of construction
permits and to more efficiently exercise control over land use,

- mvestors, obtamming necessary nghts and guarantees, invest money 1n
construction on urban land 1n order to gain profit,

- the city collects adequate taxes and rent payments which are allocated to
local budget

Understanding of the fact that at present urban development totally depends on
the investment inflow, brings the city to creation of local legal and admimstrative
documents to support rights of mvestors The practice of attracting investments 1s
based on principles which are general for market-based countries and are based on
long-term ownership rights to land which, 1n 1its turn, makes 1t possible for investors
to get mortgage loans for construction

At present, 1n foreign countries, as 1t used to be 1n the pre-revolution Russia, a
real estate unit 1s a land parcel for which there have been established all standards and
restrictions on 1ts use and alteration This manual 1s devoted to the process of urban
planning and formation of land parcels which are units of construction use of land,
real property and taxation umts, units of pledge and land market turn-over and umits
of registration of real property

One of the purposes of this manual 1s also to determine the place of this
process 1n the existing system of urban planning, without which the process of
formation of real property units will be restricted to tasks of land inventory-making
that do not take into account the prospectives of future urban development

The matenals presented 1n this manual are based on the analysis of local and
foreign documents, as well as the first experience of land subdivision 1n some Russian



cities The manual will be useful for cities developing local standards and parameters
of land parcels and real estate, which are necessary for project planning and design In
this work we emphasize the problems of residential areas and 1n order to resolve these
particular problems, we provide recommendations on determination of parameters of
land parcels 1n close connection with residential objects The specific feature of this
approach to development of local standards in comparison with the existing system of
establishment of urban development standards 1s their close connection with
requirements for location of buildings on land Underlying this approach 1s the basic
principle that no damage shall be inflicted to legal rights of neighbors, 1e the
principle of “neighbor’s law” applied 1n all the countries that have a vanety of forms
of real property ownership

The purpose of this manual 1s to provide a mechanism for implementing urban
development plans through creation of a planning process based on the relationship -
“city” - “developer” This process involves subdivision - a system of technical and
legal actions that 1s necessary for new economic conditions and which means
formation of land parcels as units of real property and property law

In the proposed context, subdivision 1s a process of planming and dividing
undivided land nto parcels the size of which 1s established 1n accordance with the
types and parameters of real property permitted in each particular zone of a city
These parameters are, as a rule, part of “zoning standards” which also include
maxmmum development density, parking requirements, land parcel development
requirements and other standards which a developer/investor needs for making
decisions about the type and scope of future construction and imnvestments In the USA
practice there exist, as a rule, two types of local legal documents - zoning regulations
and subdivision regulations (subdivision into “planned umt developments™ and land
parcels) The zomng regulations regulate land use and alteration of real property by
establishing a list of permitted functional uses and permitted (mimmum and
maximum) development parameters for parcels located within city zones The
subdivision regulations regulate activities of a planner (subdivider, developer) and are
by their content similar to Russian standards of planming and development

However, important differences exist between the US local laws and Russian
construction standards and regulations that were created n a non-market system
Therefore, one of the main purposes of this manual 1s to explain those differences, as
well as explain the necessity of transformation of the existing planning and design
procedures under new economic conditions

Thus, 1n this manual the process of subdivision 1s considered 1n a broader
context - that 1s of investment/construction planning and project designing, as well as
development of norms and standards



PART 1 URBAN DEVELOPMENT
11 Problems of Urban Development
111 Law and the City Master Plan

The process of land development mnvolves a set of actions which are planned by the
city authorities 1n order to work out a strategy for long-term (20-25 years), middle-
term (5-7 years) and short-term (1-2 years) development of urban land 1n the form of
strategic plans and programs and implement these programs by means of more
detailed plans of area development

The city intentions with regard to land development were expressed 1n the
form of city plans (in the pre-revolution period) and Master Plans (in the soviet
period)

Historically, according to the pre-revolution Construction Charter, any
settlement could appear only as a result of land planning, and “cities were built only
according to plans approved 1n the prescribed manner” All construction 1n cities was
implemented 1n accordance with the city plan and any changes to the plan were
interpreted and regulated by the Construction Charter - the basic law 1n the area of
urban construction In cities that adopted City Provisions, 1t was regulated by
resolutions of City Assemblies (City Duma)

In the soviet period, the City Master Plan - the basic document of long-term
planning - combined functions of a social/economic plan and a legal document
establishing legal regime of urban land use

In order to detail the City Master Plan for areas of primary development, the
so-called “detailed planming projects” (heremnafter - “PDP”) were developed The
Master Plan and PDPs were the two basic stages of planning and design work Both
stages were the result of centralized planning activities of governmental 1nstitutions
Implementation of these plans was also financed by the government The Master Plan
and PDP determined the legal regime of urban land use throughout the Soviet period
As no private developers existed in urban construction activities, there was no need
for law to regulate this type of activity

Such a need appeared in post-perestroika period In the law “On Fundamentals
of Urban Development Activities” adopted in 1992, very timid attempts were made to
regulate relations between the state and private persons in the sphere of urban
development activities, but the procedures for development, coordination and
approval of urban planning documentation remained unchanged However, 1t became
more and more obvious that urban planning and urban development can no longer be
the central government function In accordance with the Law “On General Principles
of Local Self-Governance”, planning and development were referred to the
junisdiction of local self-governance agemcies The city land was gradually gaining
the status of “real property” as it used to be before the Revolution of 1917
Construction alteration of real property, 1e alteration of everything which 1s



constructed or reconstructed on a land parcel, will again be regulated by local legal
acts The result of the first serious experience of local land use regulation was creation
and adoption of “Land Use and Development Regulations” containing legal rules and
zoning regulations, maps and procedures for urban development in several Russian
cities (Novgorod, Tver, Irkutsk and Pushkin (St - Petersburg region))

A considerable step forward 1n attempts to bring Master Plans (and other urban
planning documents) into line with the Law was made by creation of the Draft Urban
Development Code, which has by now passed the third reading 1n the State Duma

While the law “On Fundamentals of Urban Development” says that urban
planning documentation 1s “a system of types and stages of project planning and
design”, as well as “a unified system of interrelated planning documents in which all
types of project documentation approved before must be taken mto account when
developing the succeeding ones, and which serves as the basis for development of
housing, industrial and infrastructure projects®, the Draft Urban Development Code
no longer contains the concepts of a “system” and “stages” According to 1t, local
urban development documentation 1s developed based on local regulatory documents
on land use and development and procedures described in them Thus, the old system
of consecutively developed documents, that resulted in establishment of a single
“targeted use” of land, 1s substituted by urban development regulations which include
the approved list of permitted land uses

The status of the City Master Plan 1s also changing from “the basic legal
document” of cities to a “local document on urban planning and development”, 1¢
the city plan that reflects intentions of the city commumty with respect to
development of the city

Having lost 1ts significance as a legal document, the Master Plan under new
conditions preserves to some extent the role of a document for strategic land
development Local land use and development regulations - containing procedures for
changing the Master Plan in some zones, as well as for making alterations to real
property by private persons (owners and developers) - present a constantly operating
mechamsm for implementing long-term plans The regulations prescribe what can be
built by a private person on the land, and therefore, the construction intentions of a
private person must conform to these regulations This conformity of developer’s
intentions to the regulations must be controlled by the city’s authorized agencies

112 What 1s the difference between urban development plans of the soviet
period and urban development plans created under market conditions?

The basic difference consists 1n the fact that any urban development project (let 1t be
subdivision plans in the USA or detailed plans in Germany) 1s developed on the basis
of local legislation contaiming both urban development requirements (maximum/
mimimum parameters of parcels, streets, bulldings and structures) and legal norms
and procedures describing relations between the city and developers with regard to
coordination and approval of projects The availability of this law makes 1t possible
for all interested parties to know 1n advance all regulations and restrictions on land use
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and construction, and for the court and persons responsible for project approval - to
have appropriate basis for decision-making

Secondly, 1n contrast to development plans of the soviet period, the process of
working out subdivision plans involves non-budget financing, 1e financing at the
expense of investors or developers who have intentions to implement an investment
project 1n the area with the purpose of getting profit from future sale or lease of the
land (or buildings constructed on 1t) provided with infrastructure facilities

This causes a considerable difference between development plans of the soviet
pertod and 1investment projects under conditions of the emerging Russian market The
specifics consist 1n the following

1 Investment-construction activity 1s a very capital-intensive form of
investment as compared to others Therefore, real property investors do not
want to run the nisk of investing money into large projects such as PDP for
districts and micro-rayons (analogous to the planned unit development 1n the
USA) While no land mortgage mechanism 1s available, investors prefer minor
and quickly paid-back projects

Therefore, the city policy should be very well thought through with regard to
activities on attracting imnvestments 1n real property

2 Real property mvestors study in detail the supply and demand on the real
property market before they make decisions regarding development of a
project That 1s why 1n project desigming of a residential micro-rayon, they will
insist on those types of land use which would provide maximum commercial
profit This means that, if a city considers 1t necessary to build non-
commercial social infrastructure objects on ths site, 1t should pay the expenses
or agree on the terms of financing with the investor In other words, the city
can propose only mutually acceptable terms, otherwise the investor will refuse
to 1nvest money 1nto development of this area

3 Another specific feature 1s that current standards and parameters for
construction of cultural and social infrastructure as well as other non-profitable
objects can not be used under current conditions and are loosing therr status of
mandatory standards In practice, this results in two things either the land that
1s designated according to PDP for location of social infrastructure (schools,

service enterprises and kindergartens) remains vacant, or 1t 1s not allocated at
all

In this respect, the city 1s facing the task of working out local standards for
social infrastructure and relating them to concrete social/demographic and economic
conditions of the city, as well as standards for location of parking lots, advertisements
and other objects that appeared lately and the use of which must be regulated locally
Under current law, regional and local regulations may be developed while the
government regulations related to living standards, standards for preservation of
cultural hernitage and natural environment shall be developed on the federal level

11



Right now, the cities may not wait for the subjects of the Russian Federation to adopt
their regional standards, but may adopt local standards that will make part of “Land
Use and Development Regulations”

113 What are the city tasks 1n the process of implementation of urban
development plans?

Based on the above , the city tasks are as follows

1 Bring more detail to the provisions of the law “On General Principals of
Local Self-Governance” with regard to 1ssues of planning and development Create
local legal base on urban land use and development policy, the city policy with
respect to allocation of land for construction and expropriation of land for municipal
needs

2 Determune strategic planning objectives 1n the form of a concept of
social/economic development of the city based on the approved land use policy

3 Work out programs of primary area development, to 1dentify “sites” which
can be used to solve the city problems in the shortest period and with maximum
economic efficiency

4 Determine relations between the city, investors, developers and citizens
with respect to preparation of land for conveyance for its development 1n the form of
local regulatory documents, agreements, local standards and other documents

5 Propose clear procedures for creation, coordination and approval of land
planming and subdivision plans, construction plans Establish procedures for project
coordination by the city, informing the public of the proposed changes

6 Determine the basic terms of agreement between the city and developer,
distributing responsibilities with regard to construction of roads and infrastructure
facilities, as well as compensation to land users for expropriation or removal of ther

real property

7 Determine the mimmimum number of municipal infrastructure objects which
must be constructed on this particular stage of the city economic development, and for
which land should be reserved or a public servitude should be established

8 Outline ways of changing construction standards in order to relate them
more closely to a land parcel, establish zoning standards, propose methods for
determination of maximum/mmimum size of parcels designated for development 1n
different urban conditions and different urban zones (subdivision regulations)

12



12 The Problems that Cities Come Across When They Organize Investment
Process

121 Grounds for Decision-Making by the City Authorities and the Process of
Plannmng and Re-organization of Urban Land

Decisions on planning organization (or re-orgamization) of urban land can be made
both on the imtiative of the city (with the purpose of inventory-making, reconstruction
or new construction) and developers (interested 1n receiving future profit from
mvestment/construction activities)

The biggest problems arise, as a rule, when 1t 1s necessary to re-organize the-
already-developed urban areas which involves changes m 1ts planning structure -
extension of roads, enlargement of blocks, reconstruction of infrastructure network

In the soviet practice, such areas were transformed through development of
PDP for the whole area 1n accordance with the existing standards that envisaged the
whole complex of services, kindergartens, schools, etc Strict comphiance with the
PDP was mandatory and was financed by a single investor - the state After the
collapse of the governmental construction complex, implementation of PDPs was no
longer possible because investors are not able (or not willing) to take upon themselves
all expenses of social infrastructure, as they are mainly interested 1n the construction
of commercially profitable objects The result of this 1s that PDP are implemented
only partially, which results 1n ugly planning decisions and incomplete projects

There arise other problems related to the approved PDPs that were developed
7-10 years ago and are now “gathering dust on the shelf” Actually, the city
adminustrations do not have any grounds and resources for adjustment of these
outdated plans, but nevertheless, under current law, the allocation of land for
construction must be implemented based on these PDPs And though they can not be
implemented by the above said reasons, they still have the status of current urban
development documents, and 1n reality land 1s allocated by separate parcels under
procedures for “reservation of site” or a short-term lease of a parcel for the period of
planming, design and construction Developers do not have any legal rights to land till
the construction 1s completed, which makes the transfer or pledge of rights
impossible This increases greatly investors’ risk and impedes implementation of
urban development plans in general That 1s why 1t 1s necesary to reconsider the
procedures for development and approval of urban development documents, correlate
the scope of this work with the city’s financial resources, provide legal guarantees and
mutually beneficial conditions for attracting investors And - what 1s most important -
to understand that the success 1n implementation of urban development 1s achieved by

the ability of the city admimstration to conclude agreements, but not by strict
administrative measures

Apart from these planning problems, problems exist related to the lack of legal
documents which regulate 1ssues of taking land from the existing owners, reservation
of land for social infrastructure needs, compensation to real property owners when
their property 1s taken for reconstruction purposes, etc As a rule, most of these 1ssues
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are not regulated by law, and therefore, the city, investors and actual land users try to
resolve them locally by means of agreements

Orgamzing investment process, the city faces the task of working out a
sequence of actions which will result in a balance between the interests of the city
implementing development plans, interests of investors who put their money into
reconstruction and interests of residents who are relocated to better residential areas

The plan of actions of the city admimstration 1n these cases involves
development of investment process including

- preparation of a conceptual plan of land development (reconstruction) and, 1f
necessary, changing zoning regulations,

- development of land subdivision plans taking into account commercial
interests of investors,

- organization of project coordination and approval process,

- making a decision on reservation of land for public needs and mnforming all
real property owners within the reservation area,

- organization of land taking procedure and compensation of damage 1n the
agreed form,

- preparation of the whole package of information on parcels created based on
the approved subdivision plan and designated for conveyance,

- preparation of agreements with mvestors which register their rights to real
property, terms of financing or responsibilities before the city,

- orgamzation of the procedure for conveyance of land to developers by means
of a tender, auction or development agreement

12 2 Reservation of land

In this respect, an important question, which was not answered 1n the Russian urban
development practice, 1s the right of the city to reserve land for public needs and
procedures for 1ts establishment Here 1t 1s necessary to determine relations between
the mumcipality and real property owners, the rights of which will be affected or
restricted due to the future taking of their land

Reservation of land for public needs 1s one of the rights of the mumcipality to
establish (for a certain period) restrictions on the use of real property by 1ts owner
through 1ts future taking or establishment of a public servitude in order to implement
urban development plans and meet the public need for engineering, transport or social
infrastructure objects Reservation should be legally defined with respect to land that
1s not subject to privatization

With respect to this definition, we come across the following questions
1 - what 1s a public need and when 1s 1t established?

2- when 1s the decision on land reservation made and under what conditions”
3- what are legal consequences of land reservation?

14



4- place of reservation 1n land planning process and implementation of the city
ntentions
5- reservation procedure

Applied to the subject of our manual, a public need 1s something that must be
included 1n the municipality plans and the approved planing documents (the Master
Plan, PDP) with the purpose of public welfare In particular, one of the most
important 1ssues regulated by the Civil Code (Article 280 entering into force upon
adoption of the Land Code) rights of owners of land that may be taken for
governmental or municipal needs Here the question 1s - what 1s the criterion of a
“mumcipal need”, and, therefore, the reason for local self-governance agencies to
make a “land taking” decision

We can propose the following interpretation for the criteria to determine what
municipal needs are

necessity to build objects for improvement of public well-being, safety and health of
people, 1€ engineering-transport and social infrastructure boulevards, streets, roads,
bridges, tunnels, other transport structures, major engineering networks, parks,
squares, embankments, beaches, health and educational institutions, public order
nstitutions, fire protection services, schools

The Master Plan as a long-term planming document, as a rule, establishes
actions, the implementation of which according to the proposed budget 1s restricted by
20-25 years Such actions, reflecting public needs, may include reconstruction of
obsolete residential stock, new municipal housing construction, lay out of new roads,
construction of bridges and major engineering facilities, etc The fact of adoption of
the Master Plan after the public hearing 1s the fact of recognition of a public need and,
therefore, the basis for future reservation Areas which are subject to future zoning
changes are shown on zoning maps which are accompamed by corresponding
regulations (permitted land use types and real property parameters) This means that
before any activity on taking property for public construction begins, all land owners
have the right to use and make changes to their real property in accordance with the
permitted use types and parameters Thus, the recognition of a public need through
approval of a long-term plan 1s not reservation 1tself, and does not give rise to any
restrictions of real property rights except for the possible alteration of land use type

Decisions on reservation can be made only after public discussion and

approval of the corresponding planning document which includes red lines plan and
plan of other objects of public infrastructure

The decision on reservation may be made only if implementaion of this
particular project, designated to meet public needs, 1s not possible without
expropriation of real property (in this case the public need was established by the
Master Plan and supported by the budget or other financial resources ) The plan shall
clearly show boundaries of the reserved land (a future road, subsurface collector, land
for location of social infrastructure, etc ) The decision on reservation shall contain
information on the proposed term of the beginning of the construction, the order of
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land use by 1ts owners 1n the reservation period and information on the term and
procedure for taking land or establishing a public servitude The date of publication of
information about reservation entermg into force may be also considered the date for
calculation of the cost of real property purchased

This, there should be developed a procedure for establishment of reservation
pertod (under Article 279 of the Civil Code - no later than one year before the future
expropriation), the procedure for purchase of land and real property subject to taking,
the procedure for use of land during the reservation period including restrictions on 1ts
use and the right to make (or not make) construction alterations to 1t, as well as
responsibilities of the mumcipality for breaking the deadlines

Reservation may also take place 1f the proposed intentions (for instance, layout
of new roads) are not related to property taking, but only to “keeping” this land by the
municipality It happens in cases when a proposed road will pass through municipal
land and will not affect the interests of land owners In this case reservation involves
exclusion of this land from the privatization program and restriction of the rights users
of this land

12 3 Preparation of municipal (state) land for 1ts conveyance to private persons

Primary provision of municipal land n private ownership or for lease must be
preceded by 1ts preparation which mncludes development of information packages,
contaimng data necessary for the future owners or developers 1n implementation of his
mmvestment mtentions

Preparation of land to be conveyed to developers involves availability of the
following

e plan of land boundaries coordinated with neighboring owners (1f a land
parcel 1s located 1n the-already-developed area),

e nformation from the “Land Use and Development Regulations” on the
corresponding zone, as well as information on servitudes and additional
restrictions on land use,

e calculations of profit lost by land owners or land users and losses 1n
agricultural production caused by taking the land,

e expert estimation of real property to be conveyed to developer or subject to
demolition,

¢ 1nformation on the condition of engineering and transport infrastructure,

e conclusions of government hygiene and disease control agencies and
ecological control agencies,

e conclusions of mspection for cultural/historic preservation 1f a land parcel
1s located within a historic preservation or archeological zone

This informational package should be prepared by the city in case the land

parcel 1s conveyed 1nto ownership or provided for lease on the basis of a tender or an
auction
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If land 1s conveyed based on a development agreement, the information
provided can be restricted to the first two points which are necessary and enough for
investors to create their business plans

124 “City - Investor” Agreement on Working Out Urban Development
Projects

Investment project for development of urban areas involves participation of an
investor (developer) on all stages of planning activities and must be implemented on
the basis of agreement between the city admimistration and investor

On the basis of this agreement, investors obtain from the city admimstration a
guaranteed right to develop this area during the agreed period The agreement can be
concluded for simultaneous or consequent (in case the project 1s approved), one-time
or step-by-step conveyance of land into investors’ ownership or for long-term lease

The agreement can contain the following terms and responsibilities of the city
and nvestors

e demolition of obsolete buildings and relocation of the existing residents at
the expense of investor or with his partial participation,

e preparation of the area for construction and installation of street
illumination, engineering major and internal networks and constructions, other
types of engineering infrastructure at the expense of investor or with his partial
participation and further conveyance of these facilities to the city,

e preparation of the area and construction of public infrastructure facilities
and their further conveyance to the city at the expense of investor or with his
partial participation,

e construction of recreation facilities at the expense of investor and their
further conveyance to the city,

e provision of financial resources for construction of public infrastructure
objects,

e compensation of losses to land owners or users taking into account the lost
profit and losses 1n agricultural production

The agreement may also cover 1ssues of use of land or any real estate
designated for future development , as well as the term of construction

After the agreement 1s concluded, the city administration should have no right

to propose additional terms of project coordination or approval that are not part of the
agreement

The procedure for project coordination mvolves orgamization of preliminary
public hearings to which all persons involved or imnterested are invited After the
project 1s approved, 1nvestor can be empowered to conduct negotiations with actual
land users (1n case of re-orgamzation of the area) about the terms of compensation to
be paid to them 1f their property 1s taken
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PART 2 APPROACHES TO RE-ORGANIZATION OF URBAN AREAS IN
RUSSIAN CITIES

2 1 Analysis of Modern Condition of Cities

The most difficult task for city authorities 1s to chose the night direction for the city
development, as no rehable forecasts can be made under conditions of instability and
inflation However, short-term and middle-term forecasts can be successful, if the
objective 1s not set to globally transform the current system, but only to develop the
rules of a game, which will make 1t possible to implement tasks of city transformation
and development through finding and ensuring the balance between public and
private interests when moving forward to the objectives set However, before we
formulate the objectives, 1t 1s necessary to analyze planning problems which are
typical of all Russian cities, as well as possible ways of their solution The analysis
will be focused on the following (most typical) types of urban development

1 Historic districts that took shape before 1917 based on the pre-revolutionary
construction law (type A)

2 Blocks of townhouses of the 20-50s that were shaped by PiNs (“Rules and
Norms™) (type B),

3 Micro-rayons of the 60-80s that were based on SN1Ps (“Construction Norms
and Standards™) (types C,D,E),

4 Urban districts of individual wooden and mixed-type “estate” development
of different periods, as well as new development that appeared during the
construction “boom” of the last five years (type F)

This principle of analyzing urban land 1s mostly preferable for our purposes,
because within each construction period, development 1s characterized by some
permanent and homogeneous physical parameters which are based on construction
standards valid during this construction period This will make 1t possible to establish
parameters of real property within each zone, determine approaches to establishing
parcel size and boundaries, and general land use regulations, formulate regulations of
real property development and reconstruction for each type of development zones

From this view point, 1t 1s useful to consider structural elements of Russian
cities, which have been created during different construction periods

Despite considerable differences between Russian cities which are caused by
their geographic location, climate, historic/cultural traditions and other factors, they
all represent and reflect the state policy expressed 1n laws and construction standards
of different historic periods of these cities

From this point of view, all Russian cities can be divided nto “old” and “new”
ones “Old” cities are those which were formed before the 1917 revolution and which
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have still retained their original structural elements “New” cities were formed after
the revolution This classification 1s rather artificial, because the structure of old cities
1 many cases was effected and distorted by impacts of later construction periods
Fortunately or not, but in most old cities, the soviet time construction activities were
mostly concentrated outside the old city center, attracting most part of investment, and
due to this, the “old city” was preserved 1n general, though by now has deteriorated

Nevertheless, the planning structure of old and new cities 1s entirely different,
as 1t 1s based on construction laws of two social/economic formations that are
different by their real property relations

In this Section we mainly analyse districts of existing residential and mixed
development Industrial areas are not reviewed here, because they should be a subject
of special analysis

We analyze each development types according to the following positions
- characteristic of the period of formation of this development type,

- characteristics and parameters of development,

- problems related to development of areas of each type,

- ways of solving some of the problems

2 11 Historic Districts of the Old City (A-type)

The structure of the old city reflects legal interests of real property owners in the form
of a distinct zoning structure of blocks that differs by value and economic use
“Block” 1s a basic structural unit of old cities

According to functional use and size of land parcels, blocks are divided mnto
commercial, residential and industrial Residential blocks are clearly differentiated by
their location and quality of development depending on qualities of real property of
the former owners
- blocks of estates and private residences of the former city aristocracy, blocks of
expensive houses of the rich and houses of average-income people, blocks and trading
houses of craftsmen that form the so-called “posad”,

- blocks of city “slums” and cheap “furmished” flats of poor people,

- workers’ settlements and barracks (huts) located closely to industrial enterprises,

- blocks of estate houses with land parcels on the city outskirts and “slobodas” for
agricultural workers and craftsmen

Zones of the old city (except for slums and obsolete buildings destroyed 1n the
first years after the revolution) have changed their social status, but have still
preserved their structure All old cities, regardless of their size and administrative
status, have such zones which form the most prestigious and functionally “saturated”
zone of the city center In cities which preserved the integrity of the planning structure
of this zone, 1ts entire area, as a rule, 1s considered as zone of preservation of urban
construction monuments and 1s supervised by historic preservation mspection
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Block size falls within the range of 0 5-8 hectares, 1n some case - up to 12
hectares The most typical blocks are those of 1-4 hectares This small block size
predetermines high density of street network where the distance between parallel
streets 1s  50-300 meters (up to 400 m) with houses adjoiming them and houses
located along the perimeter The block size can be different depending on 1ts location
and growing from the center to periphery also depending on 1ts functional use

The height of buildings 1s up to 4 floors (1n some cities - up to 6 floors) 1t 1s
the result of legal restrictions on the permitted development height and 1t reaches its
maximum only 1n large cities

Density of development n blocks 1s up to 80 %, and total bulding area 1s
30,000 square meters per hectare 1n large cities In small and medium-size cities these
figures are respectively 40-50 % (in 2-4 scale density) and 10,000-20,000 square
meters per hectare High density of development and high intensity of land use are
the result of functioning of market mechanmisms with respect to real estate in the pre-
revolutionary period of urban development

Here the questions related to subdivision can be formulated as follows 1s 1t
necessary to restore the historic boundaries of land parcels (owners’ parcels) and how
to do this?

In principle, this questions can be easily answered where boundaries of land
parcels have been preserved or can be restored, and the parcel has a single owner
(user) However, 1t 1s a rare case More typical are situations where land parcels have
not been preserved, boundaries have been “erased” or there have been several owners
within this area

Thus, the following 1ssues arise

1) principles of establishing “physical” boundaries of land parcels 1n case their
historic boundaries can not be restored,

2) how to “fix” legal boundaries 1f they do not coincide with historic
boundaries of a land parcel,

3) 1ssue of legal boundaries with respect to two or more owners within the area
of one historic land parcel

As a rule, historic preservation agencies nitiate conflicts related to this 1ssues
1n the process of coordinating land boundaries Very often, their requirements lead to
the necessity to re-consider boundaries of land use Besides, investors are oftern
forced to acquire ownership of all real property located on the parcel

For 1nstance, 1n the city of Vyborg an investor chose a historic land parcel with
an estate house and a coach-house located on 1t He registered his nights to the estate
house 1n order to renovate 1t and applied for registration of the land parcel However,
the historic preservation agencies appealed to the prosecutor’s office to claim the
transaction 1llegal, saying that the buildings are located within a historic parcel and
can not be divided The agency also said that they would have no objections 1if the
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investor acquired and restored the coach-house as well However, this was not part of
the 1nvestor’s plans and he decided to give up his plans The result of all this - historic
monuments continue to deteriorate

The policy of preventing the division of land, implemented by various city
agencies responsible for making decisions on land allocation, as a rule, contradicts
the tasks of urban development The question 1s what 1s the smallest parcel that may
not be divided and for which no land use type may be established We must say that
there were no restrictions of minimum parcel size in the Construction Charter It only
established the distance to the parcel boundary, minimum court-yard size, the width of
fire-emergency access If an owner could use a parcel within the established
requirements range, any size was constdered permitted

Thus, we can 1dentify the following problems

- lack of co-ordmnation of actions and disagreement between agencies
responsible for decision-making in establishing parcel boundanes in the
historic area,

- lack of mimimum criteria for establishment of parcel size 1n the historic area

212 Blocks of the 20s-50s (B-type)

The “new city” 1s a product of the socialist construction law based on state ownership
of real property The evolution of the soviet construction laws, charactenized by
transition from legal regulation to umfied centralized management of urban
construction, 1s reflected in three construction periods

The first construction period (1917-1932) preserved the traditions of the “old-
regime” construction law with modified ownership rights 1n the form of “the right to
land development” and the “right to land lease”, the forced introduction of which
(after abolition of private ownership 1n cities in 1918) was caused by the war ruin and
the need for private mnvestments m construction and reconstruction Land parcels
were no longer real property umits, but “attributes” that served the buildings provided
by the state for use or lease Urban construction activities mostly involved elimination
of slums, selective construction based on the right to develop land and construction of
workers’ settlements In general, the principle of “block” development was preserved,
with the use of construction standards of the pre-revolutionary Construction Charter
On this basis the first Soviet planning and development document (PiN, 1929) was
created, but did not have any legal status Urban construction activity of this period
did not exceed boundaries of “the old city” except for the first workers’ settlements,
the theoretical compositional basis of which was a “city-garden” At present the areas
of workers’ settlements have the status of monuments of the soviet urban
construction But as they occupy small areas 1n modern cities, they are not considered
as a separate type of development

The_second period was charactenized by establishment of a system of standard
project design and micro-rayon planming that was implemented on the next stage
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Principles of micro-rayons were used as the basis for planmng and design standards
which mfluenced the transformation of traditional blocks as city planming units

This was also a period of establishment of the urban planming and
development system based on “stage-by-stage” planming (which still exists) that
mvolved the following documents “rayon” (district) planning scheme, the Master
Plan, PDP and development project which were all worked out by governmental
institutions

This construction period (up to 1958) was “matenialized” 1n the city structure
in the form of “enlarged” blocks of the soviet period (type B) Thewr structure still
resembled the form of traditional residential blocks, but by its substance, such blocks
were no longer neighborhoods of real property owners, but became elements of large-
scale residential development

Block size - 6-12 hectares, maximum - 13-15 hectares By their functional use,
all blocks were divided into residential and non-residential (industrial, hospital, etc )
Inside the blocks there were separate areas of common use - sport and accessory
facilities, green areas, etc

Development scale - 2-5 floors (1n large cities - up to 6-8 floors) Standards of
development density were established based on availability of residential space and
population density and constituted 25-40 %, while density of residential stock was
3,000-7,000 square meters of total apartment area or 4,000-10,000 square meters of
total building area per hectare

If we compare density characteristics of types “A” and “B” having analogous
scale, the density 1s lower in the “B” type blocks This can be explained by the
tendency to not use spare parcels for development as 1n “A” zone, but to use them as
open spaces for cultural and public needs

The basic problem here 1s also availability of parking space Courtyard space
1s usually large enough and 1ts area can be re-orgamzed on order to find parking space
along inside passes which are now “stuffed” with cars, while yard territories are
practically not used for recreation purposes and could be partly “cut off” for parking

purposes

At present residential environment of “B” type has high consumer value which
should be preserved when establishing regulations of its development High consumer
value of this environment brings about the necessity to additionally improve and
shightly (5-10 %) increase the development density through reducing the size or
changing the use of some areas that are not now used In the process of establishing
parcel boundaries, the structure of parcels should not break the integrity of courtyard
space, and parameters of new buildings should be brought into line with the existing
ones In general, when planning blocks of B-type, 1t 1s possible to use the standards
which existed i the period of their construction, making adjustments to some
standards for undeveloped areas
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213 Micro-rayons of the 60s-80s (C-,D-,E-types)

The third period of soviet urban construction was a period of large-scale industrial and
residential construction, which constituted about 70 % of total construction volume 1n
Russian cities Urban development policy of this period was based on the principle of
creating micro-rayons on the basis of “free” planming Planming and development of
cities was conducted based on three generations of construction standards (SN1Ps of
1962, 1975, 1989 “Planning and Development of Settlements Standards of Project
Design”) which had the status of Law for the whole governmental construction
complex and remained unchanged for almost 30 years The growing industrialization
and standardization of construction together with poor quality resulted in similarity,
monotonous character and umformity of development, as well as complete anonymity
of image of most Russian cities Another result of the idea of “free planning” was
“non-structured” land use which presents the main problem 1n transition to legal land
use 1n cities when solving tasks of division of micro-rayon land into parcels

However, some differences 1n construction standards related to coefficients of
housing density, scale, percentage size of residential areas, as well as tendencies to
transition from “non-structured” development to “partially structured” in the form of
housing groups and complexes, made 1t possible to determine within the framework of
each SN1P generation period the following types of development which differed by
their parameters and areas occupied

- large-scale five-storey industral development of the first generation (C-type)

- large-scale five- and nine-storey development of the second generation (D-
type)

- “complex development” of the third generation (E-type)

The structural element of these zones 1s a micro-rayon, whose boundaries are
“red lines” of arterial and residential streets Arterial and residential streets, according
to planning and development regulations, should not intersect micro-rayon area The
unit of planing division of these zones 1s the area between major roads including areas
of several micro-rayons, the total area of which 1s 50-60 hectares

Micro-rayon area 1s a sum of land, intended for multi-scale residential
construction, and land allocated to primary public service enterprises and institutions
The total land occupied by residential buildings represents residential areas of micro-
rayons and include the following elements

- land occupied by residential buildings

- access roads and pedestrian passages leading to residential buildings

- open sites for temporary parking

- green areas, recreation sites, children play grounds, etc

- sports sites

Density of development 1s determined by the coefficient of residential density
(in square meters of total apartment area per hectare, depending on building scale)
Provision of larger apartment areas and increase in population density per hectare
through 1ncreasing building scale actually resulted 1n less effective land use which
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was demonstrated by double reduction of the percentage of developed area from 19
% 1n the development of the first generation to 11 % 1n the development of the last
generation of industrial and residential construction

All the three zones are the subject of special attention when future land policy
1s developed, both 1n the sphere of division of ownership rights to municipal and
private land, and establishment of size and boundaries of land parcels belonging to
owners - natural persons and legal entities

In general, all these problems are connected with the fact that planning and
design standards used in the micro-rayon planning, are based on the fact that
elements of areas are calculated per one average consumer As a result, within one
residential group of a micro-rayon there are children play grounds, public service
sites, garbage collection sites and other elements that can not easily be divided 1n the
process of subdivision, as they are used by residents of several houses and “scattered”
in the area This task can be solved by formation of condominiums, on the basis of the
attached “Methods of establishing boundaries and size of land parcels for
condomimums which are created 1n the existing development ™

The strategy of development of these zones should involve their planning
structuralization , more efficient use of their chaotically developed areas, nstallation
of accessory communication lines 1n spatially disorgamized areas These
communication lines will be new residential streets within legally fixed boundaries -
red lines, and the unit of the reconstructed area will be a block having the status of a
neighborhood of real property owners In this case, the process of reconstruction,
brought into lmne with the municipal program of city development, will be
implemented by land owners themselves, who would be interested 1n more effective
use of therr property improvement, additional construction and reconstruction

A special problem arises 1in connection with B-type development - the first
generation of large-scale industrial five-storey construction It 1s mainly represented
by morally obsolete and not-subject-to-repair buildings located 1n the most convenient
and improved city areas adjacent to the central city area This conflict of high
potential land value and the poor quality of real property located on 1t makes 1t
necessary to bring land value 1n line with the value of buildings That 1s why the city’s
primary attention should be paid to these areas when working out the policy of city
development

214 Wooden “Estate” Residential Districts (F-type)

The last of the city zones to be considered 1s an area of “estate” development (F-type)
The specific feature of this zone 1s that 1t exists practically 1n all categones of cities
and 1n each construction period, except for capital cities and a number of major cities
where this “estate” development was “squeezed out” by large-scale industrial
construction Another specific feature 1s that this type of development was historically
formed as a homestead with a detached single-family house and accessory structures
and was preserved as a development type based on private ownership of the building
and permanent perpetual use of the land However, when time passed, individual
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houses were no longer single-family houses, which created certain difficulties both 1n
privatization of the housing stock of this type, and, naturally, in the division of

property

“Estate” development 1s different by its size and location depending on 1ts s1ze
and historic conditions of its creation In large and major cities, these zones are not
large and are located both on the city outskirts and close to the historic center In
small and medium-size cities the “estate” development occupies, as a rule, most part
of the city area

The umt of land division was a block divided mnto land parcels (homesteads)
Block size (0 6-0 8 hectares) and parcel size (600-1,200 square meters) considerably
varies depending on 1ts location n the city and the city size The types and size of
houses also varied - from a private city residence to a country house, as well as did the
size and economic use of land parcels - from a small garden to a private farm with
accessory structures 1n the yard

Blocks can be mtended for different functional use - from purely residential to
mixed uses commercial-residential, industrial-residential But regardless of therr use,
each building or a group of buildings occupy a limited area, and all structures
altogether form a sparse and dispersed structure of a low density block

Density of block development 5-20 % (up to 40 %) with building scale of 1-2
stories including attics or mezzanines

The prospectives of development of this zone are determuned by the ability of
the mumcipality to raise the consumer value of thuis environment through
mmprovement of engineering mfrastructure

Taking into account the current trend of transformation of “estate” districts
into “cottage”districts on the city outskirts, we can suggest that the value of this land
will considerably increase 1n th eprocess of land privatization

The problem of reconstruction of such areas 1s evidently the urgent one for
cities, where such development occupies considerable areas of potentially valuable
city land, close to city center Meanwhile, 1t 1s a typical problem, because 1n the soviet
period the construction was concentrated mainly on the outskirts of cities, with no
attention paid to central and adjacent districts Now, when close location to the city
center has direct economic effect on real property value, the necessity of
reconstruction 1s evident both for the city and investors

The first experience of planming re-organization of land based on new
principles 1s described 1n Part 5
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PART 3 SUBDIVISION AS PART OF PLANNING ACTIVITY
31 About subdivision of urban land
311 What s subdivision

Subdivision m our understanding 1s more closely associated with agricultural
activities However, 1t 1s not true

Land parcels 1n cities used to be “real property” We are getting used to this
concept of “real property” applied to a land parcel, and come to understanding 1t as an
object of property law

The right to land can only be implemented, 1 € can be transferred to somebody
else, only 1f the parcel boundaries have been established and registered A technical
and legal action of establishment of boundaries 1s called subdivision - division of land
into land parcels In accordance with the current law, subdivision 1s a prerogative of
land agencies, the functions of which include preparation of land management
documents, registration of a parcel and marking boundaries on site However,
subdivision 1s not restricted to this, as formation of a land parcel 1s directly connected
with planming activities, including planming of other construction objects (roads, etc )
Thus, land parcel boundaries 1n undeveloped areas are formed when plans for future
development and construction of these areas are made

From the urban planning point of view, the purpose of subdivision 1s to make a
scheme for division of land nto parcels, which envisages installation of all proposed
objects, roads, passes, infrastructure objects Besides, land parcel size will be
determined by regulations and standards of the zone within which these parcels will
be located

In the existing development we deal with a real property unit that already
exists,1e a building, and here the task of subdivision 1s restricted to legal registration
of a land parcel which actually serves this bullding

Thus, the purpose of subdivision of undivided land with respect to planming
activities 1s to create real property units (parcels of land) 1n order to

- ensure effective land use through rational area planning, provision of
infrastructure, rational correlation between the developed and vacant land,

density charactenstics, as well as permitted ratio of building space to parcel
size, which are established for corresponding zones of the city

Subdivision 1s also one of the effective mechamsms for involving urban land
into public circulation through

- establishment of legal boundaries of land parcels with the purpose to transfer
property rights (ownership, lease and other established by law) to natural
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persons and legal entities for their use 1n accordance with all permitted land
use types established for the corresponding city zone,

- registration, evaluation, taxation of land
312 Typical Tasks of Subdivision

All said above shows that the tasks of and procedures for subdivision of vacant land
and subdivision 1n the existing development are different

Subdivision of vacant land 1n order to create new development 1s a planmng
process based on division of land into parcels with the purpose of effective planning,
as well as formation of “lots” conveyed to private persons

The tasks of subdivision 1n the existing development are as follows

- to increase efficiency of land use through identification of unused areas -
vacant parcels, dumps, “ownerless” parcels, as well as parcels having uses
that are not permitted by zonming regulations - 1n order to form new real
property umts (land parcels) and prepare them for future conveyance (sale,
lease), or change of land use type mn accordance with the requirements of
zoning regulations (for instance, 1n case of removal of enterprises harmful to
environment),

- to provide the property rights to land to private persons in the form of
registration of these rnights 1n case of land privatization or transfer of the right
of development

Subdivision, the result of which are real property umts - land parcels, serves as
a technical/legal instrument for stimulating land circulation, registration of rights to
land and land transactions, as well as creation of real property taxation system

313 Land Subdivision Regulations Used in Foreign Countries

In foreign countries, projects of area development are prepared 1n accordance with
local laws defimng legal and techmcal norms of therr development and
implementation In the USA subdivision regulations determine parameters (standards)
and procedures for area subdivision Land subdivision regulations describe the way of
ensuring minimum public safety and mummum standards related to social
infrastructure objects

Land subdivision regulations, together with other urban development
documents, are based on the “police” right of the state to protect health, safety and
well-bemg of 1its citizens

The right of mumcipalities and counties to adopt their regulations of land
subdivision 1s based on the law of the states which lays out general principles of land
subdivision Local laws, on the basis of general principles, contamn detailed procedures
regulating these 1ssues
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Onginally, these regulations were created for precise description of each land
parcel, which ensured possibility of its conveyance from one owner to another Even
now this 1s still the main purpose of the regulations The regulations describe how
land management shall be implemented and how results of land survey shall be shown
on a land plat 1n order to prevent disputes over land between neighbors and determine
rights to the land parcel Apart from its original function, regulations of land
subdivision are used to ensure reasonable area planming They contain detailed
description of requirements to the form and size of land parcels, they regulate access
to main roads, mimmum parameters of roads and passes, availability of pavements
and gutters and their characteristics, nstallation of networks, requirements to
mnstallation of traffic hights, 1llumination of streets and landscaping Apart from the
tasks of public safety, the regulations contribute to implementation of a number of
urban construction and plannming tasks Thus, at present the regulations include
ecological and fiscal norms They contain description of measures for prevention of
floods on the adjomning parcels, control over water quality and use of coast-line, as
well as requirements to construction of schools, parks, roads According to the
regulations of some states, developers must finance installation of infrastructure
facilities including work on broadening the streets and installation of major
engineering networks

Thus, land subdivision regulations are the sum of legal, planning and technical
norms covering the following issues

- to ensure the conformity of new construction to the approved plans of area
development,

- to ensure mmnmmum standards of life and health safety through creation of
appropriate objects of engineering, transport and social infrastructure with
minimum operational expenses 1n the subordinate area,

- to ensure the compatibility of new construction with the existing urban
environment through adequate 1nstallation of new objects 1nto the existing city
infrastructure and to mimimize negative effects of new construction on the
surrounding environment

Land subdivision regulations and zomng regulations are two important tools
of regulating land use processes In their general form, regulations of land subdivision
and zoning regulations (regardless of whether 1t 1s one document or separate ones)
regulate transformation of vacant land into developed areas and their use for housing,
trade, industnal functions, etc The interrelation between zoning regulations and land
subdivision regulations 1s as follows zoming regulations regulate use of parcels which
are formed as a result of operation of regulations of area development

314 Are Land Subdivision Regulations Principally New for Russian Practice?

The answer to this question can be both “yes” and “no”

It 1s “yes”, if we make comparison with the period of socialist urban
development when the legal regime of city land was determined not on the basis of
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laws, but by PDP (Master Plans and PDP) All the projects, in their turn, were
developed on the basis of all-union construction norms and rules (SNiPs) which were
developed 1n a centralized way and were designated for application by the state
construction complex and financing from the state budget The customer, project
designer, contractor 1n one person - the state- building on the state land, dictated its
terms to the final consumer of the production distributed - 1e population, not taking
mto account 1ts opmion related to the produced final product - ranging from an
apartment to a new city, and not entering into any relations with regard to land use
and development Construction norms and standards, on the basis of which the
projects were developed, had a purely techmical character And though socialist
norms declared rational and economical use of city land, under conditions of a single
state (which means - nobody’s) ownership to land, as well as under conditions of
norms per one average consumer, the city land use could not be effective This 1s the
reason for many city problems which are to be solved, in particular 1neffective use of
land 1n micro-rayons and on territories of 1ndustrial enterprises , poor quality of
housing 1n potentially valuable city areas, ecological problems and others

The answer can be “no” , if we make comparison with the pre-revolution
period of development of Russian cities Land subdivision was the basis for
registration of land ownership starting from the 16th century and till 1917 The
maternials of the Archive of Subdivision Department show the scope of subdivision
activities 1n Russia at that time The Archive of Subdivision Department, eliminated
in 1918, had been a place for storage of data on the condition of land property 1n the
Russian Empire for a century and a half The main function of this Archive was
documentary registration of the right of private ownership of land as the basis for the
existing state order The Archive included documents of three subdivision periods
Elizavetinski, General and Special The General subdivision, the basic principles of
which were developed by the Commission for Government Subdivision, started in
1765 In the first quarter of the 19th century, over 400 plans and subdivision books
were registered mn the Archive annually The Archive also included general district
plans, large maps and region and district maps In late 1830 the government
orgamzed and conducted Special subdivision with the assistance of elected
“dvonanski” bodies This subdivision involved the area of 165 million hectares At
the end of 1860 the Subdivision Department 1ssued annually more than 6,000 copies
of subdivision plans In 1913, more than 650,000 cases, 572,538 General and Special
subdivision plans and 521,201 subdivision books were stored 1n the Archive

The existence of private ownership to land determined the legal status of city
land as real property with respect to which the established legal norms of use and
development existed Land parcels were the subjects of property law and were
involved mto the economic turn-over with all accompanying consequences Any
disputes relating to land boundaries were solved by court (subdivision disputes)
Relations between all the participamts of construction activity were regulated by the
law - Construction Charter and mandatory resolutions of the City Duma (for cities
which adopted City Provisions) The law established procedures for development,
approval and alteration of the city plans, parameters of the street mmmmum width,
procedures for coordination of private construction, requirements to public and
governmental buldings The law also contamed provisions regulating the land of
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common use and provisions of the “neighbor (private) law” relating to owners of
adjacent land (what can and can not be build on a land parcel) The law was
addressed to all categories of land owners and contained grounds for court decision-
making 1n case of disputes

After abolition of private ownership to real property 1n 1917, land parcels lost
the status of objects of property law and were transformed 1nto parcels serving the
buildings located on them Norms of their size were established and land surpluses
were withdrawn Starting from 30s , the state was conducting a consequent policy of
use of city land according to targeted use Orgamzation of this planned consequent
use was reflected 1n planning and development projects of cities which were
approved by government agencies

The main documents on urban land use were regulatory “acts” for urban
planning and development In particular, the main land use regulatory act was the
city Master Plan A notion of land management appeared The specifics of this
management 1s that 1ts mamn starting point 1s planning of settlements, 1n accordance
with which land allocation, taking and registration 1s implemented This, regulatory
“acts” regulating planning and development, became the only documents that
established a legal regime of urban land, having excluded the concept of subdivision
as harmful and useless

3 2 What is the Process of Land Subdivision?
321 Answers to Some Questions

Land parcel 1s a area of a certain size having 1ts boundaries Herewith a natural
question anises who, 1n what order and according to what criteria establishes
boundaries and size of land parcels

“On what basis”

On this stage the main owner of urban land 1s the city admimistration Therefore, the
city, represented by  1ts bodies, has the nights of land use planming and land disposal
The reason for subdivision can be a regulatory legal act adopted by the city
community and containing regulations and norms of subdivision which regulate
mimmum required size of land parcels in the corresponding city zones, rules of
establishment of parcel boundaries, required size of passages and accesses, rules for
establishment of servitudes, etc

For subdivision purposes 1t 1s also necessary to have a conceptual plan of city
development and the rules according to which this plan will be implemented - “Land
Use and Development Regulations” Zonming standards, that determine parameters of
parcels 1n each city zone, constitute an important part of “Land Use and Development
Regulations”

Subdivision regulations may be a part of “Land Use and Developent
Regulations” or may be adopted as a separate legal document
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This manual contains materials describing methods of land subdivision in the
existing development and 1n undeveloped areas The methods of land subdivision 1n
the existing development are presented in p 3 2 4

Methods of subdivision of undeveloped land, based on zoning standards, are
presented 1n Part 4 of this manual

“Who can be the initiator of subdivision and m what cases?”

Land subdivision can be conducted on the city’s mnitiative when preparing land parcels
to be transferred to developers on newly developed territories, when re-planning the
already developed territories with the purpose of a more effective use, as well as when
making inventory of city land The city has the right to orgamize development of a
planning /subdivision project on the basis of competition

The mtiator of subdivision can be a developer who 1s interested 1n
development of a land subdivision plan for future development

Subdivision can be implemented on the initiative of legal entities and natural
persons 1n cases of division or merge of occupied land parcels, allocation of parcels
from undivided land stock (residential territories), formation of condominiums,
determination of land boundaries, privatization of land beneath enterprises, and 1n
other cases established by legislation and 1n the order stipulated by the Resolution No
105 of the RF Government “On the Order of Establishment of Land Use Boundanes
in Development of Cities and Other Settlements” dated 02 02 96

“What are actions on subdivision?”

The result of subdivision process are land parcels formed as real property objects, 1€
having established boundaries in accordance with the size required for their
appropriate type of use (function)

Formation of land parcels as real property objects in general has three
components planning (project of boundaries ), object registration, registration of
property right to the object (registration of rights)

Within the framework of this manual we consider the first component -
planming - as well as procedures related to 1t, norms and parameters on which a
subdiviston plan 1s based

This planning and design component (1e development of
planning/subdivision projects) can include one or two development stages, depending
on whether 1t 1s connected with lay out of streets and roads or 1t 1s dealing only with
planming the parcels boundaries on the land already planned and divided by roads

In general, the planning stage includes
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- creation of area development plans, 1e plans of division of the area mnto
structural units (micro-rayons, blocks) 1n accordance with the zoning
regulations and construction standards, lay out of streets and engineering
networks,

- creation of a land subdivision plan, 1e plan of dividing a structural umit
(micro-rayon, block) mnto land parcels according to functional use of the zone
in which this structural unit 1s located and according to real property
parameters permitted 1n this zone (zomng standards)

Planning and subdivision can be implemented within the framework of a
single project, depending on the size of the land to be subdivided The project must be
discussed at public hearings before its final approval, regardless of how 1t 1s
developed and who finances 1t

322 Approval of a Subdivision Plan in the USA
Usually, land subdivision approval procedures include the three following stages

- 1nterview, prior to official submission of application for land subdivision
(usually herewith a scheme of land subdivision 1s provided),

- preliminary consideration of the scheme of land subdivision,

- final approval of the scheme of land subdivision The scheme of land
subdivision can be determined as plan of land subdivision, defining location
and boundaries of streets and passages, specific land parcels (lots) and other
information on the area

Sometimes, there 1s a distinction between “major” and “minor’ land
subdivision depending on the number of parcels bemng formed With respect to
Russian practice, they are represented by the scheme of planning and the scheme of
subdivision, as “major” subdivision mcludes (besides division into parcels) the lay
out of new streets, extension of city engmeering and transport networks or
construction of social and cultural objects

The process of coordination of “minor” subdivision 1s simpler It may consist
of only one stage, 1f a newly developed land 1s subdivided

The basic obligations and authority of the main participants of the procedure
m general include

- developer (subdivider or developer) - goes through all three stages of
coordination stipulated by the procedure and provides all required information
(scheme, project),

- techmical staff of the architecture-planming department provides the developer
with information on city development and assists the planning commission 1n
consideration and evaluation of the proposed land subdivision project,

- the planning commuission considers the subdivision project and recommends
the representative body on 1ts approval or disapproval,
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- the representative body officially approves (or disapproves) the scheme of
land subdivision

323 Transformation of the existing procedure for approval of a subdivision
project in Russian practice

The procedure for coordination of the scheme of land subdivision of the USA
has three significant differences compared to our practice

- the procedure 1s based on regulation of relations between developers and the
city, while i our practice projects of planning are made , as a rule, by the city
order (request),

- open character of the procedure, 1e obligatory presentation of the proposed
scheme at public hearings (1n our practice PDP 1s a secret document),

- final decision on the scheme approval 1s made by an elected body- planning
commussion or city council - 1€ persons representing public interests (here
approval of PDPs always used to be the authority of the executive body -
architecture agency )

What transformation 1s necessary for the procedure for coordmation and
approval of the project of planming/subdivision?

Evidently, the transformation 1s dealing, first of all, with 1its publicity, as well
as with participation of all persons interested, starting from existing land users and up
to representatives of the city mterests when making final decisions

If the city has already adopted Land Use and Development Regulations, and
created a planning commission (or zoning commussion), then the scheme of relations
between developers and the city can be three-staged as well, and will look as follows

1 Developer submuts an application for construction (development) with
simultaneous submission of a concept or scheme of the planning/subdivision project,
the scheme 1s discussed by the architecture department, land committee, commission
from the pomnt of view of its comphance with planming norms and subdivision
regulations The commussion discusses with the developer the prelimmary terms of
land development 1including obligation to reserve the land parcel for the period of
project development, and provides the developer with all necessary mital
information and explanation of coordination procedures

2 The developer submits the intermediate version of the project to the
planning commission The commussion (or bodies authonized) considers the scheme
from the point of view of 1ts compliance with all terms discussed above, regulations of
subdivision, technical norms and standards and, mn case 1t 1s agreed, the city and the
developer sign an agreement on development of this land as well as on transfer of the
right to conduct negotiations on the terms of compensation with mnvestors (or existing
land users), to the developer
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3 Then the developer submits the final scheme to the commission which
orgamzes public hearings on the project Judging by the results of public hearings and
taking mnto consideration opimon of experts, the commuission prepares a decision on
the approval (disapproval) of the planning/subdivision project The decision of the
commission 1s approved by the mayor’s resolution (or the city Duma 1n cities which
have no such a commuission, or if it 1s not an elected body)

The approved project 1s registered 1n the prescribed manner
The approved project can be the basis for

- making decision by the city on land reservation for lay out of roads, land
parcels for social infrastructure objects,
- making decisions by the city on land taking, indicating the beginning of the
procedure for land expropriation (taking) and procedures of paying
compensation with publication of thus decision 1 local press and informing all
land users whose nterests are involved

An example of the procedure for coordination of projects of

planning/subdivision 1n cases when the city imitiates their development are the “Land
Use and Development Regulations of the City of Tver”
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PART 4 ZONING STANDARDS

41 METHODS OF AND APPROACHES TO ESTABLISHMENT OF
ZONING STANDARDS

Zoning standards are characterized by general requirements for types of real property
use and development parameters of land parcels located in this zone, 1e¢ the
combination of quantitative and qualitative criteria Though n the context of
subdivision, we are more interested 1n qualitative criteria, in this manual 1t would be
useful to consider basic qualitative criteria which directly influence parcel parameters

The main qualitative criterion 1s the degree of compatibility of types of real
property use from the position of “ no damage” to the main type of activity In this
manual we mostly consider residential zones, 1 e those city districts where residential
development prevails Therefore, when we mention the mamn type of activity, we
mean that the standard of living shall be ensured, no damage shall be caused to the
citizens’ health and welfare as well as to the residential environment 1n general

In the US practice, the standards of residential zones are based on the criteria
of safety and comfort which correspond to the property qualification and income of
owners and lessees of real property located in these zones The result of this 1s the
existence of considerable differences in requirements to development of land parcels
and to the size of these parcels even 1n the case 1f we speak about one and the same
typological unit, such as a single-family house Thus, 1n residential zones occupied
by such houses, different bullding parameters may exist, and size of land parcels may
vary a lot Zoning standards, as a rule, differ by the list of permuitted types of land use
According to the USA traditions, location of schools and other objects that may be a
source of noise or other inconveniences, 1n residential zones 1s not acceptable, but the
availability of sport and recreation facilities (tennis courts, swimming pools, etc ) 1s
highly estimated

Zoning standards are directly connected with real property costs - the higher
the standards, the higher real property value 1s  Usually, a “high” standard of a
residential zone 1s characterized by low density of development , large open spaces,
low coefficient of the developed area And, vice versa, a “low” standard of a
residdential zone - by high development densities and sometimes, existence of
mcompatible types of land use

It 1s clear that the high standard 1s more expensive than the low one But even
within types of development that are close by their standards, people can have a
choice Thus, residents of the zone of estate houses may put up with the noise from
the school located 1n the neighborhood, understanding that they do not have to spent
money on daily transportation of their children to school A change of zoming
standards may result 1n the change of real property value in this area The value and
standard of zones greatly depend on the location of adjoining zone of another type - a
commercial or industrial one If an industrial enterprise 1s being constructed close to a
residential zone, the real property value and qualitative standard of the latter wall
sharply decrease That 1s why such neighborhood 1s not allowed under zoning
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regulations And vice versa, a change of undesired adjoining type of use may cause
increase 1n the value of real property and improvement of zone standard

Another qualitative criterion of the residential zone standard 1s its close
location to center The concept of a “high” living standard in the city center 1s
different from the high standards 1n the city suburbs It 1s clear that living 1n a single-
family house in the center of a large city 1s very expensive, and the critena
determining the high standard of the suburbs (low density of development, “private”
life style) are not compatible with the city noise, intensive transport and deficit of
vacant space It 1s evident, that the standard of residential zones 1n the city center 1s
based on other criteria, such as close location to place of employment, to
entertainment and sport facilities, and the parameters of real property are oriented at
ensurance of the highest quality of housing itself in combination with minimum
requirements to the size of open green space, building setbacks, etc

All this shows that zoning standards are made of series of compromises
between needs and opportunities, between the desire to ensure maximum comfort
with low cost and the necessity to take into consideration the restrictions imposed by
public interests That 1s why zoning standards always reflect the balance of interests of
the public and 1nterests of an individual person with regard to real property owned by
them

This standard, expressed 1n the form of regulations of real property use 1n this
zone, adopted by local community, becomes the law which 1s mandatory to all That 1s
how zoning works 1n the USA

Is this concept of “zone standard” important for Russian conditions? Yes, 1t 1s
as important as the concept of “zoning”, because zones must be established based on
the standards approved for them Achievement of these standards becomes the
purpose of urban development

Obviously, 1t 1s too early to speak about development of final standards for
residential zones But the analysis of housing market and the first experience of
development based on tenders conducted 1n a number of cities, show that we already
have some criteria for development of zoning standards The analysis of development
types 1n Russian cities, presented in Section 2, shows that typological characteristics
are rather different But can we consider them as standards? The answer 1s “no”
Except for the “old city” they reflect the system of socialist land use, not taking into
account the factor of land value In recent years, in the areas where real property
market exists, the development 1s being transformed rapidly and 1t 1s only now that
these areas come to a certamn standard This 1s expressed in the increased density,
higher scale of buildings and quality of development in the central busmess and
commercial zones of major cities, appearance of zones of commercial activity near
transport centers Hazardous construction “boom™ causes sharp changes in the image
of close suburbs and transforms small villages into areas of expensive cottage houses
(villas) 1In relatively new districts the factor of land value shows the problem of
imbalance between low-quality paneled residential buildings and potentially high
value of land occupied by them The same imbalance can be seen 1n large polluted
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areas occupied by industrial enterprises, while they are more suitable for residential
development The process of transformation 1s only beginning here and we can speak
about zoning standards only with regard to a very distant future

Another reason for establishment of zoning standards 1s a growing number of
personal cars The state of parking lots 1s really poor, there are a lot of unauthonized
parking lots 1n residential areas

Thus, the qualitative zoming standards are directly connected with their
qualitative characteristics The absence of flexible connection between construction
norms and standards and a variety of opportumities for creation of a high-level
residential environment 1s the reason for the fact that many SNiP standards do not
conform to rapid changes 1n the economic activity and urban development, they do
not provide solutions to the problems mentioned above and can not be the basis for
establishment of zoning standards

The experience of developing “Land Use and Development Regulations “ for
some cities, and 1n particular, for Novgorod and Tver, as well as the analysis of
planning projects for several sites in these cities resulted in creation of some
approaches to establishment of zoning standards, and showed connection between
their qualitative and quantitative characteristics As in this manual we speak mainly of
residential zones, we shall consider quantitative criteria showing differences between
zones These critena include

- density of residential development
- mimmunm size of land parcels
- intensity of land use, etc

411 Methods of Regulating Density of Residential Development

The basic quantitative criterion of the quality of city environment 1s an
integrated concept of “ density” which 1s expressed 1 different umits density of
population, density of housing stock, density of dwelling umts per area unit, etc All
these parameters are interconnected and characterize the number of people or total
building area per land unit Density 1s one of the most important regulators of land use
and establishment of standards Under market conditions 1t 1s important that this
characteristic shall be applied not only to functional elements of the city (micro-rayon,
etc ) as 1t 1s done 1n SN1Ps, but also each land parcel allocated for development In the
framework of residential areas with one and the same density characteristic 1t 1s
possible to build, for instance, cottages on large parcels that would occupy the whole
area or townhouses on small parcels that would leave vacant space for mim-park,
satellite parking or a tennmis court In foreign practice, together with density
characternistics of residential areas (for instance density of dwelling units per hectare),
there exist density characteristics for separate land parcels (for instance, FAR, OSR)
1 accordance with zoning standards Table 4 1 1
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Density of residential development can be regulated by different means In this
manual we consider only those which are directly connected with the tasks of
subdivision, 1 € with determination of parcel area

Restriction of mmimum parcel size This requirement regulates density in
zones of single-family and townhouses This standard means that in creation of land
parcels their size may not be less than the one established by Zoning Regulations
Minimum parcel size 1s established , as a rule, for all permatted types of real property
use 1n these residential areas kindergartens, schools, mini-parks and other elements
Minimum parcel size may be adopted as the basic criterion for classification of
residential zones For instance, in the USA there exist recommendations according to
which residential zones are divided into R-40, R-15, R-11, R-7, R-3, where numbers
denote mimimum parcel size in this zone However, mmimum parcel size 1s not
equivalent to density of residential development, because first, the actual parcel area
1s connected with 1its topography and configuration (shape) and, second, in the same
American practice, for instance, a substantial portion (usually 10 to 20 percent) of a
parcel may be consumed by street rights-of-way Besides, 1t 1s impossible to know
how many single-family parcels can actually be created out of a parcel of a given size
until sufficient planming work has been done to sketch out road locations and potential
parcel configurations

We should mention that using only the standard of parcel size (as 1t 1s done 1n
SN1P), 1t may occur that building size may become disproportionally large 1n
comparison with parcel size, what we can already see 1n modern elite cottage villages
Here we come to the conclusion that 1t 1s necessary to establish standards both for
physical and relative parameters of development

Restriction of the ratio of the building area to the parcel area

This method regulates actual density more accurately, but 1t 1s less evident for
consumers The parameters characterizing the ratio of the building area to the parcel
area make 1t possible for developer to determine how many “square meters” he will be
able to “build” on this parcel so that 1t would comply with the zone standard

Depending on the method of calculating the building area, this ratio may be
expressed by the following characteristics

percentage of parcel development - ratio of the area of all buildings located
on a parcel to the parcel area (%),

coefficient of the intensity of use of the parcel area - ratio of total apartment
area or usable public building area to the parcel area,

FAR (used 1n the USA) - ratio of the total floor area of all buildings located on
a parcel to the parcel area,

OSR (used 1n the USA) - ratio of the vacant area to the total floor area of all
buildings located on the parcel

These charactenistics regulate building parameters and the size of the vacant
space and the “occupied” space on the parcel
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Dependence of the building area on the parcel size will be analyzed 1n Section
4121

4 12 Primciples of Estabhshing Parcel Parameters
4121 Parcel Area

It 1s necessary to distinguish between components that form the mimimum size
of individual parcels for one/ two-apartment townhouses or parcels that are commonly
used by residents of multi-apartment residential houses Thus, for a single-family
house or a block-apartment, the mimmum parcel size 1s determined by the size of the
house itself and the required setbacks Recommendations for parcel size for single-
and two-apartment detached houses and townhouses are shown in SNiP 2 07 01 -
89 Attachment 3*

In the case of a multi-apartment house, a question arises - what should be the
parcel size should be and which mimmum area should be considered necessary for
residents within the boundaries of a land holding? Thus 1ssue, which 1s new for our
practice, first arose 1n connection with the formation of condomimums See Appendix
to Volume I

The most suitable size of the area adjoining a bwlding can be determined by
use of a parametric characteristic of development - “coefficient of closeness” It 1s
based on 1nclusion of the following elements of residential area 1n the parcel area

- passages and pedestrian roads to residential buildings,
- protective green strips,

- play grounds for children,

- recreation facilities for adults,

- accessory sites,

- sport grounds,

- open sites for temporary parking

However, 1n reality 1t 1s impossible to draw all the parcel boundares 1n a
rectangular form, because different areas for direct use by residents are located w1thm
different distance to the building windows, for instance, children playgrounds (0 7 m’
/ person) must be located mimmum 12 meters from the bulding w1ndows sport
grounds for adults (0 1 m’/ person) 10 meters, accessory sites (0 1 m?/ person) - 20
meters, parking lot (0 8 m? / person) - 10-15 meters In real life 1n zones of multi-
apartment buildings, a functional/planning unit of the area 1s not a single bulding
parcel, but an area occupied by a group of residential buildings That 1s why we speak
about an area and boundaries of a “model” parcel and about a “model” share of each
dweller 1n the parcel area

We could determine more precisely only the boundaries of the mimmum

required area which 1s used for maintenance of the building and includes only the land
occupied by the buldings and transport access area (based on fire-protection
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standards) Accordingly, on a subdivision plan we should show boundaries of the
minimum required area and boundaries of land owned by residents of a group of
buildings

The mmimum parcel area includes only mimimum development area that
corresponds to the building type, and the minimum area which provides access to this
building (according to fire-protection standards) The recommended parcel area 1s
determined based on the average considerations about good residential environment
That 1s why, parcel area can always be reduced depending on these “average”
considerations under local conditions and requirements

Example let us take a 6-section house for 120 apartments that 1s typical of the
5-storey development The building area of this house 1s 1,152 square meters, total
apartment area - 4,493 square meters The recommended density characteristics are

- maximum coefficient of intensity of land use - 1 2

- mimimum share per square meter of the total apartment area - 0 8

- maximum percentage of development - 31

Based on these charactenistics, the area of a sample parcel 1s 3,594 square
meters

Let us now calculate the minimum required parcel area, based on the house
dimensions and fire protection standards The mimmum parcel width ncludes the
building width (12 meters), mimimum distance to the passage on the entrance side (5
meters) and the mimimum passage width (5 5 meters) and equals 22 5 meters The
mimmum parcel length includes the building length (96 meters) and the sum of side
setbacks (6 meters) and equals 102 meters Thus, the mimimum parcel area, required
for maintenance of the building, equals 1295 square meters The rest of the parcel
area equals 1 299 square meters and comprises the area of public use The size of this
area can be changed according to local conditions and requirements

4122 Parcel Proportions

Based on the results of the research studies devoted to a complex of residential
houses and published 1n special editions on spatial structure of development, we
recommend that the ratio of the parcel lenth to the parcel width should be from 1 to 3
Below are the typical proportions of parcels 1n the development of different types
(single-family houses, townhouses and sectional houses)

Parcels for single-family houses the recommended parcel proportions are 1 2
or 1 3, because with these proportions the street and road network can be enlarged and
the length of engineering network can be reduced If the parcel area 1s sufficient, the
parcel with the above mentioned proportions can be divided The parcel a square form
should be divided along 1ts width, and the parcel of a rectangular form - along its
depth There should be appropriate building setbacks from the parcel boundaries to
ensure possibility of future division of the parcel

Parcels for townhouses disproportionally long parcels that correspond to the
proportions of block-apartments
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Parcels for multi-storey sectional houses as we poimnted out above, the
proportions are related to the internal yard space but not to the parcels of separate
houses In this case, the subdivision plan should be developed simultaneously with the
development plan that should be worked out according to the general laws of a spatial
structure

4123 Building Setbacks

Minimum parcel size includes minimum development area and minimum
building setback area (heremnafter - BS) That 1s why the development of principles of
establishing BS 1s directly connected with the tasks of subdivision In the US practice,
BS are divided into front, side and rear These terms are also accepted 1n the “Land
Use and Development Regulations” adopted for some cities

Front BS - as a rule, coincide with building setback from the red line, because
in Russian practice the front parcel boundary usually coincides with the red line

Side and Rear BS - are connected with the necessity to provide 1llumination,
fire-related excavation, access to the rear yard of a parcel

In Russian regulatory system the concept of setback from boundary line does
not exist (except for accessory structures 1n the estate-type development), because 1n a
micro-rayon there 1s no concept of “boundaries of a residential building parcel” There
exist only parameters of distance between residential buildings based on fire-
protection and 1nsolation requirements And the insolation requirements are not at all
connected with the requirement for efficient land use and must be re-considered or
excluded from mandatory standards

Regardless of the fact that BS are not included into urban development
regulatory documents, we can see their dependence on the type and scale of buildings
and on local conditions of construction (reconstruction or a vacant area, zone type,
etc)

In the American zoning regulations the BS requirements are differentiated
according to zones In zones with the same building scale, 1f a larger density of
development 1s required, then setbacks and distances between buildings are reduced
Russian urban development regulations do not contain such approach, because the
standards are based on the building scale, which, naturally, adversely affects the
intensity of land use Thus, such a differentiation within the framework of one-scale
development should be introduced 1n local (Russian) standards

Besides, 1t 1s necessary to distinguish between principles of setting BS for
different types of parcels

Individual parcels Mimimum 1ndividual parcel size in the area of single-family
or townhouses 1s compiled of the mimimum development area and the mmmum BS
area As a land parcel 1s designated for use by one family, 1ts setbacks are determined
by requirements to 1solate the family household and, at the same time, to provide
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transport access to main and accessory buildings The front BS 1s regulated by local
traditions, the side and rear BS - by fire-protection and urban development standards
and requirements

The size of mmmum side BS 1s connected with the type of development In
the estate-type development with a well developed rear yard 1t 1s necessary to provide
access to 1t and a minimum side BS of 5 meters In the single-family house areas with
no accessory structures i the rear yard 1t 1s possible to provide only a pedestrian
passage (width - 1 meter) which together with the building border will constitute a
mimimum side BS of 2 meters In town-house development the side parcel boundaries
cowncide with the axis of inter-apartment walls and, correspondingly, the side BS for
ordmary blocks are equal to zero, and for the outside block - the BS 1s established
accordance with fire-protection standard distance between the side parts of buildings

Parcels which are commonly used In the regulations for multi-scale sectional
buildings 1t 1s efficient to establish only the front BS which can be differentiated , for
instance, 1n accordance with street classification, orientation of entrances to buldings
Thus, 1n the development standards of New York, the front BS for a broad street1s 2 5
meters, for a narrow street - 4 5 meters According to Russian urban construction
standards, a house may be located along the red line But in reality, the minimum
front setback 1s 6 meters We believe that 1f there are entrances to the house from the
front facade, 1t 1s desirable to provide additional local access (private road) within the
boundaries of the front parcel Then the front BS will include the distance between the
building wall and the edge of the access road, which constitutes 5 meters for buildings
up to 10-storey or 8 meters for buildings over 10-storey (SN1P 2 07 01-89 - Appendix
1) and the standard pass width of 5 5 meters (the same SN1P) Altogether 10 5 meters
(buildings up to 10-storey) or 13 5 meters (buildings over 10-storey)

The same parameters may be recommended as mimmum rear BS , because 1n
Russian practice, entrances to houses are located, as a rule, on the rear (yard) side

For example, building setbacks recommended 1n the USA are shown in Table
4 12 Here the side and rear BS are the same In some regulations different front and
side BS standards are established

The right-of-way setbacks for signs are two times less, from the street axis line
- 1 5 times less, from the parcel boundaries - the same

413 Parking

Parking includes areas designated for temporary storage of cars Parking lot
size must be flexibly correlated with the density of development In each city there are
business areas where buildings are located on small parcels with a relatively small
parking space Parking space may become insufficient 1f the building function has
changed (for instance 1f a small shop was transformed nto a restaurant) If no parking
can be provided on the parcel, other parking lots may be provided on the adjoining
parcels Such places are called satellite disproportionallys The distance between
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satellite parking lots and the main entrance to the building 1s established according to
SNiP 2 07 01-89

All zoning districts, except for the over-dense central business district, must
be provided with enough parking space for the number of cars which get into 1n the
area The purpose of this manual 1s to show approximate standards which should be
mntroduced taking into account real life opportunities The necessity of establishment
of local standards 1s caused by the fact that in SN1P the list of land uses, for which
parking space 1s required, 1s extremely restricted, and the 1ssue of providing parking
space 1S very important now

In residential areas, according to SN1P, 1t 1s advisable to provide open parking
space for temporary storage of cars based on the 25% of individual car fleet The
SNIP parking standard 1s 0 8 m” per person As there 1s no mnformation 1n SNiP
concerning parking space for visitors, we can propose that 1t 1s included in the above
mentioned standard Moscow parking standards for visitors are 25 car-sites per 1
thousand residents

We’ll try to compare this standard with American parking standards First of
all, 1t 1s necessary to use the same unit of measurement In American practice the
standard of a number of car-spaces per a dwelling unit 1s used Proceeding from the
fact that “one parking lot area 1s no less than 22 5 m’, and 1f the parking lot adjoins
the drive-way of streets or roads - no less than 18 m? per car”, according to SN1P the
standard 1s 0 04 car-space per person If we take an average family of 4 people
(analogous to American standards), 1t 1s 0 16 car-space per a dwelling unit It 1s 6
times less than the American standard Possibly, if we add this number to Russian
standards, we’ll get the required mumimum parking standard in residential
development - 0 26 car-space

Thus, the Russian standard should be increased at least by 2 5 Due to the fact
that 1n Russian regulatory documents this 1ssue of establishing parking standards has
not been worked out yet, we shall provide parking standards adopted in the USA for
different types of land use in comparison with analogous Russian standards (See
Table 4 1 3) Taking into account that the condition of car fleet 1s different in different
cities, the parking standards should be regulated only by local agencies

The parking 1ssue 1s most critical for the central city area In some US
regions, local authorities try to regulate land use 1n such a way that large nstitutions
requiring large amounts of parking space can not be located in high-density areas

In the pre-revolution Russia, pavements in front of the buildings must be
repatred at the expense of the building owners Returning to our problems, one of the
possible solutions could be allocation of the pavement area to the building owners for
lease 1f the pavement area 1s enough for parking and pedestrian access This approach
will mostly touch upon the owners of shops or other institutions which are located on
the first floor and for which parking space 1s required

47



Parking lot size, the required width of passages, access to parking space and
the type of coverage are determined mn accordance with the standards 01-89 “Car
Maintenance Enterprises”
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Table 4 1 1 Density and Dimension Characteristics of Development in New York

Zone Type of Minimum | Maximum | Minimum Density
House Parcel FAR OSR Dwelling
Area Units per
Hectar
Code Descrip- sqm
tion
R1-1 Resident one-apt 884 0,5 150,0 10
R1-2 Low detached 530 0,5 150,0 17,5
R2 Density 353 0,5 150,0 27,5
R3-1 1-2 apt 353 0,6 105
detached
or complex
R3A 1-2 apt 221 0,6 92
detached
R4 1-2 apt 353 0,9 112
detached
other 158 0,9 112
R4-1 1-2 apt 221 0,9 112
detached
1-2 apt 158 0,9 112
complex
R4A 1-2 apt 265 0,9 112
detached
R4A 1-2 apt 221 0,9 112
detached
1-2 apt 158 0,9 112
complex
1-2 apt 158 0,9 112
townhouse
R4 INFILL 1-2 apt 353 1,35 162,5
detached
other 158 1,35 162,5
R5B 1-2 apt 221 1,35 162,5
detached
complex 1,35 162,5
other 158 1,35 162,5
R5 INFILL | medium 1-2 apt 353 1,65
density detached
complex 158 165
other 158 1,65
R6 high muiti- 23 243 27,5 over 440
density appartm
R6A multi- 21 3 480
appartm
R7-1 multi- 19 3,44 15,5 520-565
apprtm
R7A muiti- 16 4.0 645
appartm
R70 multi- 12,5 5,0 807,5
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appartm
R8 multi- 5,5-4,0 6,02 737,5-
appartm 967.9
R9 develop- multi- 10 7,52 968-1062
ment of appartm
main
R9A streets and | multi- 9,0 7.52 1112
avenues appartm
with higher
R9X density multi- 8,0 9,0 1238
appartm
R10 highest multi- 5,8 10,0 up to 1750
density appartm (12,0
maxim for
residential
developm)
R10A multi- 7,0 10,0 1452
apprtm (12,0
maxim for
residential
developm)
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Table 315 Recommended Building Setbacks (USA)

Type of Development

Minimum Distance

From Street
Right-of-way
Line

From Street
Center-line

from
Parcel
Boundary

Residential “estate” houses located within city’s
planning junisdiction areas without water supply system
or sewage system and not suitable for development of
higher density Some types of mobile homes

10,5-12

20-21,5

4,5-6

Residential “estate” houses (except mobile homes) of
medium density within areas with public water supply
system and sewage system Two-family houses and
multi-apartment houses are allowed In planned
residential development

18

45

Single-family houses and residential complexes,
townhouses and multi-apartment houses and some
types of single-family mobile homes and mobile homes
parks

15

Multi-appartment residential development

15

2,5

Central commercial district

Regional commercial, intended for commercial
development with lower density than the Central
Commercial district Dimensional restrictions in the
zone are aimed at stimulation of reconstruction of
former single-family houses for commercial use

45

14

Offices/housing Designed for combining residential
development and such institutions and types of
business activities as office, researches, services, etc
This category can be mainly apphed to the areas that
lost their vital significance for single-family housing
because of hard traffic on adjacent streets or because
of other market factors, but it can still be used for
multi-appartment housing or offices

45

14

4,5

General Commercial Designed for the widest range of
commercial activity

12

21,5

45

Road services Designed for commercial activity related
to on-the-way services (highways between states)

18

27,5

Location of enterprises on manufacture, processing,
creating,repairing, renovating, painting, cleaning,
assembling of goods, merchandise and equipment

18

Location of enterprises on manufacture, processing,
creating,repairing, renovating, painting, cleaning,
assembling of goods, merchandise and equipment with
fewer restrictions

12

15
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Table4 13 Parking Requirements

Housing Unit Type

Approximate Parking Requirements
(American practice)

SNIP Requirements 2 07 01-89*
Appendix 2 Recommended

Single-Family Home

2 spaces per DU and 1 space per rented
room

1-2 spaces per DU

Residential Complex

2 spaces per DU, except for 1-2 room apt
with only 1 space required

1 space per DU

Townhouse

1,5 spaces per 1-2 room apt, 2 spaces - per
3 and more room apt

1 space per DU

Multi-Apartment House

For persons of low and moderate- -income
level or for the elderly - 1 space per DU,
the rest require] space foe each bedroom
plus 1 add space for every 4 umits m the
development

0 16 of space per apartment

Institutions Providing care 3 spaces foe every 5 hospital beds, except | none
for mstitutions for children under 16, when
1 space 1s required per 3

Boarding Houses 1 space per bedroom none

Temporary residences and hotels providing
overnight accommodation

1 space per rented room and 1 additional
space per restaurant or any other object

5-7 spaces per every 100 visitors

Home occupations

4 spaces for offices of physicians and
dentusts, 2 spaces for attorneys, 1 space for
all others

none

Sales and rental of goods, merchandise and
equipment

1 space per 20 sq m of gross floor area

7-10 spaces per 100 seats mn halls or
per 100 visitors (in recreation zones),
5-7 spaces per 100 sq m of trade area

-Supermarkets 1 space per 15 sqm of gross floor area the same
Wholesale sales 1 space per 20 sq m of gross floor area the same
High-volume customer traffic 1 space per 20 sq m of gross floor area the same
No customer traffic 1 space per 40 sq m of gross floor area the same

Majority of dollar volume of business done
with walk-1n trade

1 space per 20 sqm of gross floor area

Per 100 workers
10-20 - of republican weight
5-7 - of local weight

Majority of dollar volume of busmess not 1 space per 40 sqm of gross floor area the same
done with walk-1n trade
Offices and/or rooms of physicians or 1 space per 15 sqm of gross floor area none

dentists with gross floor area not
exceeding 1000 sq m

Banks with drive-in windows

1 space per 20 sqm of area within mam
building plus reservoir land capacity equal
to 5 spaces per window (10 spaces 1f
window serves two stations)

Per 100 employees
10-20 - of republican weight
5-7 - of local weight

Operations designed to attract and serve 1 space per 40 sq m of gross floor area none
customers or clients on the premises
Operations designed to attract little or no 1 space for every 2 employees on none
customers or clients to the premises maximum shift except that 1f permissible

in the commercial districts such uses may

provide 1 space per 20 sq m of gross floor

area
Elementary and mtermediate schools 1,75 space per classroom 1n elementary none

schools, and 5 spaces per classroom
mtermediate schools

Professional and technical traimning
mstitutions

1 space per 10 sqm of gross floor area

10-15 per 100 employees
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Institutions of higher learning

1 space per 15 sq m of gross floor area

10-15 per 100 employees

Church/Synagogue

1 space for every 4 seats n the portion of
the church building to be used for services
plus 1 space for any DU, and 1 space for
every 20 sqm of gross floor area designed
to be used neither for services nor
residential purposes

nomne

Libraries, museums, clubs

1 space per 10 sq m of gross floor area

10-15 per 100 seats or visitors

Indoor athletic and exercise facilities

1 space for every 3 persons that the
facilities are designed to accommodate
when fully utilized plus 1 space per 20
sqm of gross floor area used 1n a manner
not susceptible to such calculation

3-5 per 100 seats

Cinemas, stadiums, concert halls

1 space for every 4 seats

10-15 per 100 seats or visitors

Outdoor sport and recreational facilities

1 space for every 20 sq m of gross floor
area of mdoor premises and 1 space for
every 3 persons that the facilities are
designed to accommodate when fully
utilized

3-5 per 100 seats

Minmiature golf courses, skateboard parks,
water shides and similar uses

1 space per 30 sqm and 1 space per 20
sqm of gross floor area of building
premises

5-7 spaces per 100 visitors

Driving range 1 space per tee and 1 space per20 sqm 1 | none
building gross floor area

Golf courses 1 space per a hole and 1 space per 20 sqm | none
of gross floor area of a building

Horseback riding, stables 1 space per horse that could be kept atthe | none
stable when occupied to maximum capacity

Automobile and motorcycle racing tracks 1 space per 3 seats none

Drive-in movie theaters 1 space per speaker outlet none

Treatment mstitutions m excess of 1000
sqm of floor area

2 spaces per bed or 1 space per 15 sqm of
gross floor area, whichever 1s greater

2-3 spaces for 100 visits or 3-5 spaces
per 100 hospital beds

Medical treatment facilities

3 spaces for every 5 beds

Multi-family units developed or sponsored
by a public or nonprofit agency for limited
income families or the elderly require only
1 space per unit

2-3 spaces for 100 visits or 3-5 spaces
per 100 beds

Mental mstitutions, penal and correctional
facilities

1 space per 2 employees on maximum
shift

none

Restaurants, bars, nightclubs with no
substantial carry-out or delivery service

1 space per 10 sqm of gross floor area

10-15 spaces per 100 seats

Restaurants, bars, nightclubs with carry-out
and delivery service

Same as for the previous one plus 1 space
per every 4 outdoor seats

10-15 spaces 100 seats

Restaurants, bars, nightclubs with carry-out
and delivery service and drive-n service

Same as the previous one plus reservorr
lane capacity equal to 5 spaces per drive-in
window

10-15 spaces 100 seats

Automobile sales repair and mantenance

1 space per 20 sq m of gross floor area

none

Gas sales

1 space per 20 sq m of gross floor area of
building devoted primarily to gas sales
operation, plus sufficient parking area to
accommodate vehicles at pumps without
interfering with other parking spaces

none

Conveyor type car washing

1 space for every 3 employees on

none
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maximum shift plus reservoir capacity
equal to five times the capacity of the
washing operation

forestry

maximmum shift

Self-service type car washing 2 spaces for drying and cleaning purposes | none
per stall and two reservoir spaces m front
of each stall
Separate storage areas 1 space per 2 employees on maximum none
shift, but no less than 1 space per 500 sq m
of area, devoted to storage (whether mnside
and outside)
Scrap maternals salvage yards, junkyards, 1 space per 20 sq m of gross floor area none
automobile graveyards
Services and enterprises related to animals | 1 space per 20 sq m of gross floor area none
Emergency services 1 space per 20 sq m of gross floor area none
Agricultural, mming, quarrymg operations, | 1 space for every 2 employees on none

Post office, amrport

1 space per 20 sq m of gross floor area

10-15 per 100 passengers

Sanrtary landfill 1 space for every 2 employees on none
maximum shift
Civil defense operation, garrisons 1 space per 10 sq m of gross floor area none

Self-service dry cleanmg establishments
and laundry

1 space per 20 sqm of gross floor area

7-10 spaces at recreation areas per
100 visitors

Open arr markets and horticultural sales

1 space per 100 sqm of lot area used for
storage, display, or sales

20-25 spaces per 50 market seats

sqm of gross floor area

Funeral Home 1 space per 20 sqm of gross floor area none
Crematorium 1 space per 20 sqm of gross floor area none
Nursery schools, day care centers 1 space per 1 employee and 1 space per 20 | none

Bus stations, tramn station

1 space per 20 sqm of gross floor area

5-10 spaces per 500 passengers
coming at rush hour

Commercial greenhouse operations

1 space per 20 sqm of gross floor area

none

* Italic are parameters not specified in the present SNIP but common to Russian practice (for single-family and

townhouses) or determined basing on the standards specified mn other documents (for multi-apartment units)
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42 RECOMMENDED STANDARDS OF RESIDENTIAL ZONES

The tables “Standards of Residential Zones” are compiled based on the
analysis of the US practice, Russian scientific and research works and parameters
proposed by the “Land Use and Development Regulations™ for the cities of Tver and
Novgorod These tables are recommendations for cities that are developing local
regulatory documents and standards The proposed parameters may be used in the
process of developing local regulatory documents - Land Use and Development
Regulations, as well as subdivision plans and regulations

The classification of residential zones and their standards are based on
requirements to the intensity of land use The intensity of land use may be classified
as follows

low intensity - up to 0 99
medium intensity - 1 0 - 1 49
high intensity - 1 5 and more

Zoning standards are established for usual conditions of construction In

special conditions (reconstruction, unfavorable nature and climate conditions, etc ) the
recommended coefficients of intensity of land use may be increased by 20 %
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Table 4 21 Standards for the Residential Zone with Low Intensity of Area Use

Type of
house

Standards

Recommended value

min max

one or two
apartment
detached
house

Parcel area (sq meters)
Width of the parcel (meters)
Depth of the parcel (meters)
Building setbacks (meters)
front
rear
side
Number of floors
Building height (meters)
Coefficient of the intensity of land use

400
15
15

13
04

semi-
detached
house

Area of the plot (sq meters)

Width of the parcel (meters)
Depth of the parcel (meters)
Building setbacks (meters)
front
rear
side
Number of floors
Building height (meters)
Coefficient of the intensity of land use

200

10
15

13
09

townhouse

Parcel area to locate one apartment of the
townhouse (sq meters)

Width of the parcel along the front of the
street, passage (meters)
ordinary
corner
Depth of the parcel (ieters)
Building setbacks (meters)
front
rear
side (for corner parcels)
Number of floors
Building height (meters)
Coefficient of the intensity of land use

250

10
16

16

13
0,9
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Table 4 2 2 Standards for the Residential Zone with the Medium Intensity of Land Use

Building Type

Standard

Recommended Value

min

max

townhouse

The area of the parcel to locate one

apartment of the townhouse (sq meters)

Width of the parcel along the front of the

street, passage (ieters)
ordinary
corner
Depth of the parcel (meters)
Building setbacks (meters)
front
rear
side (for corner parcels)
Number of floors
Building height (ieters)
Coefficient of the intensity of land use

200

10
16

15

Multi
apartment
house
(sectional)

Area of the parcel (sq meters)
per 1 sq meter of the total area of the
apartments,
Width of the parcel (1eters)
Depth of the parcel (1eters)
Building setbacks (meters)
front
rear
side
Number of floors
Bullding height (1eters)
Coefficient of the intensity of land use

08

105
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Table423

Standards for the Residential Zone with the High Intensity of Land Use

Recommended value

Type of Standard
House
min max
multi- The area of the parcel (sq meters) per 1 (sq
apartment meter) of the total apartment area
house 07
(section) Parcel width, m
Parcel depth, m
Building setbacks, m
front 6
rear 10,5
side -
Number of stories 9(10)
Building height, m 35
Coefficient of the intensity of land use 156
Mult! Area of the parcel (sq meters) per 1 sq
apartment meter of the total apartment area
house 0,5
(sectional) Parcel width m
Parcel depth m
Building setbacks m
front 6
rear 13,5
side -
Number of floors 16
Height of bullding (meters) 50
Coefficient of the intensity of land use 20
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PART S THE FIRST EXPERIENCE OF SUBDIVISION OF URBAN LAND

51 Analysis of Proposals on Land Subdivision Apphed 1n the Process of Re-
organization of Residential Districts

The problem of developing subdivision plans which fit in new market conditions has
become one of the most critical problems 1n Russian cities The first steps in these
area were made by the cities of Novgorod and Tver with respect to re-orgamzation of
residential zones of obsolete wooden development

In most cities land parcels located in these zones have not been privatized
Depending on the city strategy, the reconstruction of these areas can be implemented
In two main ways

1) with “passive” participation of the city privatization of land parcels - when
owners will be able to independently dispose of their real property and sell the
whole land parcel or a part of 1t The results of such activity can be clearly
seen now 1n the prestigious districts of the suburbs of Moscow during the last
3-5 years small villages of Moscow suburbs turned into cottage districts bult
at the expense of nvestors who had bought, for instance, a part of a land
parcel and had built a new house for 1ts owner as payment for the land This,
i 1ts turn, increased the density of development and infrastructure and
transport load, which stimulates developers to investing in reconstruction and
development of these facilities

2) with “active” participation of the city the city takes upon 1itself all expenses
for improvement of infrastructure and relocating the existing residents to other
areas, the residents will get a compensation from sale of their land parcels
through a tender or an auction

Which way 1s more preferable for the city”? That depends on many conditions
attractiveness of this site, availability of infrastructure, the condition of residential
stock and, most important, the financial resources of the city It 1s clear, that the first
way will bring quick results only if there will be high demand for land 1n this area
But 1t practically has no connection with capital expenses of the city and 1s based on
the “natural” transformation of the city environment

The second method (in the Russian reality) may result in “violence” and 1s
possible only 1f a legal mechanism existed for land reservation and expropriation, as
well as financial mechamisms for compensation and mortgage Nevertheless, this
method 1s applicable and even necessary i1f there are financial resources for
mmplementation of major projects of planning re-orgamzation of land, especially
related to removal of industrial enterprises closely located to residential areas, or
removal of residential functions from the areas of harmful industrial enterprises

A development project worked out for Krasnaya Sloboda district 1n the city of

Tver (153 5 ha) 1s a good example of planning re-organization of land that used both
mechamsms Another example of reconstruction of such areas can be found 1n the
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City of Novgorod, where subdivision projects for the existing districts were developed
at the request of Novgorod Admmstration Presently they discuss the issue of
providing land 1n ownership 1n accordance with subdivision plans, the scheme of
which has been prepared and 1s to be submitted for approval

511 Novgorod Block 15 and micro-rayon 7

In order to create a clear structure for determining boundaries of each land parcel,
experts of Novgorodgrahzdanproyect (project and design institution) developed new
subdivision plans (See Fig 5 1 1) As a result of approval of subdivision projects, 1t 1s
proposed to sell newly created land parcels (which are not being used at the moment)
to new owners, as well as to reorganize (with respect to their size and boundaries) the
existing ones so that their present possessors could be registered as owners

Subdivision projects also include planning tasks of increasing the density of
development and using land more effectively To do this, some blocks are planned so
that parcels are divided 1n two parts the front - occupied by estate houses located
along red lines and the rear - occupied by small orchards According to subdivision
plans, land can be conveyed into ownership but with two restrictions First, only that
part of land which 1s registered for permanent use, will be provided into ownership,
all parcels unregistered or occupied without due authorization will be reserved for
construction of a future road to provide access to the rear part of land and to give the
owners opportunity to sell those parts to the city so that the city administration could
immplement 1ts plans for increasing density of development through construction of
townhouses Second, the city will propose to the future owners to sell parts of their
land, the size of which will be established by the city However, implementation of
these plans seems doubtful The night to sell their land may not be restricted 1n such
manner Most probably, when selling some part of their parcel, owners will prefer to
have a new house built for them as compensation for the land Moreover, if a seller
wishes to sell the whole parcel, the buyer will also prefer to buy 1t as a whole instead
of dividing 1t under the conditions imposed by the city

We see two approaches to implementation of planning intentions of the city

The first one before privatization, the city will reserve the “rear” land and
keep the nght to dispose of 1t, but will at the same time provide this land for lease for
an agreed upon period prior to the beginning of construction In this case the right of
ownership will be provided for only that part of land where a building 1s located

The second approach all land 1s provided into ownership under condition that
no construction may be conducted 1n the rear part (a kind of a planning servitude)
before a potential developer appears, who 1s able to build townhouses 1n that rear part
of land, previously having purchased 1t from its owners The servitude shall be
established for a specific period, and 1if the city breaks the deadline, the agreement can
be terminated and the servitude can be canceled

We do not know yet, which of these two ways will be chosen by the city
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Thus, the example of Novgorodski district illustrates two types of land
reservation for municipal needs The first one reservation in order to build a nght-of-
way, followed by further taking of some part of land actually used by its owner The
second one establishment of a planning servitude to implement the city intentions to
re-plan areas that are used mefficiently With respect to both types, 1t 1s necessary to
develop procedures for reservation, payment of a compensation and establishment of
deadlines

The size of each individual parcel has been preserved, but the shape of each
was adjusted, mainly to a rectangular form The land of small flower gardens located
1n front of the building facades (which were occupied 1n the unauthorized manner) has
been 1ncluded 1n the area of streets and rights-of-way for construction of infrastructure
facilities

The existing parcel boundaries were changed only 1n the following cases

1) a parcel 1s smaller than the privatized one, and there 1s a chance to extend 1t
at the expense of the adjoining one which has excess land,

2) parcel area was reduced as a result of establishment of red lines,

3) parcel configuration was changed due to technical requirements, but 1ts area
was not changed

The main requirements for subdivision and parameters of parcels occupied by
individual and townhouses, proposed by local professionals, in general conform to the
standards developed 1n this manual and are as follows

- side lines of parcels shall be located at the right-angle to the central street

line,

- ratio of parcel depth to its width shall not exceed 3 1 and shall be at least 1 1,

- parce] area for a single-family house shall be at least 400 m’

Parcel area includes mimimal parking space - one-car garage per a dwelling
unmit or one-car parking lot In general, 20 % of the parcel area 1s designated for
accessory buildings and structures

One difference between these parameters and those developed 1n our manual 1s
a maximum restriction (250 m2) of a parcel-module for a block-apartment 1n three-
storey houses The mimimal parcel area 1s not given, as the existence of very small
parcels may lead to the excessive density of development and decrease 1n 1ts consumer
qualities But in some urban development and economic situations, restriction of a

maximum parcel size may be required, if the market 1s not developed enough to
regulate these parameters

In accordance with local urban development conditions, professionals from

Novgorodgrazhdanproject developed requirements to parcels for multi-apartment
houses
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- there shall be a setback of 5 meters on a parcel with width of 18-30 along the
street,

- there shall be open space of at least 5 meters on both building sides up to the
boundaries on a parcel with width of 30 meters along the street

Parameters of  parcels proposed by professionals from
Novgorodgrazhdanproject are presented 1n Table 5 1 1

In the residential zone of town and sectional houses with average density of
development, the maximum coefficients of development density have been increased
shghtly 1n comparison with the recommended standards This can be justified 1n the
development implemented under conditions of reconstruction
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Table 511 Novgorod Parameters of Land and Housing Units Accordmg to Zones (under reconstruction)

Housing Unit Type Minimum Lot Sizes Requirements Minimum Building Setbacks Maximum Building Floor
(meters) Height Area Ratio
lot coverage, lot width front side total side rear m
sqm m
1 2 3 5 6 7 8
Low intensity residential zone (£1)
Single-Family Homes 400 15 3 2 6 2 13 3 0,5
Residential complex 200 10 0 0 3 0 13 3 0,9

Medum intensity restdential zone (&£2)

Townhouses 200 10 3 0,5 3 0 15 3 113

Multi-family sectional houses - - 6 5 10 6 20 5 1,30

High intensity residential zone (&£2)

Multi-family sectional houses - - 6 5 10 6 30 9 2,00

63



512 Tver District of “Krasnaya Sloboda”

Thas district 1s located close to the city center, 1ts southern part adjoins the river of
Volga, and the district has good access to transport network While 1t 1s a potentially
attractive area for residential development, at present 1t has some considerable
disadvantages First location of industrial enterprises that are mostly construction
enterprises (area - 40 3 hectares), along the Volga river The rest of the area 1s occupied
by single-family houses (21 4 hectares) and mine-storey multi-apartment houses in
accordance with PDPs (20 7 hectares) There are a school, kindergartens, a polyclinic
and other social infrastructure, the green space of 3 2 hectares (See Fig 512) Further
implementation of PDP for this area, aimed at substituting low-scale residential buildings
for nine-storey multi-apartment houses, 1s considered 1nefficient

The purpose of the project 1s to develop a land use plan which envisages different
strategies of actions with respect to re-planning of land in the proposed zones, priority
order of using financial sources to implement this activities, development of relationship
between the city administration, developers and residents with regard to new residential
construction and reconstruction, extension of roads and improvement of infrastructure,
land subdivision and other proposed actions to develop this area

According to the project program 1t 1s proposed

a) on the first stage of the project

- to summarnize the available data obtamned from the preliminary analysis of the
existing residential stock, engineering, transport and social infrastructure,
preliminary scale of re-settlement, data on the ecological condition, condition of
soil, etc ,

- to propose variants of the future land use system m the district of “Krasnaya
Sloboda” based on the data obtained from the prelimmary analysis of the existing
situation,

- to discuss these variants with all interested persons, administrative agencies and
investors and to choose the most acceptable one,

- to develop a preliminary plan of land use, establishing zones of different
functional designation, density characteristics of future development, proposed
objects of social nfrastructure, and establish the order of priority of actions for
project implementation,

- to develop a transport scheme and propose a scheme of subdivision of land nto
parcels,

- to make prelmminary estimation of the project cost based on characteristics of

the proposed objects of new construction, taking into account the cost of
demolition and resettlement,

- to conduct public hearings and register the approved preliminary scheme of re-
panning,
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b) on the second stage of the project

- to determine interests of all participants of the project, financial sources,

- to specify priorities of project implementation and work out a detailed plan of
implementing the first stage

The approved detailed plan will include proposals for subdivision of land into lots
1n order to conduct the first auction or tender 1n the area proposed to be re-planned for
high-density residential development Revenues from the sale of land lots will be used to
finance the first stage of new residential development and preparation of lots on the
“released” land

The most difficult and costly procedure 1s transformation of the industrial zone
mnto the residential one, because 1t 1s connected with removal of industrial enterprises
from land that 1s most suitable for housing (along the embankment of the Volga river)
After clearing, filling and improvement, this area will be divided into parcels for future
sale of housing, that will be constructed, to reimburse the city’s expenses for area
improvement and get profit The process of transformation of this zone will go on rather
quickly, taking into account that the value and attractiveness of the area of Krasnaya
Sloboda will grow as a result of future improvement

The economic estimation of the cost of relocating the existing residents to other
areas and removing 1ndustrial enterprises 1s one of the basic criteria for choosing ways of
urban development of this area

Alternative 1 According to this alternative of reconstruction of this district,
developed by local architects (V Mikrukov and N Kazanskaya), the following 1s
proposed

1) removal of industnial enterprises from the embankment of the Volga-river and
further transformation of this district into a green recreation area with sports
facilities 1n 1t,

2) demolition of the existing wooden estate houses and construction of multi-
apartment five-storey houses with attics, the existing street and road network will
be preserved where possible,

3) completion of the existing complex of 5-10-storey paneled houses,

4) organization of commercial zones along main pedestnan and transport roads

Thus, this district will include two types of residential zones with different
standards

- a residential zone of medium density of development (houses up to 5 storeys)

- a residential zone of high density of development (houses up to 5-10 storeys)

In this case the first zone will substitute the low-density zone (demolition of 1 or

2-storey houses), and the second one will be created on the basis of the existing multi-
storey houses In accordance with this, the tasks of subdivision in these two zones are
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different In the first zone formation of lots for future sale and construction, 1n the second
zone - determination of boundaries of the existing land holdings, identification of vacant
parcels and opportunities of their development Fig 513

Alternative 2 In contrast to the first one, this alternative proposes to use the
most valuable land for construction of cottages and estate-type houses Some part of this
area, preserved as a single-family house and cottage zone, will be transformed in a
“natural” way - through conveyance of land parcels 1n ownership of house owners Thus,
they will be able to dispose of their parcel - sell 1t as a whole or a part of 1t 1n order to
build another house on the parcel Fig 514

We propose the following stages of implementation of a functional zoning scheme
1n Krasnaya Sloboda

Stage 1 Begin the removal of industrial enterprises Simultaneously - form a
medium-density zone of low-scale town and sectional houses of up to 4 storeys In the
north this zone adjoins a zone of individual residential development, in the west - buffer
sanitary zone, 1n the east - zone of multi-storey sectional 5 to 9-storey houses In the
south - from the thoroughfare along the Kalinin avenue - 1t will adjoin recreational zone
including a park and social and cultural facilities

Stage 2 Complete the removal of industrial enterprises located along the Volga-
river between the Nogin avenue and a projected thoroughfare with a bridge across the
Volga-river The former industrial zone will be transformed into a recreational zone
which will be the continuation of the Nogin avenue

Stage 3 All industrial enterprises are removed from the area The embankment 1s
created Further, 1n a more favorable area, a zone of cottage and estate houses 1s built On
the other side of the boulevard - zone of town and sectional houses up to 5 storeys, there
will be a zone of transition from 9-storey residential zone to a recreational zone

Based on recommendations from “Land Use and Development Regulations of the
City of Tver”, we compiled Table 512 “Permitted Parameters of Land Parcels for the
City of Tver” In this table the types of zones included 1n the district of Krasnaya Sloboda
are shown 1n bold The subdivision plan of Krasnaya Sloboda 1s interesting as a tool of
testing these parameters Let us take, for example, land subdivision in the medmum-
density residential zone (fig 517) The main type of housing 1n this case 1s a multi-
apartment 4-storey house with attic One of the variants of the district planming, oriented
at maximum density, 1s shown as separate compact restdential blocks with closed yards
located along the perimeter of the district Internal road passes along the hornizontal axis

of the district, and there 1s a public space with accessory facilities and play grounds 1n the
center of 1t Underground car parking lots

The total district area 1s 4 34 hectares Mimimum parcel size for houses, shown on
the subdivision plat, 1s 2 73 ha, mnternal public area - 1 61 hectares Total apartment area 1s
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63 000 m’ According to SN1P, one parking lot area should be 0 8 m’ per person, 1€ 1n
this district with the population of 3 500 people, the parking area should be 2 800 m® per
person As we pointed out 1n Section 4 1 3 this standard must be multiplied by 25 In
this case the proposed area of the underground parking lot should be 8 400 m* or 0 84
hectares The coefficient of development density shall be calculated including the
underground parking lot, 1e the area of 5 18 hectares Then the coefficient will be 1 22,
which conforms to the standard of 5-storey residential development of medium density
(see Section 4 2 ) The construction of the underground parking lot made 1t possible to use
the area more efficiently But here a question arises what are the limits for using
underground (or roof) space for public facilities (parking, sport facilities, etc ) in order to
increase density of development? As we have already noted before, the maximum
coefficient of development density within the framework of a specific scale, shall
correspond to the maximum percentage of development If we accept that under special
conditions (over 20 %) the maximum coefficient of development density for 5-storey
development zone 1s 144, then 1t should correspond to the maximum percentage of
development of 36 9 % In this proposal the percentage of development of the district 1s
37 2 % Thus, we can recommend to make a shght decrease 1n 1t 1n the future work

The above mentioned density parameters correspond to the permitted parameters
for land parcels 1n Tver, which are shown in Table 5 1 2
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Fig 51 5 Proposal for district subdivision in the zone of No Area, ha
multi-apartment 4-5 storey houses
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Table 512 Permitted parameters for land parcels in Tver

Zone Type of Zone Wirimum Minsmum Maxm Maxem
parcei Building Sethacks, Buiding Coefficie
Coverage, m Height ot of
sgm *4 land use
front side m # of
fls
R--1 Zone of single-family houses and
townhouses
R-1-1 | - single-family type houses 200 *1 3* 1™ 96" 2" 067
exist 4+
devel | -townhouses 120 *1 3%, 1 9,6" 2* 15
4**
R-1-2 | - single-family type houses 400 8 3% 1™ 9,6* 2* 067
4**
new
devel -townhouses 120 upto6 3% 1 9 6* 2* 15
4**
R-2 Zone of Low-nise Multi-Apartment
Houses
- single-family detached houses 400 *1 31 11 6%, 3* 094
4**
- townhouses 120 per *1 31 11,6* 3* 094
1DU 4**
- multi-apartment houses 19,3 per *1 317 116, 3* 094
- 1 person 4*
R-3 Zone of 4-5-storey multi-apartment
houses
- at increasing the density of the 24,8 per 1 21 5 0,72
existing development person
- development being designed 15,7 per 1 21 5 1,15
person
R4 Zone of 4-12-storey multi-apartment
houses
- at increasing the density of the 17,3 per 44 12 104
existing development person
- development being designed 117 per 44 12 154
person
C Central Commercial Zone
C 141 City Center Subzone involving the
areas connected with large transport
structures - railway stations, river port
station and air terminal
- residential blocks
115
c2 Commercial zone of regional 44 12
importance - 1s designated for
providing services to people living
within zones R3and R 4
C3 Commercial zone of local importance *2
69




Is designated for providing services to
people living within zones R 1 and R 2

P 1

Open Spaces Zone - covers city parks,
public gardens, boulevards, riparian
areas, actively used by people fore
recreational purposes

*3

P2

Zone of natural landscapes - parks
groves wooded parks, natural
reserves

*4

P3

Kariery Recreational Zone - 1s
established in a wooded park with
exhausted quarries for recreation
purposes

P4

“Dacha” Zone - Is established for
recreation and agricultural cultivation
purposes with orientation toward
gradual transformation of the zone into
zone R 1

400

*1

3*

1**

13,6*

Warehouses Zone Zone of enterprises
with V grade of hazard level (sanitary
zone - 50 meters)

Zone of enterprises with IV grade of
hazard level (sanitary zone - 100
meters)

Zone of enterprises with Ill grade of
hazard level (sanitary zone - 300
meters)

Zone of enterprises with |l grade of
hazard level (sanitary zone - 500
meters)

industrial/commercial zone - covers
valuable city areas with industnal
enterprises in them

Established with the aim of further
reorientation of industrial enterprises to
commercial use

Educational Institutions Zone

*5

*6

*6

36

Thoroughfare Zone

Special zone - railroad road zone

Special zone - military bases, military
‘towns”, finng ranges airfields

Cemeteries

Open spaces zone - green buffer
zones of enterpnises, forests
agricultural land -

*1 - according to the established building ine

*2 - the height and sizes of service companies buidings indicated in their plans should correspond to
development standards for the residential zone for which these commercial zone 1s being established
*3 - Balance of area % evergreens -67-75 alleys and roads - 10-15 Open sites -

8-12 structures - 5-7

*4 - Balance of area % shrubs and trees and open meadow spaces reservoirs - 93-97 transport network

sports- and playgrounds - 2-5 service and maintenance buildings -
*5 - the area of planting trees and shrubs - no less than 40% of the area

*6 - minimum distance between institution bulldings and
thoroughfares and arterial streets - 50 meters
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streets and local roads driveways - 25 meters
* - main building
** - accessory building

Height of buildings 1s given to the level of flat roof as for sloping roof - it 1s measured up to the highest point of
the roof and 1s increased to 4 meters if main buildings, and to 3 meters - if accessory builldings
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52 Analysis of Project Proposals on Subdivision of Vacant Land
521 Novgorod Pskovski Residential District

According to the scheme of development, land parcels designated for construction of
townhouses, are mainly of a rectangular form and can be referred to several types of
modules Fig 521

All module-parcels are grouped 1nto lots Each lot 1s a parcel with houses made of
block-apartments The scheme of joming these block-apartments can be of two types
ordinary and cross-type Lots are strips of land, the width of which 1s 21-48 meters Table
521 shows parameters of module-parcels which were calculated based on graphic
information provided by Novgorodgrazhdnproject

The Amernican zoning documents contain such standards as FAR and the
percentage of the parcel area occupied by buildings
FAR =S (total floor area) / F (parcel)

According to recommendations presented n the US Zoning Regulations for Two-
storey Townhouse Zone m New-York, FAR 1s within 05 - 135 If FAR =05 , the
percentage of the area under buildings 1s 35% If FAR =0 75, the percent 1s 45%, 1f FAR
=09-1 35, the percent 1s 55%, 1 ¢ 1t does not increase If we consider the coefficients of
development density shown in Table 12 as sufficient for 2-storey town-house
development 1n this district of Novgorod, then the percentage of the area under buildings
has been slightly increased, especially 1n ordinary-type development of blocks “D1” and
“B” In order to preserve this value of FAR, we would recommend to increase the scale of
buldings with simultaneous decrease of the area of development
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Table 512 Parameters of Land Parcel in the Pskovski District of Novgorod

Minimal/maximum dimensions of Building setbacks (ieters) Percent of | Building height | Coefficient
Zone/ |land plots Percent developme of land use
nt
Type of area of the width depth from front | from side | total from | fromrear |coverage |%
dwelling plot (sq boundary | boundary side boundary |of the teters | humber
unit meters) meters meters boundary parcel area of
9, floors
1 2 3 4 5 6 7 8 9 10 11 12 13
R3
ordinary 250 10,5 24 10 0 0 0 63 40 9 2 075
block (type
D)
corner 325 135 24 10 15 15 0 50 33 9 2 060
block (type
C2)
ordinary 242 11,5 21 2,5 0 0 6 61 54,7 9 2 109
block (type
E1)
corner 315 15 21 2,5 3,5 35 6 47 42,3 9 2 0,85
block E1 1)
ordinary 204 8,5 24 25 0 0 4,5 68 617 9 2 1,19
block (type
B)
corner 264 11 24 2,5 25 2,5 55 47,3 42 9 2 081
block (type
A)
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CONCLUSIONS

Creation of the most favorable climate for investments in real property 1s now the
condition of a successful social-economic development of the city in general

We can formulate four primary tasks which the city must solve with respect to provision
of conditions attractive for real property mvestors These conditions should cover the
sphere of property rights to land, sphere of rights and restrictions to development, as well
as a complex of organizational and technical actions connected with primary “preparation”
of city land to its transfer to developers and adjustment of construction norms and
standards to conditions of the city

In general, these tasks are as follows

1 To ensure guaranteed property rights to land that can be used as a pledge n
order to get long-term construction loans Such rights must be provided before the
investment process begins, but not upon 1ts completion as 1t 1s done now

2 To form real property units, 1e “prepare” land parcels for their primary transfer
Thus step 1involves a series of actions including

- develop (on the city request or with participation of investors) a plan for area re-
organization (land planning/subdivision project),

- have the project coordinated and approved by the city,

- prepare and sign an agreement between the city and developer on issues of
development of engineering, transport and social infrastructure, on 1ssues of
compensation of losses to existing land users, on terms of transfer of “prepared”
land to future developers, etc

- provide a financial feasibility study of the project for obtaining a mortgage loan

3 To create a system of restrictions that, on the one hand, will ensure well-being of
the urban community and protection of environment, but, on the other hand, will not be too
much of a burden for investors In other words, we speak about creating a balance of
public and private interests in urban construction activity The main characteristic of this
system 1s 1ts openness and predictability for investments, “clearance” of norms and
procedures connected with obtaiming agreements and construction permits These 1ssues
are regulated by local regulatory document “Land Use and Development Regulations” n
the form of legal norms and procedures

4 To adjust the existing construction norms and standards to city conditions 1n the
following ways

- reconsider calculation norms related to provision of social infrastructure, n
particular, provision of kindergartens, schools, as well as cultural, service and trade
mnstitutions, which location, capacity and number will be mainly regulated by
market needs,

- reconsider approaches to norms of engineering infrastructure with division of
responsibilities of the city and developer on 1its provision,
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- ensure the required ratio of developed and vacant land 1n the city, in development
of different types, with the purpose to ensure a more effective use of city land and
healthy living environment,

- re-calculate and adjust urban construction norms related to ensuring
maximum/mimmum  density characteristics 1n rayons and mucro-rayons, to
parameters of land parcels and real property,

- form standards of zone development, 1e size (maximum/minimum) of real
property objects allowed for construction 1n the corresponding territorial zones of
the city These coefficients must be included 1nto the system of local “Land Use and
Development Regulations” or the land subdivision regulations
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BASIC TERMS AND DEFINITIONS

Residential townhouse - a multi-family residential building containing two or more
dwelling umits, each having a direct, ground floor entrance

Apartment - a dwelling unit consisting of one or more rooms and accessory premises
(katchen, toilets, storerooms, etc )

Attic floor - the floor located within the attic space
Block-apartment - a dwelling unit of a residential townhouse

Building - a structure, of more or less permanent construction, having a roof and intended
to be used for sheltering people (depending on 1ts functional designation) and for industrial
or business activities of various types

Building height (structure height) - the vertical distance from any part of the structure,
excluding appurtenances, to the existing or natural grade below

Bulding setback - the distance between the parcel boundaries and the building wall

Ciuy — (for this manual) means all local self-governance agencies, control and inspectorate
agencies that are empowered to represent the interests of the city community and make
decisions on 1ssues of urban development and land use control

Construction changes ¢f real property -- activities connected with excavation works,
installation of infrastructure lines, as well as with construction, reconstruction and etc
implemented on a land parcel

Dwelling unit -- a house or 1ts 1solated part having a set of premises to be used as a
permanent residence by one family

Density - see Section4 1 1

Developer - any natural person or legal entity, including local executive and self-
governance agencies, or a group of persons acting together that have the right to conduct
actions related to changes of real property

Double (complex) house - a bullding containing two dwelling units, each of them having
separate premises and a separate entrance located on the ground floor

Estate residence (single family detachea) - a residential house originally designated for
one famly, containing one dwelling urnut and located on a lot (separate land parcel)

Floor - a horizontal part of the building restricted by the floor and the ceiling

Floor area ratio - the ratio of the total floor area permitted on a zoning parcel to the parcel
area
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Front parcel boundary - boundary on the side of the main bwilding facade

Land parcel (lot) - a part of land surface having fixed boundaries, established location and
legal status

Land allocation - allocation (in the manner prescribed by law and 1n the size established by
regulatory documents) of land for construction, use and maintenance of enterprises,
buildings and structures

Micro-rayon - structural element of residential development that 1s not intersected by
thoroughfares or arterial streets, within which a complex of social service nstitutions and
enterprises are located, and restricted by “red” lines of arterial and residential streets,
passages, pedestrian roads or natural obstacles

Minimum parcel area - the minimum area, width and depth of a parcel permitted by the
zoning regulations

Multi-apartment house - a residential house, the apartments of which have exit to common
staircases and a common land parcel

Parcel wudth - the distance between the parcel sides measured 1n the middle point of the
front and the rear sides of the parcel

Parcel depth - the shortest distance between the front parcel line and the rear parcel line

Parcel area - the area of horizontal parcel surface restricted by vertical planes on the front,
side and rear boundaries

Parking - a part of the area, designated for transport, that 1s allocated for permanent use for
temporary storage (parking) of cars

Planning orgamization ¢f land - a project involving layout of streets and infrastructure
facilities and subdivision of land into parcels designated for all proposed land use types in
newly developed areas

Planning re-organization ¢f land - a project mnvolving re-planning and subdivision (re-
subdivision) of the-already-developed areas

Plan <f area development - the city (municipal establishment) plans for location of
different types of land use in the urban area, as well as territorial extension or
reconstruction of urban districts (residential, industnal, recreation, communal and etc )

Real properiy - (for this manual) land parcel and everything that 1s mseparably connected
with 1t, including buildings, structures, perennial trees, etc

Red line - boundary of a parcel being developed, that 1s established 1n PDPs
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Right cf land development -the night to implement construction on somebody else’s land,
pledge or alienate 1t 1n any other manner during the period established by the agreement on
the right of development (is not established by the Civil Law, but can be applied based on
the Development Agreement) A land parcel, located in this zone and designated (according
to the urban development plan) for development or (according to the owner’s intentions)
for construction and reconstruction 1s the subject of the right of development The right of
development can be provided based on the property right or “agreement” night to land

- right of ownership of land, 1n this case the right of development belongs to the land owner
from the time of registration of the right of ownership of land,

- right of long-term lease of land, 1n this case the right of development 1s established at the
time of registration of land lease agreement, implementation of the right of development 1s
possible within the framework of “improvements” stipulated by the Civil Code,

-the “right to develop land” as such

Satellite parking lot - parking lots on the land adjacent to the main parcel

Sectional house - building consisting of two or more sections

Scale - the number of floors 1n a building located on the surface When calculating the

maximum permitted number of floors, the attic floor 1s not included provided that its area
does not exceed one third of the roof area

Structure - a surface or subsurface construction complex designated for implementation of
industrial and business activities, storage of matenials and equipment, temporary sheltering
of people, transportation of people and cargo

Subdvision - a complex of works for establishment, restoration and marking on the
surface the land parcel boundartes, and determination of parcel location and parcel area.

Subdvider (amer) - a person or orgamzation that 1s implementing land subdivision mto
parcels

Total floor area - total bullding area measured according to its outside parameters on each
floor

Usable area cf a public building - a sum of areas of all premises located in a building
except for lift shafts, internal open staircases and ramps

Yard - an open (undeveloped) area on a parcel located between the front, rear, or side walls
of a building and the parcel boundaries

Zones - areas within the boundanes of which the permitted land uses and development
requirements are established
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Zonng standard - characteristics and parameters of land parcels and buildings as well as
the list of real property uses permitted within each particular zone

Use of real property - a set of types of designated functional uses of land and buildings
located on 1t
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APPENDIX

RECOMMENDED METHODS
TO ESTABLISH PARCEL BOUNDARIES AND PARCEL SIZE IN
CONDOMINIUMS CREATED IN AN EXISTING DEVELOPMENT

1 GENERAL PROVISIONS

11 These methods should be used to establish parcel boundaries and parcel size 1n
condomimiums that include one building or a group of buildings and are created on
undeveloped land 1n blocks or micro-rayons in an existing residential development

1 2 Parcel boundaries and parcel size are established based on current standards
for use of residential and/or non-residential premises and surrounding land, technical and
sanitary requirements as well as requirements for provision of access to all parts of real
property 1n condominiums

13 These methods are based on re-calculation and adjustment of urban
development standards for residential development of different types and formed at
different times, and establishment of the parcel size depending on the area of residential
and non-residential buildings 1n a condominium, the size of the land share of each
homeowner 1n the common property

1 4 The size of the land share of each homeowner 1n a condominium 1s established
in proportion to the size of residential and/or non-residential building owned by this
homeowner The parcel size equals the sum of all land shares of all homeowners 1n a
condominium

2 PRINCIPLES FOR ESTABLISHING PARCEL BOUNDARIES AND PARCEL
SIZE IN CONDOMINIUMS

21 The pnnciples for establishing parcel boundaries and parcel size 1n
condomimiums are based on different characteristics and parameters of an existing
development that were established 1n accordance with the construction standards and rules
1n effect during the time of 1ts formation

2 2 Parcel boundaries and parcel size are established depending on the types of
development of different periods

- block development of pre-Soviet period,
- block development of the soviet period (30s - 50s),
- large-scale industnial micro-rayon development (60s - 90s)

23 When allocating land mn condomimums, the following characteristics and
parameters are taken into account
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when determining parcel size - standard and actual size of the residential area and
its elements 1n blocks and micro-rayons, residential and non-residential stock, building
scale, availability of access to all real property units in a condominium,

when establishing parcel boundaries - types of planning (regular, irregular), types of
development (linear, closed with yards, etc), location of vehicular and pedestrian passages
to real property, location with respect to red lines and other established boundaries

2 4 In cases where a parcel area includes real property of common use (sports and
play grounds, trash collectors and other elements requred by standards for residential
areas), there will be established a right of their unrestricted use by owners of adjacent
parcels (common ownership) or a right of their restricted use (servitude) based on an
agreement between neighboring associations

25 Parcel boundaries are established along red lines, along the center line of
roads, along boundaries of adjacent parcels (if available), along natural boundaries and
borders, as well as along the line of allocation of railroads and engineering communication
lines 1f not otherwise established by technical requirements

Parcel boundaries may also coincide with the approved boundaries of historic
preservation, water protection and sanitary buffer zones A change in the boundaries of the
above mentioned zones shall not be the basis for changing parcel boundaries
condomimiums

3 DETERMINATION OF A NORMATIVE PARCEL SIZE

31 A normative parcel size 1s established as the sum of 1deal land shares of
homeowners 1n a condomimum

The land share of each homeowner (L) 1s calculated by multiplying the total area of
residential and/or non-residential building (A), owned by a homeowner, by a land share
ratio (C) for buildings of different scales (see the table) according to the following formula

L=AxC

where L - 1s the size of the land share of each homeowner, 1n square meters
A - 15 total area of residential and/or non-residential premises, 1 square
meters

C - 1s the land share ratio characterized as the amount of square meters of
land per square meter of residential and/or non-residential premises

Land share ratios for buildings of different scales are shown 1n the table
3 2 In cases when the actual parcel size 1s smaller than the normative one, the size
of each homeowner’s land share 1s determined by dividing the actual parcel area by the

number of units owned by a homeowner 1n proportion to the area of these premises

4 RULES TO ESTABLISH PARCEL BOUNDARIES
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4 1 Parcel boundaries are established based on the normative size (see p3 1) and
taking into account the surrounding land actually in use

If the normative parcel size 1s larger that the actual parcel size, the parcel
boundaries are established based on the actual s1ze

If the normative parcel size 1s smaller than the actual parcel size, the parcel
boundaries are established based on the standard size

4 2 All real property units of a condominium, accesses (including those for fire
protection service) and passages should be located within parcel boundaries and access to
engineering facilities should be provided

The parcel area (apart from area occupied by buildings) may include the following
elements of the surrounding land or parts of 1t

- open temporary parking lots,
- greenery,
- children sports and play grounds, other recreation facilities

4 3 When allocating parcels to neighboring condominiums, a common boundary 1s
established between them 1f not otherwise stipulated by technical or other requirements No
strips or parts of land shall be left between neighboring condomintums, the form and/or
s1ze of which 1s not suitable for construction

4 4 When allocating a parcel of a condominium 1n which real property units are
located with a setback from the red line of no more than 6 meters, the parcel boundary 1s
established along the red line i1f not otherwise established by technical or other
requirements

45 In order to provide access to the real property by fire protection service, a
passage at least 6 meters wide shall be provided from the street For this purpose, the parcel
boundary shall be established with a setback of at least 6 meters from one of the long sides
of multi-storey buildings 1f not otherwise established by technical or other requirements

In pre-revolution blocks, parcel boundaries may coincide with the facade plane
and/or “brandmauer” In this case, access to buildings from the street side 1s provided
through the arch or space between the buildings leading to the yard, the size of which
should be sufficient for fire protection vehicles

47 When establishing parcel boundaries for neighboring condominiums (or their
association) that are a single residential entity with a common yard, the whole area 1s
conveyed 1n common ownership to condomimums without 1ts division, if 1ts size does not
exceed the cumulative normative area by more than 10 %

4 8 1If the normative parcel size 1s exceeded by more than 10 %, regardless of the

type of development, 1t may be grounds for allocation of the excess area mn the form of a
separate parcel 1f 1ts form and size are sufficient for construction Otherwise, the excess

84



area 1s divided between homeowners 1n equal shares or 1n proportion to the normative size
of each parcel

Homeowners of neighboring condomimniums may combine and/or re-distribute their
land shares, which are part of the 10 % excess land, for construction and other permitted
uses

5 PAYMENT FOR LAND IN CONDOMINIUMS

51 The amount of land tax and/or rent taken for a land share of each homeowner
may be established by the following formula

T=R x L, where

T - 1s the amount of land tax and/or rent, 1n roubles
R - 1s the land tax rate and/or rent rate for the appraised zone of residential site
L - 1s the size of 1deal land share of each homeowner

5 2 Before the size of homeowner land shares 1s established 1n a condominium, the
amount of land tax and/or rent may be calculated based on a single average land share ratio
that equals 1 In this case the size of the 1deal land share of each homeowner equals the
total area of the residential and/or non-residential premises owned by him

After the nghts of ownership of land of homeowners in condomimums are

registered, the amount of land tax and/or rent 1s re-calculated 1n accordance with the
established parcel size and 1s determined by the formula giveninp 5 1
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Table Land share ratios per square meter of total apartment area

Building scale

Planning scheme | 2 3 4 5 6 7 8 o {111 (1213|1415 16| 17 |18 |19 ] 20 (21

of development and
more

Large-scale industnial development of 30s - 90s

L shaped
3,7 145 1,15 0,8
Linear shaped
24 1,15 0385 0,7
Perimeter
U shaped
1,7 0,95 0,75 06

Standard
parameters 2,6211,90(1,60|1,38{1,24(1,17]1,10{0,96 | 0,93{0,90 (0,87 0,81 0,740,720 69| 0,67 ] 0,66 | 0,65 | 0 650,64
according to
current SNiPs

Recommended
minimum 1,5 0,87 0,65 0,5
parameters for
allocation of new
parcels*

*The recommended minimum parameters are calculated based on objective quantitative criteria (wind protection, noise protection,
insulation, view corridor) for creating a comfortable residential environment on the surrounding land



