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Executive Summary

Importance of the subject

In foreIgn cItIes, lIke m the pre-revolutIOn RUSSIan cItIes, a land parcel (WIth all
establIshed norms and restrIctIOns on Its use and alteratIOn) IS consIdered a real
property urut (land umt) After pnvate ownershIp was abolIshed m 1917, land parcels,
mstead of bemg umts of property nght, turned to be parcels servmg the bUIldmgs
located on them The planmng and development acts and, m partIcular, the CIty
Master Plan, have become the baSIC and determmmg documents m the process of
urban land use A new concept appeared - land management A specIfic feature of
land management IS that It IS based on planmng of settlements, m accordance With
whIch urban land IS allocated, taken or regIstered Thus, havmg been excluded from
the land law to a separate branch, the plannmg and development acts became the only
legal documents regulatmg urban land use, and the concept of subdIVIsIOn, consIdered
as harmful and unnecessary, was no longer applIed to urban land

Understandmg of the fact that now the CIty'S development totally depends on
the mvestment flow, stimulates CIties to formatIOn of theIr own legal base protectmg
the nghts of mvestors and real property owners Long-term nghts to land, guaranteed
by law, wIll, m theIr turn, gIve mvestors OPPOrtunIty to get mortgage loans for
constructIOn ThIs manual IS devoted to the process of urban planmng and formatIOn
of land parcels as uruts of constructIOn use of land , real property uruts and taxatIOn
uruts, uruts ofmortgage and land turnover, umts of regIstratIOn of real property

The purpose of thIs manual IS to proVIde the cItIes' admimstratIOns WIth a
mechamsm of creatmg land parcels both on the developed and vacant land

Our tasks are
- to determme the place of subdIVIsIOn process m the eXlstmg system of urban
planmng and development,
- to explam the necessIty of transformmg urban planmng and deSIgn
procedures under new econOmIC condItIOns,
- to recommend new approaches and methods of determmatIOn of the parcel
SIze m dIfferent zones of a CIty

The subject of research In the proposed context, subdIVIsIon IS a process of
plannmg and dlvldmg undIVIded land mto parcels, the SIze of whIch IS establIshed m
accordance With the types and parameters of real property permItted m each specIfic
zone of the CIty Here the process of land subdIVIsIOn IS consIdered m a broader
context - that ofmvestment/constructIOn plannmg and creatIOn of standards

The boundaries of research In tlus manual the problems of subdIVISIOn are
VIewed m connectIOn With reSIdentIal zones where these problems are most cntIcal
WIthIn the framework of thIs manual we examme the planmng-and-deslgn
component, procedures related to It, as well as standards and parameters whIch form
the baSIS for development of a subdIVISIOn project
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Novelty A specIfic feature of our approach to development of local standards
and parameters, m comparIson WIth the eXlstmg procedures, IS that we lmk them With
reqUirements for locatIOn of bUIldmgs on land parcels, which are the result of the tasks
of non-causmg damage to legal mterests of neIghbors, 1 e the norms of "neIghbors'
law" applIed m all the countrIes that have a vanety of forms of ownership of real
property For the first tIme we developed quantitatIve correlation between parcel SIze
and buddmg SIze, between local urban constructIOn condItIOns and densIty of
development and etc, whIch makes It pOSSIble to prOVIde grounds for zomng
standards

Practical value ThIS manual IS deSIgnated for use by local self-governance
agenCIes, departments of CIty admimstratIOns, planmng and deSIgn orgamzatIOns ad
enterpnses whIch prepare and make declSlons on Issues of urban planmng and
development The manual IS addressed, first of all, to CItIes which have already
developed and adopted local legal and admImstratlve acts "Land Use and
Development RegulatIOns", as well as to CItIes which have chosen the way of reforms
m the area of mvestment/constructIOn actIVIties and are actIvely lookmg for new ways
of CIty development through gIvmg mvestors legal nghts to land

We present matenals, which are based on the analysIs of RUSSIan and foreIgn
regulatory documents, as well as the first expenence of land subdIvIsIon m CIties, and
which Will be helpful to CIty admimstratIOns m development of local standards and
parameters of land parcels and real property, that are necessary for planmng and
deSIgn practice

Testmg ThIs manual was tested m the CIties of Novgorod and Tver m
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
mcludes mtroductIOn, five parts, conclusIOns, baSIC terms and defimtIOns The second
volume mcludes appendIces and the lIst of the lIterature used

Part 1 mam problems of urban development under market condItIOns and
problems whIch anse m CItIes when they orgamze mvestment process
Part 2 analysIs of approaches to planmng and re-organizatIOn of urban areas
m the background ofhIstonc development of RussIan CItIes
Part 3 typIcal tasks of subdIvIsIon and answers to a number of questIOns
arlsmg m the process of land subdlvlSlon
Part 4 theoretIcal Issues of development of zomng standards, pnnclples of
creatmg parameters, standards for resIdentIal zones of dIfferent densIty
(dIfferent mtenslty of land use)
Part 5 analySIS of the first expenence of land subdIvIsIOn m CItIes where the
matenals of thIS manual were tested

Volume II mcludes seven appendices whIch supplement and explam the text
of the baSIC parts
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How to use thIs manual
Tills manual IS a methodologIcal matenal and provIdes specIfic

recommendatIOns related to local condItIOns It contams pnncipal prOVlSlons and
models based on WhICh each CIty can develop local "Urban Planmng and SubdIVISIOn
RegulatIOns" as part of "Land Use and Development RegulatIOns" or as a separate
document It shall mclude the followmg parts

- land subdIVISIOn regulatIOns,
- procedures for dIscuSSIOn, coordmatIOn and approval of projects of land
planmng and subdIVISIOn,
- standards of SIze of land parcels for dIfferent types of real property use and
zomng standards
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INTRODUCTION

Tlns manual IS Intended for use by local self-governance agenCIes, departments of CIty
admInIstratIOns, planmng and deSIgn orgaruzatIOns and InstitutIOns whIch are
Involved In the declSlon-makmg process related to Issues of urban plannIng and
development

ThIS manual IS 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 In the sphere of Investment
and constructIOn actiVIties and are actively lookmg for new ways of urban
development based on agreements With Investors

The Ideology of these reforms IS based on the follOWing

- the CIty (the CIty authontIes) develops the necessary legal base In order to
proVIde Investors WIth guaranteed nghts to land and real estate, to SImplIfy
the procedures for coOrdInatIOn of documents and Issuance of constructIOn
permIts and to more effiCIently exerCIse control over land use,

- Investors, obtaImng necessary nghts and guarantees, Invest money In
constructIOn on urban land In order to gam profit,

- the CIty collects adequate taxes and rent payments wlnch are allocated to
local budget

UnderstandIng of the fact that at present urban development totally depends on
the Investment Inflow, bnngs the CIty to creatIOn of local legal and admimstratIve
documents to support nghts of Investors The practice of attractIng Investments IS
based on pnncipies wlnch are general for market-based countrIes and are based on
long-term ownerslnp nghts to land wlnch, In ItS turn, makes It pOSSIble for Investors
to get mortgage loans for construction

At present, In foreIgn countnes, as It used to be In the pre-revolutIOn RUSSIa, a
real estate urnt IS a land parcel for wlnch there have been establIshed all standards and
restrICtIOns on ItS use and alteratIOn Tlns manual IS devoted to the process of urban
planmng and formatIOn of land parcels wlnch are urnts of constructIOn use of land,
real property and taxatIOn umts, umts of pledge and land market turn-over and umts
of regIstratIOn of real property

One of the purposes of thIS manual IS also to determIne the place of this
process m the eXIstIng system of urban planmng, Without whIch the process of
formatIOn of real property umts Will be restrIcted to tasks of land Inventory-makIng
that do not take Into account the prospectIves of future urban development

The matenals presented In thIS manual are based on the analySIS of local and
foreIgn documents, as well as the first expenence of land subdIVISIon In some RUSSIan
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cItIes The manual wIll be useful for cItIes developmg local standards and parameters
of land parcels and real estate, whIch are necessary for project plannmg and desIgn In
thIS work we emphaSIze the problems of reSIdential areas and m order to resolve these
partIcular problems, we proVIde recommendatIOns on detenmnatIOn of parameters of
land parcels m close connectIOn With reSIdential objects The specIfic feature of thIs
approach to development of local standards m companson With the eXIstmg system of
establIshment of urban development standards IS theIr close connectIOn With
reqmrements for locatIon of bmldmgs on land Underlymg thIs approach IS the basIc
prmciple that no damage shall be mflIcted to legal nghts of neIghbors, 1 e the
prmciple of "neIghbor's law" applIed m all the countnes that have a vanety of forms
of real property ownershJ.p

The purpose of thIS manual IS to proVIde a mechanIsm for Implementmg urban
development plans through creatIOn of a plannIng process based on the relatIOnshIp 
"CIty" - "developer" ThIS process mvolves subdIVISIon - a system of techmcal and
legal actIOns that IS necessary for new economIC condItIOns and whIch means
formatIOn of land parcels as umts of real property and property law

In the proposed context, subdIVISIon IS a process of planmng and divIdmg
undIvIded land mto parcels the SIze of WhICh IS establIshed m accordance With the
types and parameters of real property permItted m each partIcular zone of a CIty
These parameters are, as a rule, part of "zorung standards" whIch also mclude
maxlmum development densIty, parkmg reqmrements, land parcel development
reqmrements and other standards whIch a developer/mvestor needs for makmg
declSlons about the type and scope of future constructIon and mvestments In the USA
practIce there eXIst, as a rule, two types of local legal documents - zonmg regulatIOns
and subdIVISIOn regulatIOns (subdIVISIOn mto "planned umt developments" and land
parcels) The zorung regulatIOns regulate land use and alteratIOn of real property by
establIshIng a lIst of permItted functIOnal uses and permItted (mIrumum 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 ofplannmg and development

However, Important dIfferences eXIst between the US local laws and RUSSIan
constructIOn standards and regulatIOns that were created m a non-market system
Therefore, one of the mam purposes of thIS manual IS to explam those dIfferences, as
well as explam the neceSSIty of transformatIOn of the eXIstmg planmng and deSIgn
procedures under new economIC condItIOns

Thus, m thIS manual the process of subdIVISIOn IS conSIdered m a broader
context - that IS of mvestment/constructIOn plannmg and project desIgnmg, as well as
development of norms and standards

8
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PART 1 URBAN DEVELOPMENT

11 Problems of Urban Development

1 1 1 Law and the City Master Plan

The process of land development mvolves a set of actIOns wluch are planned by the
CIty authontIes m order to work out a strategy for long-term (20-25 years), mlddle
term (5-7 years) and short-term (1-2 years) development of urban land m the form of
strategIc plans and programs and Implement these programs by means of more
detaIled plans of area development

The CIty mtentIOns WIth regard to land development were expressed m the
form of CIty plans (m the pre-revolutIOn penod) and Master Plans (m the sovIet
penod)

Hlstoncally, accordmg to the pre-revolutIOn ConstructIOn Charter, any
settlement could appear only as a result of land planmng, and "CItIes were bUIlt only
accordmg to plans approved m the prescnbed manner" All constructIOn m CItIes was
Implemented m accordance With the CIty plan and any changes to the plan were
mterpreted and regulated by the ConstructIOn Charter - the basIc law m the area of
urban constructIOn In CItIes that adopted CIty ProvISIOns, It was regulated by
resolutIons of CIty AssemblIes (CIty Duma)

In the sovIet penod, the CIty Master Plan - the basIc document of long-term
plannmg - combmed functIOns of a social/economIc plan and a legal document
establIshmg legal regIme of urban land use

In order to detaIl the CIty Master Plan for areas of pnmary development, the
so-called "detaIled planmng proJects" (heremafter - "PDP") were developed The
Master Plan and PDPs were the two baSIC stages of planmng and deSIgn work Both
stages were the result of centralIzed planmng actIVItIes of governmental mstitutIOns
ImplementatIon of these plans was also financed by the government The Master Plan
and PDP determmed the legal regIme of urban land use throughout the SOVIet perIod
As no prIvate developers eXIsted m urban constructIOn actIVItIes, there was no need
for law to regulate thIS type of actIVIty

Such a need appeared m post-perestrOIka penod In the law "On Fundamentals
of Urban Development ActIVItIes" adopted m 1992, very tImId attempts were made to
regulate relatIOns between the state and pnvate persons m the sphere of urban
development actIVItIes, but the procedures for development, coordmatIOn and
approval of urban plannmg documentatIOn remamed unchanged However, It became
more and more ObVIOUS that urban planmng and urban development can no longer be
the central government functIOn In accordance With the Law "On General PrInCIples
of Local Self-Governance", plannmg and development were referred to the
JUrIsdIctIOn of local self-governance agemcles The CIty land was gradually gaImng
the status of "real property" as It used to be before the RevolutIOn of 1917
ConstructIOn alteratIOn of real property, 1 e alteratIOn of everythmg whIch IS

9
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constructed or reconstructed on a land parcel, wIll agaIn be regulated by local legal
acts The result of the first senous expenence of local land use regulatIOn was creatIOn
and adoptIOn of "Land Use and Development RegulatIOns" contaImng legal rules and
zomng regulatIOns, maps and procedures for urban development In several RUSSIan
CItIes (Novgorod, Tver, Irkutsk and PushkIn (St - Petersburg regIOn»

A conSIderable step forward In attempts to bnng Master Plans (and other urban
planmng documents) Into lIne WIth the Law was made by creatIon of the Draft Urban
Development Code, whIch has by now passed the thIrd readIng In the State Duma

Wlule the law "On Fundamentals of Urban Development" says that urban
plannIng documentatIOn IS "a system of types and stages of project planmng and
desIgn", as well as "a unIfied system of Interrelated plannIng documents In WhICh all
types of project documentatIOn approved before must be taken Into account when
developIng the succeedIng ones, and WhICh serves as the baSIS for development of
hOUSIng, Industnal and Infrastructure proJects", the Draft Urban Development Code
no longer contains the concepts of a "system" and "stages" AccordIng to It, local
urban development documentatIOn IS developed based on local regulatory documents
on land use and development and procedures descnbed In them Thus, the old system
of consecutIvely developed documents, that resulted In establIshment of a SIngle
"targeted use" of land, IS substItuted by urban development regulatIOns WhICh Include
the approved lIst of permItted land uses

The status of the CIty Master Plan IS also changIng from "the baSIC legal
document" of CItIes to a "local document on urban planmng and development", 1 e
the CIty plan that reflects IntentIOns of the CIty communIty WIth respect to
development of the CIty

HaVIng lost ItS sIgmficance 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 pnvate persons (owners and developers) - present a constantly operatIng
mechamsm for ImplementIng long-term plans The regulatIons prescnbe what can be
bUIlt by a pnvate person on the land, and therefore, the constructIon IntentIOns of a
pnvate person must conform to these regulatIOns ThIS conformIty of developer's
IntentIOns to the regulatIOns must be controlled by the CIty'S authonzed agenCIes

1 1 2 What IS the dIfference between urban development plans of the SOVIet
perIOd and urban development plans created under market condItIOns?

The baSIC dIfference conSIsts m the fact that any urban development project (let It be
subdIVISIOn plans m the USA or detaIled plans m Germany) IS developed on the basIS
of local legIslatIon contammg both urban development reqUIrements (maXImum!
mImmum parameters of parcels, streets, bUIldIngs and structures) and legal norms
and procedures descnbIng relatIons between the CIty and developers WIth regard to
coordmatIOn and approval of projects The aVailabIlIty of thIS law makes It pOSSIble
for all mterested partIes to know In advance all regulatIOns and restnctIOns on land use

10
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and constructIOn, and for the court and persons responsIble for project approval - to
have appropnate basIs for declSIon-makmg

Secondly, m contrast to development plans of the SOVIet penod, the process of
workmg out subdIvISIOn plans mvolves non-budget financmg, 1 e financmg at the
expense of mvestors or developers who have mtentIOns to Implement an mvestment
project m the area WIth the purpose of gettmg profit from future sale or lease of the
land (or bUIldmgs constructed on It) prOVIded WIth mfrastructure facIhtles

ThIs causes a conSIderable dIfference between development plans of the SOVIet
penod and mvestment projects under condItIons of the emergmg RUSSIan market The
speCIfics conSIst m the followmg

1 Investment-constructIOn actIVIty IS a very capltal-mtenslve form of
mvestment as compared to others Therefore, real property mvestors do not
want to run the nsk of mvestmg money mto large projects such as PDP for
dlstncts and mIcro-rayons (analogous to the planned urnt development m the
USA) Wlule no land mortgage mechanIsm IS aVaIlable, mvestors prefer mmor
and qUIckly paId-back projects

Therefore, the CIty polIcy should be very well thought through WIth regard to
actIVItIes on attractmg mvestments m real property

2 Real property mvestors study m detaIl the supply and demand on the real
property market before they make declSlons regardmg development of a
project That IS why m project desIgmng of a reSIdentIal mIcro-rayon, they WIll
mSlst on those types of land use whIch would proVIde maxImum commercIal
profit ThIs means that, If a CIty conSIders It necessary to buIld non
commercIal SOCIal mfrastructure objects on thIS SIte, It should pay the expenses
or agree on the terms of financmg WIth the mvestor In other words, the CIty
can propose only mutually acceptable terms, otherWIse the mvestor WIll refuse
to mvest money mto development of thIs area

3 Another speCIfic feature IS that current standards and parameters for
constructIOn of cultural and SOCIal mfrastructure as well as other non-profitable
objects can not be used under current condItIons and are loosmg therr status of
mandatory standards In practIce, thIs results m two thmgs eIther the land that
IS deSIgnated accordmg to PDP for locatIOn of SOCIal mfrastructure (schools,
servIce enterpnses and kmdergartens) remams vacant, or It IS not allocated at
all

In tlus respect, the CIty IS faCIng the task of workIng out local standards for
SOCIal Infrastructure and relatIng them to concrete socral/demograpluc 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 hVIng standards, standards for preservatIon of
cultural hentage and natural enVIronment shall be developed on the federal level
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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"

1 1 3 What are the cIty tasks 1D the process of ImplementatIOn of urban
development plans?

Based on the above, the CIty tasks are as follows

1 Brmg more detal1 to the provIsIOns of the law "On General Pnncipals of
Local Self-Governance" WIth regard to Issues of planmng 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 expropnatIOn of land for munIcIpal
needs

2 Determme strategIc planmng ObjectIves m the form of a concept of
SOCIal/economIc development of the CIty based on the approved land use polIcy

3 Work out programs of pnmary area development, to IdentIfy "SItes" whIch
can be used to solve the CIty problems m the shortest perIod and WIth maxImum
economIC efficIency

4 Determme relatIOns between the CIty, mvestors, developers and CItizens
WIth respect to preparatIOn of land for conveyance for Its development m the form of
local regulatory documents, agreements, local standards and other documents

5 Propose clear procedures for creatIOn, coordmatIOn and approval of land
plannmg and subdIvISIon plans, constructIOn plans EstablIsh procedures for project
coordmatIOn by the CIty, mformmg the publIc of the proposed changes

6 Determme the baSIC terms of agreement between the CIty and developer,
distrIbutmg responsIbIlIties WIth regard to constructIOn of roads and mfrastructure
facIlIties, as well as compensatIOn to land users for exproprIatIOn or removal of theIr
real property

7 Determme the mirumum number of murucIpal mfrastructure 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 Outlme ways of changmg constructIOn standards m order to relate them
more closely to a land parcel, establIsh zorung standards, propose methods for
determmatIOn of maximum/mIrumum SIze of parcels deSIgnated for development m
dIfferent urban condItIOns and dIfferent urban zones (subdIVIsIOn regulatIOns)
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1 2 The Problems that CItIes Come Across When They OrganIZe Investment
Process

1 2 1 Grounds for DecISIon-MakIng by the CIty AuthorIties and the Process of
Planmng and Re-organIZatlOn of Urban Land

DecISlons on plannmg orgamzatIon (or re-orgamzatIOn) of urban land can be made
both on the InItIative of the CIty (WIth the purpose ofmventory-makmg, reconstructIOn
or new constructIOn) and developers (mterested m receIvmg future profit from
Investment/constructIOn actIvItIes)

The bIggest problems arIse, as a rule, when It IS necessary to re-orgamze the
already-developed urban areas whIch mvolves changes m ItS planmng structure 
extensIOn of roads, enlargement of blocks, reconstruction of mfrastructure network

In the sovIet practIce, such areas were transformed through development of
PDP for the whole area m accordance With the eXIsting standards that envIsaged the
whole complex of servIces, kmdergartens, schools, etc Stnct complIance 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 mvestors are not able (or not WillIng) to take upon themselves
all expenses of socIal mfrastructure, as they are maInly mterested In the constructIOn
of commercIally profitable objects The result of thIS IS that PDP are Implemented
only partIally, whIch results In ugly planmng declSlons and Incomplete projects

There arIse other problems related to the approved PDPs that were developed
7-10 years ago and are now "gathenng dust on the shelf' Actually, the CIty
admInIstratIOns 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 In realIty land IS allocated by separate parcels under
procedures for "reservatIOn of SIte" or a short-term lease of a parcel for the penod of
planmng, desIgn and constructIOn Developers do not have any legal fIghts to land till
the constructIOn IS completed, WhICh makes the transfer or pledge of fIghts
ImpossIble ThIs Increases greatly mvestors' nsk and Impedes ImplementatIOn of
urban development plans m general That IS why It IS 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 attractmg Investors And - what IS most Important 
to understand that the success m Implementation of urban development IS achieved by
the abIhty of the CIty admimstratIOn to conclude agreements, but not by stnct
admImstrative measures

Apart from these plannIng problems, problems eXIst related to the lack of legal
documents whIch regulate Issues of takmg land from the eXIstIng owners, reservatIOn
of land for SOCIal mfrastructure needs, compensatIOn to real property owners when
theIr property IS taken for reconstructIOn purposes, etc As a rule, most of these Issues
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are not regulated by law, and therefore, the CIty, mvestors and actual land users try to
resolve them locally by means of agreements

Organlzmg mvestment process, the CIty faces the task of working out a
sequence of actIOns WhICh wIll result m a balance between the mterests of the CIty
Implementmg development plans, mterests of mvestors who put theIr money mto
reconstructIon and mterests of resIdents who are relocated to better resIdentIal areas

The plan of actIOns of the CIty adrrumstratton In these cases Involves
development of mvestment process mcludmg

- preparatIOn of a conceptual plan of land development (reconstructIOn) and, If
necessary, changmg zorung regulatIOns,

- development of land subdIvIsIon plans takmg mto account commercIal
mterests of mvestors,

- organIzatIOn of project coordmatIOn and approval process,
- makIng a decIsIon on reservatIOn of land for publIc needs and mformmg all

real property owners WithIn the reservatIOn area,
- organIzatIOn of land takmg procedure and compensatIOn of damage m the

agreed form,
- preparatIon of the whole package of mformatIOn on parcels created based on

the approved subdIvIsIOn plan and deSIgnated for conveyance,
- preparatIOn of agreements With mvestors whIch regIster theIr nghts to real

property, terms offinancmg or responsIbIlItIes before the CIty,
- orgaruzatIOn of the procedure for conveyance of land to developers by means

of a tender, auctIOn or development agreement

1 2 2 ReservatIOn of land

In thIS respect, an Important questIOn, WhIch was not answered III the RussIan urban
development practIce, IS the nght of the CIty to reserve land for publIc needs and
procedures for ItS establIshment Here It IS necessary to determme relatIOns between
the murucipalIty and real property owners, the nghts of whIch wIll be affected or
restrIcted due to the future takIng of theIr land

ReservatIOn of land for publIc needs IS one of the nghts of the murucipalIty to
establIsh (for a certam penod) restnctIOns on the use of real property by ItS owner
through ItS future takIng or establIshment of a publIc servItude m order to Implement
urban development plans and meet the publIc need for engmeenng, transport or SOCial
mfrastructure objects ReservatIOn should be legally defined With respect to land that
IS not subject to pnvatizatIOn

WIth respect to thIS defirutIOn, we come across the followmg questIOns

I - what IS a publIc need and when IS It establIshed?
2- when IS the deCISIOn on land reservatIOn made and under what condItIOns"
3- what are legal consequences of land reservatIon?
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4- place of reservatIOn m land plannmg process and ImplementatIOn of the CIty
mtentIOns
5- reservatIOn procedure

Apphed to the subject of our manual, a pubhc need IS somethmg that must be
mcluded m the murucipahty plans and the approved planmg documents (the Master
Plan, PDP) WIth the purpose of pubhc welfare In partIcular, one of the most
Important Issues regulated by the CIvIl Code (ArtIcle 280 entenng mto force upon
adoptIOn of the Land Code) nghts of owners of land that may be taken for
governmental or mumcipal needs Here the questIOn IS - what IS the cntenon of a
"mumcipal need", and, therefore, the reason for local self-governance agencIes to
make a "land taking" deCISIOn

We can propose the followmg mterpretatIOn for the cntena to determme what
mumcipal needs are

necessIty to buIld objects for Improvement of pubhc well-bemg, safety and health of
people, 1 e engmeermg-transport and SOCial mfrastructure boulevards, streets, roads,
bndges, tunnels, other transport structures, major engmeenng networks, parks,
squares, embankments, beaches, health and educatIOnal mstitutIOns, pubhc order
mstItutIOns, fire protectIOn servIces, schools

The Master Plan as a long-term planmng document, as a rule, estabhshes
actIOns, the ImplementatIOn of wmch accordmg to the proposed budget IS restncted by
20-25 years Such actIOns, reflectmg pubhc needs, may mclude reconstructIOn of
obsolete reSIdential stock, new mumcipal housmg constructIOn, layout of new roads,
constructIOn of bndges and major engmeenng facIlItIes, etc The fact of adoptIOn of
the Master Plan after the pubhc hearmg IS the fact of recogmtIOn of a pubhc need and,
therefore, the baSIS for future reservatIOn Areas wmch are subject to future zomng
changes are shown on zomng maps whIch are accompamed by correspondmg
regulatIOns (permItted land use types and real property parameters) ThIS means that
before any actIVIty on takmg property for pubhc constructIOn begms, all land owners
have the nght to use and make changes to theIr real property m accordance With the
permItted use types and parameters Thus, the recogmtIOn of a pubhc need through
approval of a long-term plan IS not reservatIOn Itself, and does not gIve nse to any
restrICtIOns of real property nghts except for the pOSSIble alteratIOn of land use type

DeCISIOns on reservatIOn can be made only after pubhc dISCUSSIOn and
approval of the correspondmg planmng document whIch mcludes red hnes plan and
plan of other objects ofpubhc mfrastructure

The decislOn on reservatlOn may be made only If ImplementalOn of tlus
partIcular proJect, deSIgnated to meet pubhc needs, IS not pOSSIble WIthout
expropnatlOn of real property (m thIS case the pubhc need was establIshed by the
Master Plan and supported by the budget or other finanCial resources) The plan shall
clearly show boundanes of the reserved land (a future road, subsurface collector, land
for locatIOn of SOCIal mfrastructure, etc) The deCISIon on reservatlOn shall contam
mformatIOn on the proposed term of the begmmng of the constructIon, the order of
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land use by Its owners m the reservatIOn penod and mformatIOn on the term and
procedure for takmg land or establIshmg a publIc servItude The date of publIcatIOn of
mformatIOn about reservatIOn entenng mto 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
penod (under ArtIcle 279 of the CIvIl Code - no later than one year before the future
expropnatIOn), the procedure for purchase of land and real property subject to takIng,
the procedure for use of land durmg the reservatIon penod mcludmg restnctIOns on Its
use and the nght to make (or not make) constructIOn alteratIOns to It, as well as
responsIbIlItIes of the mumclpallty for breakIng the deadlmes

ReservatIOn may also take place If the proposed mtentIOns (for mstance, layout
of new roads) are not related to property takIng, but only to "keepmg" thIs land by the
mUnICIpalIty It happens m cases when a proposed road wIll pass through mumclpal
land and WIll not affect the mterests of land owners In thIs case reservatIon mvolves
exclUSIOn of thIS land from the pnvatlzatIOn program and restnctlon of the nghts users
of thIS land

123 PreparatIOn ofmumclpal (state) land for Its conveyance to prIvate persons

Pnmary proVISIon of mumclpal land m pnvate ownershIp or for lease must be
preceded by ItS preparatIOn whIch mcludes development of mformatlon packages,
contaInIng data necessary for the future owners or developers m ImplementatIOn of hIS
mvestment mtentIOns

PreparatIOn of land to be conveyed to developers mvolves aVaIlabIlIty of the
followmg

• plan of land boundarIes coordmated WIth nelghbonng owners (If a land
parcellS located m the-already-developed area),
• mformatIOn from the "Land Use and Development RegulatIOns" on the
correspondmg zone, as well as mformatlon on servItudes and addItIOnal
restnctIOns on land use,
• calculatIOns of profit lost by land owners or land users and losses m
agncultural productIOn caused by takmg the land,
• expert estImatIOn of real property to be conveyed to developer or subject to
demolItIOn,
• mformatIOn on the condItIOn ofengmeenng and transport mfrastructure,
• conclUSIOns of government hygIene and dIsease control agenCIes and
ecologIcal control agenCIes,
• conclUSIOns of InSpectIOn for culturallhtstonc preservatIOn If a land parcel
IS located WIthIn a hlstonc preservatIon or archeologIcal zone

ThIS mformatIOnal package should be prepared by the CIty m case the land
parcel IS conveyed mto ownershIp or prOVIded for lease on the basIS of a tender or an
auctIOn

16



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

If land IS conveyed based on a development agreement, the mformatIOn
provIded can be restncted to the first two pomts wInch are necessary and enough for
mvestors to create then busmess plans

124 "City - Investor" Agreement on Workmg Out Urban Development
Projects

Investment project for development of urban areas mvolves partIcIpatIOn of an
mvestor (developer) on all stages of planmng actIvItIes and must be Implemented on
the basIs of agreement between the CIty admIll1stratIOn and mvestor

On the basIs of tlus agreement, mvestors obtam from the CIty admillistratIOn a
guaranteed nght to develop tlus area durmg the agreed penod The agreement can be
concluded for sImultaneous or consequent (m case the project IS approved), one-tIme
or step-by-step conveyance ofland mto mvestors' ownershIp or for long-term lease

The agreement can contam the followmg terms and responsIbIlIties of the CIty
and mvestors

• demolItIOn of obsolete bUIldmgs and relocatIOn of the eXIstmg resIdents at
the expense of mvestor or With hIs partIal partIcIpatIon,
• preparatIOn of the area for constructIOn and mstallatIOn of street
IllummatIOn, engmeenng major and mternal networks and constructIOns, other
types of engmeenng mfrastructure at the expense of mvestor or With hIS partial
partIcIpatIOn and further conveyance of these facIlItIes to the CIty,
• preparatIOn of the area and constructIOn of publIc mfrastructure facIlities
and their further conveyance to the City at the expense of mvestor or With his
partial partIcipatIOn,
• constructIOn of recreatIOn facIlIties at the expense of mvestor and theIr
further conveyance to the CIty,
• prOVlSlon of financial resources for constructIOn of pubhc mfrastructure
objects,
• compensatIOn of losses to land owners or users takmg mto account the lost
profit and losses m agncultural productIOn

The agreement may also cover Issues of use of land or any real estate
desIgnated for future development, as well as the term of constructIOn

After the agreement IS concluded, the CIty admmlstratIOn should have no nght
to propose addItIOnal terms of proJect coordmatIOn or approval that are not part of the
agreement

The procedure for project coordmatIOn mvolves orgamzatIOn of prehmmary
pubhc heanngs to whIch all persons mvolved or mterested are mVIted After the
project IS approved, mvestor can be empowered to conduct negotiatIOns With actual
land users (m case of re-orgarnzatIOn of the area) about the terms of compensatIOn to
be paid to them If theIr property IS 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 authontles IS to chose the nght dIrectIOn for the CIty
development, as no relIable forecasts can be made under condItIons of mstabIlIty and
mflatIOn However, short-term and mIddle-term forecasts can be successful, If the
ObjectIve IS not set to globally transform the current system, but only to develop the
rules of a game, whIch wIll make It pOSSIble to Implement tasks of CIty transformatIOn
and development through findmg and ensunng the balance between publIc and
pnvate mterests when movmg forward to the ObjectIves set However, before we
formulate the objectIves, It IS necessary to analyze planmng problems whIch are
typIcal of all RussIan CItIes, as well as pOSSIble ways of therr solutIOn The analySIS
WIll be focused on the follOWIng (most typIcal) types of urban development

1 Histonc dIstncts 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 SNIPS ("ConstructIOn Norms
and Standards") (types C,D,E),

4 Urban dIstncts of mdividual wooden and mIxed-type "estate" development
of dIfferent penods, as well as new development that appeared durmg the
constructIon "boom" of the last five years (type F)

ThIS pnnciple of analyzmg urban land IS mostly preferable for our purposes,
because WIthm each constructIOn penod, development IS charactenzed by some
permanent and homogeneous phySIcal parameters whIch are based on constructIOn
standards valId dunng thIS constructIOn penod ThIS WIll make It pOSSIble to establIsh
parameters of real property WIthIn each zone, determme approaches to establIshmg
parcel SIze and boundarIes, and general land use regulatIOns, formulate regulatIOns of
real property development and reconstructIOn for each type ofdevelopment zones

From thIs VIew pomt, It IS useful to conSIder structural elements of RUSSIan
CItIes, whIch have been created dunng dIfferent constructIOn penods

DespIte conSIderable dIfferences between RUSSIan CItIes wluch are caused by
theIr geograpluc locatIOn, clImate, lustonc/cultural tradItIons and other factors, they
all represent and reflect the state polIcy expressed m laws and constructIOn standards
ofdIfferent hIstonc penods of these CItIes

From thIs pomt of VIew, all RUSSIan CItIes can be dIVIded mto "old" and "new"
ones "Old" CItIes are those whIch were formed before the 1917 revolutIOn and whIch
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have stIll retamed theIr orIgmal structural elements ''New'' cItIes were formed after
the revolutIon ThIs classIficatIOn IS rather artrficlal, because the structure of old cItIes
m many cases was effected and dIstorted by Impacts of later constructIon perIods
Fortunately or not, but m most old cItIes, the sovIet tIme constructIOn actIvItIes were
mostly concentrated outsIde the old CIty center, attractmg most part of mvestment, and
due to thIS, the "old CIty" was preserved m general, though by now has deterIorated

Nevertheless, the plannmg structure of old and new CItIes IS entIrely dIfferent,
as It IS based on constructIOn laws of two SOCIal/economIC fonnatIOns that are
dIfferent by theIr real property relatIOns

In thIs SectIOn we mamly analyse dIStrICtS of eXIstmg resIdentIal and mIxed
development IndustrIal areas are not revIewed here, because they should be a subject
of speCIal analysIs

We analyze each development types accordmg to the followmg pOSItIons
- characterIstIc of the perIod of formatIOn of thIs development type,
- characterIstIcs and parameters of development,
- problems related to development of areas ofeach type,
- ways ofsolvmg some of the problems

211 HIstOriC DIstricts of the Old CIty (A-type)

The structure of the old CIty reflects legal mterests of real property owners m the form
of a dlstmct zornng structure of blocks that dIffers by value and economIC use
"Block" IS a baSIC structural urnt of old CItIes

Accordmg to functIOnal use and SIze of land parcels, blocks are dIVIded mto
commercIal, reSIdentIal and mdustrIaI ReSIdentIal blocks are clearly dIfferentIated by
theIr locatIOn and qualIty of development dependmg 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-mcome people, blocks and tradmg
houses of craftsmen that form the so-called "posad",
- blocks ofCIty "slums" and cheap "furrnshed" flats of poor people,
- workers' settlements and barracks (huts) located closely to mdustrlal enterprIses,
- blocks of estate houses With land parcels on the CIty outSkIrts and "slobodas" for
agncultural workers and craftsmen

Zones of the old CIty (except for slums and obsolete bUIldmgs destroyed m the
first years after the revolutIOn) have changed theIr SOCIal status, but have st111
preserved theIr structure All old CItIes, regardless of theIr SIze and admmistrative
status, have such zones WhICh form the most prestIgIOUS and functIOnally "saturated"
zone of the CIty center In CItIes whIch preserved the mtegrIty of the plannmg structure
of thIs zone, Its entIre area, as a rule, IS conSIdered as zone of preservatIOn of urban
constructIon monuments and IS supervIsed by hIstOrIC preservatIOn mspectIOn
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Block SIze falls witlun the range of 0 5-8 hectares, 10 some case - up to 12
hectares The most typIcal blocks are those of 1-4 hectares ThIs small block SIze
predetermmes hIgh densIty of street network where the dIstance between parallel
streets IS 50-300 meters (up to 400 m) WIth houses adJo1Omg them and houses
located along the penmeter The block SIze can be dIfferent depend10g on ItS locatIOn
and groWIng from the center to penphery also depend10g on ItS functIOnal use

The heIght ofbUIld1Ogs IS up to 4 floors (10 some CItIes - up to 6 floors) It IS
the result of legal restnctIOns on the permItted development heIght and It reaches ItS
maxImum only 10 large CItIes

DenSIty of development 10 blocks IS up to 80 %, and total bUIldmg area IS
30,000 square meters per hectare 10 large CItIes In small and medIum-sIze CItIes these
figures are respectIvely 40-50 % (10 2-4 scale denSIty) and 10,000-20,000 square
meters per hectare HIgh denSIty of development and lugh mtensity of land use are
the result of functIOmng of market mechamsms WIth respect to real estate 10 the pre
revolutIOnary penod of urban development

Here the questIOns related to subdIVISIon can be formulated as follows IS It
necessary to restore the lustonc boundarIes of land parcels (owners' parcels) and how
to do thIS?

In pnnciple, thIS questIOns can be easIly answered where boundanes of land
parcels have been preserved or can be restored, and the parcel has a smgle owner
(user) However, It IS a rare case More typIcal are SItuatIOns where land parcels have
not been preserved, boundarIes have been "erased" or there have been several owners
witlun thIS area

Thus, the follOWIng Issues anse

1) pnncipies of establIshmg "phYSICal" boundanes of land parcels 10 case theIr
lustonc boundanes can not be restored,
2) how to "fix" legal boundanes If they do not comcide WIth histonc
boundanes of a land parcel,
3) Issue of legal boundanes WIth respect to two or more owners WItlun the area
of one lustonc land parcel

As a rule, histonc preservatIOn agenCIes ImtIate conflIcts related to thIS Issues
m the process of coordmatmg land boundarIes Very often, theIr requIrements lead to
the neceSSIty to re-consider boundarIes of land use BeSIdes, mvestors are oftern
forced to acqUIre ownerslup of all real property located on the parcel

For mstance, m the CIty ofVyborg an mvestor chose a histonc land parcel WIth
an estate house and a coach-house located on It He regIstered lus nghts to the estate
house m order to renovate It and applIed for regIstratIOn of the land parcel However,
the lustonc preservatIOn agenCIes appealed to the prosecutor's office to claIm the
transactIOn Illegal, saymg that the bUIldmgs are located withm a lustonc parcel and
can not be dIVIded The agency also Said that they would have no ObjectIOns If the
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mvestor acqUIred and restored the coach-house as well However, tlns was not part of
the mvestor's plans and he decIded to gIve up lns plans The result of all tills - lnstonc
monuments contmue to detenorate

The polIcy of preventmg the dIVIsIOn of land, Implemented by varIOUS CIty
agencIes responsIble for makIng declSlons on land allocatIOn, as a rule, contradIcts
the tasks of urban development The questIOn IS what IS 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 restnctIOns of mimmum parcel SIze In the ConstructIOn Charter It only
establIshed the dIstance to the parcel boundary, mimmum court-yard SIze, the Width of
fire-emergency access If an owner could use a parcel WithIn the establIshed
reqUIrements range, any SIze was consIdered permItted

Thus, we can IdentIfy the follOWIng problems
- lack of co-ordInatIOn of actIOns and dIsagreement between agencIes
responsIble for decIsIOn-makIng In establIslnng parcel boundanes In the
histonc area,
- lack ofmimmum cntena for establIshment of parcel SIze In the lnstonc area

2 1 2 Blocks of the 20s-50s (B-type)

The "new CIty" IS a product of the socIalIst constructIOn law based on state ownerslup
of real property The evolutIOn of the sovIet construction laws, charactenzed by
transItIOn from legal regulatIOn to umfied centralIzed management of urban
constructIOn, IS reflected m three constructIOn penods

The first constructIOn penod (1917-1932) preserved the tradItIOns of the "old
regIme" constructIOn law With modIfied ownerslnp nghts m the form of "the nght to
land development" and the "nght to land lease", the forced Introduction of whIch
(after abolItIOn ofpnvate ownershIp m CIties In 1918) was caused by the war rum and
the need for pnvate mvestments In constructIOn and reconstructIOn Land parcels
were no longer real property umts, but "attnbutes" that served the bUIldIngs proVIded
by the state for use or lease Urban constructIOn actIVIties mostly mvolved elImmatIOn
of slums, selective constructIOn based on the nght 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 tlns basIs the first SovIet planmng and development document (PIN, 1929) was
created, but dId not have any legal status Urban constructIOn actiVIty of thIS penod
dId not exceed boundanes of "the old CIty" except for the first workers' settlements,
the theoretical composItIOnal baSIS ofwhIch 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 m modem CItIes, they are not conSIdered
as a separate type of development

The second penod was charactenzed by establIshment of a system of standard
project deSIgn and mIcro-rayon planmng that was Implemented on the next stage

21



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

PnncIples of mIcro-rayons were used as the basIS for plannmg and desIgn standards
wlnch mfluenced the transformatIOn of tradItIOnal blocks as CIty planmng unIts

Tlns was also a penod of establIshment of the urban planmng and
development system based on "stage-by-stage" planmng (wlnch stIll eXIsts) that
mvolved the followmg documents "rayon" (dIStnCt) planmng scheme, the Master
Plan, PDP and development project WhICh were all worked out by governmental
mstItutIOns

Tlns constructIOn penod (up to 1958) was "matenalIzed" m the CIty structure
m the form of "enlarged" blocks of the SOVIet penod (type B) TheIr 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 mto reSIdentIal and non-reSIdentIal (mdustnal, hospItal, etc)
InSIde the blocks there were separate areas of common use - sport and accessory
faCIlItIes, green areas, etc

Development scale - 2-5 floors (m 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 bUIldmg area per hectare

Ifwe compare denSIty charactenstics of types "A" and "B" havmg analogous
scale, the denSIty IS lower m the "B" type blocks Tlns can be explamed by the
tendency to not use spare parcels for development as m "A" zone, but to use them as
open spaces for cultural and publIc needs

The baSIC problem here IS also avaIlabIlIty of parkmg space Courtyard space
IS usually large enough and ItS area can be re-orgarnzed on order to find parkmg space
along mSIde passes wlnch are now "stuffed" With cars, whIle yard terntones 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 establIshmg regulatIOns of ItS development HIgh consumer
value of thIS envIronment bnngs about the neceSSIty to addItIOnally Improve and
slIghtly (5-10 %) mcrease the development denSIty through reducmg the SIze or
changmg the use of some areas that are not now used In the process of establIshmg
parcel boundanes, the structure of parcels should not break the mtegnty of courtyard
space, and parameters of new bUIldmgs should be brought mto lme With the eXIstmg
ones In general, when plannmg blocks of B-type, It IS pOSSIble to use the standards
WhICh eXIsted m the penod of theIr constructIOn, makmg adjustments to some
standards for undeveloped areas
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213 MIcro-rayons of the 60s-80s (C-,D-,E-types)

The thrrd penod of SovIet urban constructIOn was a penod of large-scale mdustnal and
resIdential constructIOn, whIch constituted about 70 % of total constructIOn volume m
RUSSIan cIties Urban development polIcy of thIs penod was based on the pnnclple of
creatmg mIcro-rayons on the basIs of "free" planrung Planrung and development of
cItIes was conducted based on three generatIOns of constructIOn standards (SNIPS of
1962, 1975, 1989 "Planrung and Development of Settlements Standards of Project
DesIgn") WhICh had the status of Law for the whole governmental constructIOn
complex and remamed unchanged for almost 30 years The growmg mdustnalIzatIOn
and standardIzatIOn of constructIOn together With poor qualIty resulted m SImIlarIty,
monotonous character and unIformIty of development, as well as complete anonymIty
of Image of most RUSSIan cItIes Another result of the Idea of "free planrung" was
"non-structured" land use whIch presents the mam problem m transItion to legal land
use m cIties when solvmg tasks of dIvIsIOn ofmIcro-rayon land mto parcels

However, some dIfferences m constructIOn standards related to coefficIents of
housmg densIty, scale, percentage SIze of reSIdential areas, as well as tendencIes to
transItIOn from "non-structured" development to "partially structured" m the form of
housmg groups and complexes, made It possIble to determme WithIn the framework of
each SNIP generatIOn perIod the follOWing types of development whIch dIffered by
theIr parameters and areas occupIed

-large-scale five-storey mdustnal development of the first generatIOn (C-type)
- large-scale five- and rune-storey development of the second generatIOn (D-

type)
- "complex development" of the thIrd generatIOn (E-type)

The structural element of these zones IS a mIcro-rayon, whose boundarIes are
"red hnes" of arterIal and reSIdential streets Artenal and reSIdentIal streets, accordmg
to planrung and development regulations, should not mtersect mIcro-rayon area The
urnt of planmg dIVISIon of these zones IS the area between major roads mcludmg areas
of several mIcro-rayons, the total area of whIch IS 50-60 hectares

MIcro-rayon area IS a sum of land, mtended for multI-scale reSIdential
constructIOn, and land allocated to prImary publIc servIce enterprIses and mstItutIOns
The total land occupIed by reSIdentIal bUIldmgs represents reSIdential areas of micro
rayons and mclude the followmg elements

- land occupIed by reSIdential bUIldmgs
- access roads and pedestrIan passages leadmg to reSIdential bUIldmgs
- open sItes for temporary parkmg
- green areas, recreatIOn sItes, chIldren play grounds, etc
- sports sItes

DenSIty of development IS determmed by the coeffiCIent of reSIdentIal denSIty
(m square meters of total apartment area per hectare, dependmg on bUIldmg scale)
PrOVISIOn of larger apartment areas and mcrease m populatIOn denSIty per hectare
through mcreasmg bUIldmg scale actually resulted m less effective land use which
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was demonstrated by double reductIOn of the percentage of developed area from 19
% m the development of the first generatIOn to 11 % m the development of the last
generatIOn of mdustnal and resIdential constructIOn

All the three zones are the subject of special attentIOn when future land polIcy
IS developed, both m the sphere of dIVIsIOn of ownership nghts to mumcipal and
pnvate land, and estabhshment of SIze and boundanes of land parcels belongmg to
owners - natural persons and legal entItIes

In general, all these problems are connected With the fact that planmng and
desIgn standards used m the mIcro-rayon planmng, 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 m the
process of subdIvIsIOn, as they are used by resIdents of several houses and "scattered"
m the area This task can be solved by formatIOn of condomimums, on the basIs of the
attached "Methods of establIshmg boundanes and SIze of land parcels for
condommiums whIch are created m the eXIstmg development"

The strategy of development of these zones should mvolve theIr plannmg
structurahzatIOn , more efficIent use of theu chaotIcally developed areas, mstallatIOn
of accessory communIcatIOn lmes m spatIally disorgamzed areas These
commumcatIOn lInes Will be new resIdential streets WIthin legally fixed boundanes 
red hnes, and the umt of the reconstructed area Will be a block havmg the status of a
neIghborhood of real property owners In this case, the process of reconstructIOn,
brought mto lIne WIth the mumcipal program of CIty development, Will be
Implemented by land owners themselves, who would be mterested m more effectIve
use of theIr property Improvement, addItIOnal constructIOn and reconstructIOn

A special problem arIses m connectIOn With B-type development - the first
generatIon of large-scale mdustnal five-storey constructIOn It IS mamly represented
by morally obsolete and not-subject-to-repau bmldmgs located m the most convement
and Improved CIty areas adjacent to the central CIty area ThIS COnflICt of high
potentIal land value and the poor quahty of real property located on It makes It
necessary to bnng land value mime With the value ofbmldmgs That IS why the CIty'S
pnmary attentIOn should be paid to these areas when workmg out the pohcy of CIty
development

2 1 4 Wooden "Estate" ReSidential Districts (F-type)

The last of the CIty zones to be consIdered IS an area of "estate" development (F-type)
The specIfic feature of thIS zone IS that It eXIsts practIcally m all categones of CItIes
and m each constructIOn penod, except for capItal CItIes and a number of major CItIes
where this "estate" development was "squeezed out" by large-scale mdustrIaI
constructIOn Another specIfic feature IS that thIS type of development was histoncallY
formed as a homestead With a detached smgle-famlly house and accessory structures
and was preserved as a development type based on pnvate ownershIp of the bUIldmg
and permanent perpetual use of the land However, when tIme passed, mdividual
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houses were no longer smgle-farmly houses, whIch created certam dIfficulties both m
pnvatizatIOn of the housmg stock of thIs type, and, naturally, m the dIvIsIOn of
property

"Estate" development IS dIfferent by ItS SIze and locatIOn dependmg on ItS SIze
and hIstonc 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 hIstonc 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 mto land parcels (homesteads)
Block SIze (0 6-0 8 hectares) and parcel SIze (600-1,200 square meters) consIderably
vanes dependmg on ItS locatIOn m the CIty and the CIty SIze The types and SIze of
houses also varIed - from a pnvate CIty reSIdence to a country house, as well as dId the
SIze and economIC use of land parcels - from a small garden to a pnvate farm WIth
accessory structures m the yard

Blocks can be mtended for dIfferent functIOnal use - from purely reSIdential to
mIxed uses commercIal-resIdential, mdustnal-residentIaI But regardless of theIr use,
each bmldmg or a group of bmldmgs occupy a hmlted 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 bmldmg scale of 1-2
stones mcludmg attICS or mezzanmes

The prospectIves of development of thIs zone are determIned by the ablhty of
the mumclpahty to raIse the consumer value of thIs enVIronment through
Improvement of engmeenng mfrastructure

Takmg mto account the current trend of transformatIOn of "estate" dlstncts
mto "cottage"dlstncts on the CIty outskirts, we can suggest that the value of thIs land
wIll conSIderably mcrease m th eprocess of land pnvatIzatIOn

The problem of reconstructIOn of such areas IS eVIdently the urgent one for
CIties, where such development occupIes conSIderable areas of potentIally valuable
CIty land, close to CIty center MeanwhIle, It IS a typIcal problem, because m the SOVIet
penod the constructIOn was concentrated mamly on the outskirts of CItIes, WIth no
attentIOn paid to central and adjacent dlstncts Now, when close locatIOn to the CIty
center has dIrect economIC effect on real property value, the necessIty of
reconstructIOn IS eVIdent both for the CIty and mvestors

The first expenence of planmng re-orgamzatIOn of land based on new
prmclples IS descnbed m Part 5
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PART 3 SUBDIVISION AS PART OF PLANNING ACTIVITY

3 1 About subdIvIsIOn of urban land

3 1 1 What IS subdIvIsIOn

SubdIVISIOn m our understandmg IS more closely associated wIth agncultural
actIvItIes However, It IS not true

Land parcels m cItIes used to be "real property" We are gettmg used to thIS
concept of "real property" applIed to a land parcel, and come to understandmg It as an
object of property law

The nght to land can only be Implemented, 1 e can be transferred to somebody
else, only If the parcel boundarIes have been establIshed and regIstered A technIcal
and legal actIOn of establIshment of boundarIes IS called subdIVIsIon - dIVISIOn of land
mto land parcels In accordance With the current law, subdIVIsIon IS a prerogatIve of
land agencIes, the functIOns of whIch mclude preparatIOn of land management
documents, regIstratIOn of a parcel and markmg boundanes on sIte However,
subdIVIsIOn IS not restrIcted to thIS, as formatIOn of a land parcells dIrectly connected
WIth planmng actIvItIes, mcludmg planmng of other constructIOn objects (roads, etc)
Thus, land parcel boundarIes m undeveloped areas are formed when plans for future
development and constructIOn of these areas are made

From the urban plannmg pomt of VIew, the purpose of subdIVIsIOn IS to make a
scheme for dIvISIOn of land mto parcels, whIch enVIsages mstallatlon of all proposed
objects, roads, passes, mfrastructure objects BeSIdes, land parcel SIze Will be
determIned by regulatIOns and standards of the zone WIthIn whIch these parcels WIll
be located

In the eXlstmg development we deal With a real property urnt that already
eXIsts, 1 e a bUIldmg, and here the task of subdIVIsIOn IS restncted to legal regIstratIOn
of a land parcel WhICh actually serves thIs bUIldmg

Thus, the purpose of subdIVIsIOn of undIVIded land WIth respect to planmng
actIVItIes IS to create real property urnts (parcels of land) m order to

- ensure effectIve land use through ratIOnal area planmng, proVIsIon of
Infrastructure, ratIOnal correlatIOn between the developed and vacant land,
denSIty charactenstlcs, as well as permItted ratIO of bUlldmg space to parcel
SIze, whIch are establIshed for correspondmg zones of the CIty

SubdIVISIOn IS also one of the effectIve mechamsms for mvolvmg urban land
mto publIc CIrculatIOn through

- establIshment of legal boundanes of land parcels WIth the purpose to transfer
property nghts (ownershIp, lease and other establIshed by law) to natural
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persons and legal entItles for then use m accordance With all permItted land
use types establIshed for the correspondmg CIty zone,

- regIstratIOn, evaluatIOn, taxatIOn of land

3 1 2 TypIcal Tasks of SubdIVISion

All said above shows that the tasks of and procedures for subdIVIsIOn of vacant land
and subdIVIsIOn m the eXlstmg development are dIfferent

SubdIVIsIOn of vacant land m order to create new development IS a planmng
process based on dIvIsIOn of land mto parcels wIth the purpose of effective plannmg,
as well as formatIOn of "lots" conveyed to pnvate persons

The tasks of subdIVIsIOn m the eXlstmg development are as follows

- to mcrease efficIency of land use through IdentrficatIOn of unused areas 
vacant parcels, dumps, "ownerless" parcels, as well as parcels havmg uses
that are not permItted by zomng regulatIOns - m order to form new real
property unItS (land parcels) and prepare them for future conveyance (sale,
lease), or change of land use type m accordance WIth the reqUIrements of
zonmg regulatIOns (for mstance, m case of removal of enterpnses harmful to
envnonment),
- to proVIde the property nghts to land to pnvate persons m the form of
regIstratIOn of these nghts m case of land pnvatizatIOn or transfer of the nght
of development

SubdIVIsIOn, the result of WhICh are real property umts - land parcels, serves as
a techmcal/legal mstrument for stImulatmg land cnculatIOn, regIstratIOn of nghts to
land and land transactIOns, as well as creatIOn of real property taxatIOn system

313 Land SubdIVISIOn RegulatIons Used ID Foreign Countries

In foreIgn countnes, projects of area development are prepared m accordance With
local laws defimng legal and techmcal norms of then development and
ImplementatIOn In the USA subdIVISIOn regulatIOns determme parameters (standards)
and procedures for area subdIVISIon Land subdIVISIOn regulatIOns descnbe the way of
ensurmg mmlmum publIc safety and mmlmum standards related to SOCial
mfrastructure 0 bJects

Land subdIVISIon regulatIOns, together WIth other urban development
documents, are based on the "polIce" nght of the state to protect health, safety and
well-bemg of ItS CItIzens

The nght of munICIpalIties and countIes to adopt then regulatIOns of land
subdIVISIon IS based on the law of the states whIch lays out general pnnclples of land
subdIVISIOn Local laws, on the baSIS of general pnnclples, contam detaIled procedures
regulatmg these Issues
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Ongmally, these regulatIOns were created for preCIse descnptton of each land
parcel, whIch ensured possIbIlIty of ItS conveyance from one owner to another Even
now thIS IS still the mam purpose of the regulatIOns The regulatIOns descnbe how
land management shall be Implemented and how results of land survey shall be shown
on a land plat m order to prevent dIsputes over land between neIghbors and determme
nghts to the land parcel Apart from Its ongmal functIOn, regulatIOns of land
subdIvIsIon are used to ensure reasonable area planmng They contam detaIled
descnptton of reqUIrements to the form and SIze of land parcels, they regulate access
to mam roads, mlmmum parameters of roads and passes, aVailabIlIty of pavements
and gutters and theIr charactenstIcs, mstallatton of networks, reqUIrements to
mstaliatton of traffic lIghts, Iliummatton of streets and landscapmg Apart from the
tasks of publIc safety, the regulations contnbute to ImplementatIOn of a number of
urban constructIOn and planmng tasks Thus, at present the regulatIOns mclude
ecologIcal and fiscal norms They contam descnptton of measures for preventIOn of
floods on the adJOImng parcels, control over water qUalIty and use of coast-lIne, as
well as reqUIrements to constructIOn of schools, parks, roads Accordmg to the
regulatIOns of some states, developers must finance mstallatton of mfrastructure
facIlIties mcludmg work on broademng the streets and mstallatton of major
engmeenng networks

Thus, land subdIvIsIOn regulatIOns are the sum of legal, planmng and techmcal
norms covenng the followmg Issues

- to ensure the conformIty of new constructIon to the approved plans of area
development,
- to ensure mlmmum standards of lIfe and health safety through creation of
appropnate objects of engmeenng, transport and sOCIal mfrastructure WIth
mlmmum operatIOnal expenses m the subordmate area,
- to ensure the compatibIlIty of new constructIOn With the eXlstmg urban
enVIronment through adequate mstallatton of new objects mto the eXlstmg CIty
mfrastructure and to mImmize negatIve effects of new constructIOn on the
surroundmg enVIronment

Land subdIVIsIOn regulatIOns and zomng regulatIOns are two Important tools
of regulatmg land use processes In theIr general form, regulatIOns of land subdIVIsIon
and zomng regulatIOns (regardless of whether It IS one document or separate ones)
regulate transformatIOn of vacant land mto developed areas and theIr use for housmg,
trade, mdustnal functIOns, etc The mterrelatton between zomng regulatIOns and land
subdIVISIOn regulatIOns IS as follows zomng regulatIOns regulate use of parcels whIch
are formed as a result ofoperatIOn of regulatIOns ofarea development

314 Are Land SubdIVIsIOn RegulatIOns PnncIpally New for RUSSIan PractIce?

The answer to thIS questIOn can be both "yes" and "no"

It IS "yes", If we make comparIson WIth the penod of SOCIalIst urban
development when the legal regIme of CIty land was determmed not on the baSIS of
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laws, but by PDP (Master Plans and PDP) All the proJects, m theIr turn, were
developed on the basIs of all-uruon constructIOn norms and rules (SNIPs) wruch were
developed m a centrahzed way and were desIgnated for apphcatIOn by the state
constructIOn complex and financmg from the state budget The customer, project
desIgner, contractor m one person - the state- buIldmg on the state land, dIctated ItS
terms to the final consumer of the productIOn dlstnbuted - 1 e populatIOn, not taktng
mto account ItS opmIOn related to the produced final product - rangmg from an
apartment to a new CIty, and not entenng mto any relatIOns With regard to land use
and development ConstructIOn norms and standards, on the basIs of wruch the
projects were developed, had a purely technIcal character And though SOCIahst
norms declared ratIonal and economIcal use of CIty land, under condItIons of a smgle
state (whIch means - nobody's) ownershIp to land, as well as under condttIOns of
norms per one average consumer, the CIty land use could not be effectIve ThIS IS the
reason for many CIty problems whIch are to be solved, m partIcular meffectIve use of
land m mIcro-rayons and on temtones of mdustrIal enterprIses , poor quahty of
housmg m potentially valuable CIty areas, ecologIcal problems and others

The answer can be "no" , If we make companson With the pre-revolutIOn
penod of development of RUSSIan CItIes Land subdtvisIOn was the basIS for
regIstratIOn of land ownersrup startmg from the 16th century and tIll 1917 The
matenals of the Arcruve of SubdIVISIon Department show the scope of subdIVISIOn
actIVItIes m RUSSia at that tIme The Arcruve of SubdIVISIon Department, ehmmated
m 1918, had been a place for storage of data on the condItIOn of land property m the
RUSSIan EmpIre for a century and a half The mam functIOn of thIS ArchIve was
documentary regIstratIOn of the nght of pnvate ownersrup of land as the baSIS for the
eXIstmg state order The ArchIve mcluded documents of three subdIvlSlon penods
Ehzavetmskt, General and SpeCial The General subdIVISIon, the baSIC pnncipies of
whIch were developed by the CommISSIOn for Government SubdIVISIOn, started m
1765 In the first quarter of the 19th century, over 400 plans and subdIVISIon books
were regIstered m the ArchIve annually The Arcruve also mcluded general dIstrIct
plans, large maps and regIOn and dIstrIct maps In late 1830 the government
organIzed and conducted SpeCIal subdIVISIon With the aSSIstance of elected
"dvonanskt" bodIes Thls subdIVISIOn mvolved the area of 165 mIlhon hectares At
the end of 1860 the SubdIVISIon Department Issued 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 m the ArchIve

The eXIstence of pnvate ownershIp to land determmed the legal status of CIty
land as real property WIth respect to whIch the estabhshed legal norms of use and
development eXIsted Land parcels were the subjects of property law and were
mvolved mto the economIC turn-over With all accompanymg consequences Any
dIsputes relatmg to land boundanes were solved by court (subdIVIsIon dIsputes)
RelatIOns between all the partIclpamts of constructIOn actIVIty were regulated by the
law - ConstructIOn Charter and mandatory resolutIOns of the CIty Duma (for CItIes
wruch adopted CIty ProvlSlons) The law estabhshed procedures for development,
approval and alteratIOn of the CIty plans, parameters of the street mmimum WIdth,
procedures for coordmatIOn of pnvate constructIOn, reqUIrements to pubhc and
governmental bUIldmgs The law also contamed proVISIOns regulatmg the land of
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common use and provlSlons of the "neIghbor (pnvate) law" relatmg to owners of
adjacent land (what can and can not be buIld on a land parcel) The law was
addressed to all categones of land owners and contamed grounds for court declSlon
makmg m case of dIsputes

After abolItIOn of pnvate ownershIp to real property m 1917, land parcels lost
the status of objects of property law and were transformed Into parcels servIng the
bUIldmgs located on them Norms of theIr SIze were establIshed and land surpluses
were WIthdrawn Startmg from 30s , the state was conductmg a consequent polIcy of
use of CIty land accordmg to targeted use Orgamzatton of thIS planned consequent
use was reflected m planmng and development projects of CItIes whIch were
approved by government agencIes

The mam documents on urban land use were regulatory "acts" for urban
plannmg and development In partIcular, the mam land use regulatory act was the
CIty Master Plan A notIOn of land management appeared The specIfics of thIs
management IS that Its mam startmg pomt IS planmng of settlements, In accordance
WIth whIch land allocatIOn, takmg and regIstratIOn IS Implemented ThIs, regulatory
"acts" regulatmg planmng and development, became the only documents that
establIshed a legal regIme of urban land, havmg excluded the concept of subdIvIsIOn
as harmful and useless

32 What IS the Process of Land SubdIvIsIOn?

3 2 1 Answers to Some QuestIons

Land parcel IS a area of a certam SIze haVIng ItS boundarIes HereWIth a natural
questIOn anses who, m what order and accordIng to what cntena establIshes
boundarIes and SIze of land parcels

"On what baSIS"

On thIs stage the mam owner of urban land IS the CIty admillistratton Therefore, the
CIty, represented by ItS bodIes, has the nghts of land use plannmg and land dISPOSal
The reason for subdIvIsIon can be a regulatory legal act adopted by the CIty
communIty and contammg regulatIons and norms of subdIvIsIOn whIch regulate
millimum reqUIred SIze of land parcels In the correspondmg CIty zones, rules of
establIshment of parcel boundanes, reqUIred SIze of passages and accesses, rules for
establIshment of servItudes, etc

For subdIVISIOn purposes It IS also necessary to have a conceptual plan of CIty
development and the rules accordmg to whIch tills plan WIll be Implemented - "Land
Use and Development RegulatIOns" Zonmg standards, that determme parameters of
parcels m 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 contams matenals descnbmg methods of land subdIvIsIOn m the
eXlstmg development and m undeveloped areas The methods of land subdIvIsIOn m
the eXlstmg development are presented m p 3 2 4

Methods of subdIVISIon of undeveloped land, based on zomng standards, are
presented m Part 4 of thIs manual

"Who can be the Initiator of subdivIsion and In what cases?"

Land subdIvIsIOn can be conducted on the CIty'S ImtIatIve when prepanng land parcels
to be transferred to developers on newly developed terntones, when re-planmng the
already developed terntones WIth the purpose of a more effectIve use, as well as when
makmg mventory of CIty land The CIty has the nght to orgamze development of a
planmng /subdlvlslon project on the baSIS of competItIon

The mitIator of subdIvIsIOn can be a developer who IS mterested m
development of a land subdIvIsIon plan for future development

SubdIvISIOn can be Implemented on the ImtratIve of legal entItIes and natural
persons m cases of dIvIsIOn or merge of occupIed land parcels, allocatIOn of parcels
from undIvIded land stock (resIdentIal terntones), formatIOn of condomimums,
determmatIOn of land boundanes, pnvatizatIOn of land beneath enterpnses, and m
other cases establIshed by legIslatIOn and m the order stIpulated by the ResolutIOn No
105 of the RF Government "On the Order of EstablIshment of Land Use Boundanes
m 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, Ie
havmg establIshed boundarIes m accordance wIth the SIze reqUired for theIr
appropnate type of use (functIOn)

FormatIOn of land parcels as real property objects m general has three
components planmng (project of boundarIes ), object regIstratIOn, regIstratIOn of
property nght to the object (regIstratIOn ofnghts)

Withm the framework of thIS manual we consIder the first component 
planmng - as well as procedures related to It, norms and parameters on whIch a
subdIVISIOn plan IS based

Tills plannmg and deSIgn component (1 e development of
planmng/subdivislOn proJects) can mclude one or two development stages, dependmg
on whether It IS connected WIth layout of streets and roads or It IS dealIng only WIth
planmng the parcels boundanes on the land already planned and dIVIded by roads

In general, the planmng stage mcludes
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- creatIOn of area development plans, 1 e plans of dIvIsIon of the area mto
structural urnts (mIcro-rayons, blocks) m accordance WIth the zonmg
regulatIOns and constructIOn standards, layout of streets and engmeenng
networks,

- creatIOn of a land subdIvIsIOn plan, 1 e plan of dIvIdmg a structural umt
(mIcro-rayon, block) mto land parcels accordmg to functIonal use of the zone
m whIch thIs structural urnt IS located and accordmg to real property
parameters permItted m thIs zone (zomng standards)

Planmng and subdIvISIOn can be Implemented WIthIn the framework of a
smgle project, dependmg on the SIze of the land to be subdIvIded The project must be
dIscussed at publIc hearmgs before ItS final approval, regardless of how It IS
developed and who finances It

3 2 2 Approval of a SubdiVISIOn Plan m the USA

Usually, land subdIVISIOn approval procedures mclude the three follOWIng stages

- mtervIew, pnor to offiCIal SUbmISSIOn of applIcatIOn for land subdIVISIon
(usually hereWIth a scheme of land subdIVISIOn IS proVIded),
- prelImmary conSIderatIOn of the scheme ofland subdIVISIOn,
- final approval of the scheme of land subdIVISIon The scheme of land
subdIVISIOn can be determmed as plan of land subdIVISIOn, defimng locatIOn
and boundarIes of streets and passages, speCIfic land parcels (lots) and other
mformatIOn on the area

SometImes, there IS a dIstmctIOn between "major" and "mmor' land
subdIVISIon dependmg on the number of parcels bemg formed WIth respect to
RUSSIan practIce, they are represented by the scheme of planmng and the scheme of
subdIVISIon, as "major" subdIVISIon mcludes (beSIdes dIVISIOn mto parcels) the lay
out of new streets, extenSIOn of CIty engmeenng and transport networks or
constructIOn of SOCIal and cultural objects

The process of coordmatIOn of "mmor" subdIVISIon IS SImpler It may conSIst
of only one stage, If a newly developed land IS subdIVIded

The baSIC oblIgatIOns and authonty of the mam partICIpants of the procedure
m general mclude

- developer (subdIVIder or developer) - goes through all three stages of
coordmatIOn stIpulated by the procedure and proVIdes all reqUIred mformatIOn
(scheme, proJect),
- technIcal staff of the archItecture-planmng department prOVIdes the developer
WIth mformatIOn on CIty development and aSSIsts the plannmg commISSIOn m
conSIderatIOn and evaluatIOn of the proposed land subdIVISIon proJect,
- the planmng commISSIOn conSIders the subdIVISIon project and recommends
the representatIve body on ItS approval or dIsapproval,
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- the representatIve body officIally approves (or dIsapproves) the scheme of
land subdIvIsIon

3 2 3 TransformatIOn of the eXlstmg procedure for approval of a subdivIsIOn
project m RUSSian practice

The procedure for coOrdInatIOn of the scheme of land subdIvIsIOn of the USA
has three sIgmficant dIfferences compared to our practIce

- the procedure IS based on regulatIOn of relatIOns between developers and the
CIty, whIle In our practIce projects ofplanmng are made, as a rule, by the CIty
order (request),
- open character of the procedure, 1 e oblIgatory presentatIOn of the proposed
scheme at publIc heanngs (In our practIce PDP IS a secret document),
- final declSlon on the scheme approval IS made by an elected body- planmng
commISSIOn or CIty councIl - 1 e persons representIng publIc Interests (here
approval of PDPs always used to be the authonty of the executIve body 
archItecture agency)

What transformatIOn IS necessary for the procedure for coOrdInatIOn and
approval of the project ofplanmng/subdIvlSlon?

EVIdently, the transformatIOn IS dealIng, first of all, With ItS publICIty, as well
as With partIcIpatIOn of all persons Interested, startIng from eXIstIng land users and up
to representatIves of the CIty Interests when makIng final declSlons

If the CIty has already adopted Land Use and Development RegulatIOns, and
created a planmng commISSIOn (or zomng commISSIon), then the scheme of relatIOns
between developers and the CIty can be three-staged as well, and WIll look as follows

I Developer submIts an applIcatIOn for constructIOn (development) With
SImultaneous submIssIOn of a concept or scheme of the planmng/subdivision project,
the scheme IS dIscussed by the archItecture department, land commIttee, commISSIOn
from the POInt of VIew of ItS complIance With plannIng norms and subdIVISIOn
regulatIOns The commISSIon dIscusses WIth the developer the prelImInary terms of
land development IncludIng oblIgatIOn to reserve the land parcel for the penod of
project development, and prOVIdes the developer With all necessary ImtIal
InformatIOn and explanatIOn of coOrdInatIOn procedures

2 The developer submIts the mtermedIate verSIOn of the project to the
planmng commISSIOn The commISSIOn (or bodIes authonzed) conSIders the scheme
from the pomt of VIew of ItS complIance With all terms dIscussed above, regulatIOns of
subdIVISIOn, techmcal norms and standards and, m case It IS agreed, the CIty and the
developer SIgn an agreement on development of thIs land as well as on transfer of the
nght to conduct negotIatIOns on the terms of compensatIOn With Investors (or eXIstIng
land users), to the developer
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3 Then the developer submIts the final scheme to the commISSIOn whIch
organIzes publIc heanngs on the project JudgIng by the results of publIc heanngs and
takIng Into consIderatIOn opimon of experts, the commISSIOn prepares a decISIOn on
the approval (dIsapproval) of the planmng/subdIvlSlon project The deCISIOn of the
commISSIOn IS approved by the mayor's resolutIOn (or the CIty Duma In CIties whIch
have no such a commISSIOn, or If It IS not an elected body)

The approved project IS regIstered In the prescnbed manner

The approved project can be the baSIS for

- makIng declSlon by the CIty on land reservatIOn for layout of roads, land
parcels for SOCial Infrastructure objects,
- makIng decIsIOns by the CIty on land takIng, Indlcatmg the begmnmg of the
procedure for land expropnatIOn (takmg) and procedures of paymg
compensatIOn With publIcatIOn of thIs declSlon m local press and mformmg all
land users whose mterests are mvolved

An example of the procedure for coordmatIOn of projects of
planmng/subdIvlSlon m cases when the CIty ImtIates theIr development are the "Land
Use and Development RegulatIOns of the CIty ofTver"
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PART 4 ZONING STANDARDS

4 1 METHODS OF AND APPROACHES TO ESTABLISHMENT OF
ZONING STANDARDS

Zomng standards are charactenzed by general reqUIrements for types of real property
use and development parameters of land parcels located m thIs zone, 1 e the
combmatIOn of quantItative and quahtative cntena Though m the context of
subdIvlSlon, we are more mterested m quahtative cntena, m thIs manual It would be
useful to consIder basIc quahtatIve cntena whIch dIrectly mfluence parcel parameters

The mam quahtatIve cntenon IS the degree of compatibIlIty of types of real
property use from the posItion of" no damage" to the mam type of activIty In thIs
manual we mostly consIder resIdential zones, 1 e those CIty dIStnCtS where resIdentIal
development prevmls Therefore, when we mentIOn the mam type of actIvIty, we
mean that the standard of hvmg shall be ensured, no damage shall be caused to the
CItizens' health and welfare as well as to the resIdential envIronment m general

In the US practice, the standards of resIdential zones are based on the cntena
of safety and comfort whIch correspond to the property quahficatIOn and mcome of
owners and lessees of real property located m these zones The result of this IS the
eXIstence of consIderable dIfferences m reqUIrements to development of land parcels
and to the SIze of these parcels even m the case If we speak about one and the same
typologIcal urnt, such as a smgle-famIly house Thus, m resIdential zones occupIed
by such houses, dIfferent bUIldmg parameters may eXIst, and SIze of land parcels may
vary a lot Zomng standards, as a rule, dIffer by the hst of permItted types of land use
Accordmg to the USA tradItIOns, locatIOn of schools and other objects that may be a
source of nOIse or other mconvemences, m resIdentIal zones IS not acceptable, but the
availabIhty of sport and recreatIOn facIhties (tenms courts, sWImmmg pools, etc) IS
highly estimated

Zomng standards are dIrectly connected wIth real property costs - the hIgher
the standards, the higher real property value IS Usually, a "high" standard of a
resIdential zone IS charactenzed by low densIty of development , large open spaces,
low coeffiCIent of the developed area And, VIce versa, a "low" standard of a
resIdential zone - by high development densIties and sometimes, eXIstence of
mcompatIble types of land use

It IS clear that the hIgh standard IS more expensIve than the low one But even
withm 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 m the neIghborhood, understandmg that they do not have to spent
money on dmly transportatIon of theIr chIldren to school A change of zomng
standards may result m the change of real property value m this area The value and
standard of zones greatly depend on the locatIOn of adJommg zone of another type - a
commercial or mdustnal one If an mdustnal enterpnse IS bemg constructed close to a
resIdentIal zone, the real property value and qualItatIve standard of the latter Will
sharply decrease That IS why such neIghborhood IS not allowed under zomng
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regulatIOns And VIce versa, a change of undesIred adjoInIng type of use may cause
Increase In the value of real property and Improvement ofzone standard

Another qualItatIve cntenon of the resIdentIal zone standard IS ItS close
locatIOn to center The concept of a "hIgh" lIVIng standard In the CIty center IS
dIfferent from the hIgh standards In the CIty suburbs It IS clear that lIVIng In a sIngle
famIly house In the center of a large CIty IS very expenSIve, and the cntena
determInIng the hIgh standard of the suburbs (low denSIty of development, "pnvate"
lIfe style) are not compatIble wIth the CIty nOIse, IntenSIve transport and defiCIt of
vacant space It IS eVIdent, that the standard of reSIdential zones m the CIty center IS
based on other cntena, such as close locatIOn to place of employment, to
entertaInment and sport faCIlItIes, and the parameters of real property are onented 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 zomng standards are made of senes of compromIses
between needs and opportunItIes, between the deSIre to ensure maxImum comfort
WIth low cost and the necessIty to take Into conSIderatIOn the restnctIOns Imposed by
publIc Interests That IS why zomng standards always reflect the balance of Interests of
the publIc and Interests of an IndIVIdual person With regard to real property owned by
them

ThIS standard, expressed In the form of regulatIOns of real property use In thIs
zone, adopted by local communIty, becomes the law whIch IS mandatory to all That IS
how zomng works In the USA

Is thIs concept of "zone standard" Important for RUSSIan condItIons? Yes, It IS
as Important as the concept of "zomng", because zones must be establIshed based on
the standards approved for them AchIevement of these standards becomes the
purpose of urban development

ObVIOusly, It IS too early to speak about development of final standards for
reSIdential zones But the analySIS of housmg market and the first expenence of
development based on tenders conducted In a number of CItIes, show that we already
have some cntena for development of zonIng standards The analySIS of development
types In RUSSIan CItIes, presented In SectIOn 2, shows that typologIcal charactenstics
are rather dIfferent But can we conSIder them as standards? The answer IS "no"
Except for the "old CIty" they reflect the system of SOCIalISt land use, not takIng mto
account the factor of land value In recent years, m the areas where real property
market eXIsts, the development IS beIng transformed rapIdly and It IS only now that
these areas come to a certam standard ThIs IS expressed m the mcreased densIty,
hIgher scale of bUIldmgs and qUalIty of development m the central busmess and
commerCIal zones of major CItIes, appearance of zones of commerCIal actIVIty near
transport centers Hazardous constructIon "boom" causes sharp changes m the Image
of close suburbs and transforms small VIllages mto areas of expenSIve cottage houses
(VIllas) In relatively new dIstncts the factor of land value shows the problem of
Imbalance between low-qualIty paneled reSIdential bUIldmgs and potentially hIgh
value of land occupIed by them The same Imbalance can be seen m large polluted
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areas occupIed by mdustnal enterpnses, willIe they are more sUitable for resIdential
development The process of transformatIOn IS only begmmng here and we can speak
about zomng standards only With regard to a very dIStant future

Another reason for establIshment of zomng standards IS a growmg number of
personal cars The state of parlang lots IS really poor, there are a lot of unauthonzed
parlang lots m resIdential areas

Thus, the qualItative zomng standards are dIrectly connected wIth theIr
qualItatIve charactenstlcs The absence of flexIble connectIOn between constructIOn
norms and standards and a varIety of opportunitIes for creatIOn of a illgh-level
reSIdential envIronment IS the reason for the fact that many SNIP standards do not
conform to rapId changes m 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 zomng standards

The expenence of developmg "Land Use and Development RegulatIOns" for
some CIties, and m partIcular, for Novgorod and Tver, as well as the analysIs of
plannmg projects for several SItes m these CIties resulted m creatIOn of some
approaches to establIshment of zomng standards, and showed connectIOn between
theIr qualItative and quantItative charactenstlcs As m thIS manual we speak mainly of
reSIdential zones, we shall consIder quantItatIve cntena shOWing dIfferences between
zones These cntena mclude

- denSIty of reSIdential development
- mlmmum SIze of land parcels
- mtenslty ofland use, etc

4 1 1 Methods of Regulatmg DenSity of ReSidential Development

The baSIC quantItative cntenon of the qualIty of CIty envIronment IS an
mtegrated concept of "densIty" willch IS expressed m dIfferent unItS denSIty of
populatIOn, denSIty of housmg stock, denSIty of dwellmg urnts per area urnt, etc All
these parameters are mterconnected and charactenze the number of people or total
bUIldmg area per land unIt DenSIty IS one of the most Important regulators of land use
and establIshment of standards Under market condItions It IS Important that tills
charactenstIc shall be applIed not only to functIOnal elements of the CIty (mIcro-rayon,
etc) as It IS done m SNIPS, but also each land parcel allocated for development In the
framework of reSIdential areas WIth one and the same denSIty charactenstIc It IS
possIble to buIld, for mstance, cottages on large parcels that would occupy the whole
area or townhouses on small parcels that would leave vacant space for mim-park,
satellIte parkmg or a tennIS court In foreIgn practIce, together With denSIty
charactenstlcs of reSIdential areas (for mstance denSIty of dwelhng urnts per hectare),
there eXIst denSIty charactenstlcs for separate land parcels (for mstance, FAR, OSR)
m accordance WIth zomng standards Table 4 1 1
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DenSIty of resIdential development can be regulated by dIfferent means In tills
manual we consIder only those willch are dIrectly connected With the tasks of
subdIvIsIon, 1 e With determmatIOn of parcel area

RestrictIOn of mmlmum parcel sIZe ThIs reqUirement regulates densIty m
zones of smgle-famlly and townhouses Tills standard means that m creatIOn of land
parcels theIr SIze may not be less than the one estabhshed by Zonmg RegulatIOns
MInImum parcel SIze IS estabhshed , as a rule, for all permItted types of real property
use m these reSIdential areas kmdergartens, schools, mlill-parks and other elements
MInImum parcel SIze may be adopted as the baSIC cntenon for claSSIficatIOn of
reSIdential zones For mstance, m the USA there eXIst recommendatIOns accordmg to
whIch reSIdential zones are dIVIded Into R-40, R-15, R-ll, R-7, R-3, where numbers
denote mInImum parcel SIze m tills zone However, mlillffium parcel SIze IS not
eqUivalent to denSIty of reSIdential development, because first, the actual parcel area
IS connected With ItS topography and configuratIOn (shape) and, second, m the same
Amencan practice, for mstance, a substantial portIOn (usually 10 to 20 percent) of a
parcel may be consumed by street nghts-of-way BeSIdes, It IS ImpoSSIble to know
how many smgle-famlly parcels can actually be created out of a parcel of a gIven SIze
untIl suffiCIent planmng work has been done to sketch out road locatIOns and potential
parcel configuratIOns

We should mentIOn that usmg only the standard of parcel SIze (as It IS done m
SNIP), It may occur that bUIldmg SIze may become disproportIOnally large m
companson WIth parcel SIze, what we can already see m modem ehte cottage VIllages
Here we come to the conclUSIOn that It IS necessary to estabhsh standards both for
phySIcal and relative parameters of development

RestrictIOn of the ratio of the buddmg area to the parcel area

Tills method regulates actual denSIty more accurately, but It IS less eVIdent for
consumers The parameters charactenzmg the ratio of the bUIldmg area to the parcel
area make It pOSSIble for developer to determme how many "square meters" he WIll be
able to "buIld" on thIS parcel so that It would comply With the zone standard

Dependmg on the method of calculatmg the bUIldmg area, tills ratio may be
expressed by the followmg charactenstIcs

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

coeffiCient of the mtensIty of use of the parcel area - ratIO of total apartment
area or usable pubhc bmldmg area to the parcel area,

FAR (used m the USA) - ratio of the total floor area of all bmldmgs located on
a parcel to the parcel area,

OSR (used m the USA) - ratIO of the vacant area to the total floor area of all
bmldmgs located on the parcel

These charactenstIcs regulate bUIldmg parameters and the SIze of the vacant
space and the "occupIed" space on the parcel
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Dependence of the bUIldmg area on the parcel SIze wIll be analyzed m SectlOn
4 1 2 1

4 1 2 Prmclples of Estabhshmg Parcel Parameters

4 1 2 1 Parcel Area

It IS necessary to dIstmgUIsh between components that form the mimmum SIze
of mdividual parcels for onel two-apartment townhouses or parcels that are commonly
used by resIdents of multI-apartment resIdential houses Thus, for a smgle-faml1y
house or a block-apartment, the mmimum parcel SIze IS determmed by the SIze of the
house Itself and the reqUIred setbacks RecommendatlOns for parcel SIze for smgle
and two-apartment detached houses and townhouses are shown m SNIP 2 07 01 
89 Attachment 3*

In the case of a multI-apartment house, a questlOn arises - what should be the
parcel SIze should be and whIch mimmum area should be consIdered necessary for
resIdents WIthm the boundanes of a land holdmg? ThIs Issue, whIch IS new for our
practIce, first arose m connectlOn wIth the formatlOn of condomimums See AppendIx
to Volume I

The most sUItable SIze of the area adJommg a bUIldmg can be determmed by
use of a parametnc charactenstic of development - "coefficIent of closeness" It IS
based on mcluslOn of the follOWing elements of reSIdentIal area m the parcel area

- passages and pedestnan roads to reSIdentIal bUIldmgs,
- protectIve green stnps,
- play grounds for chIldren,
- recreatlOn facl1ItIes for adults,
- accessory sItes,
- sport grounds,
- open sItes for temporary parkmg

However, m reahty It IS ImpossIble to draw all the parcel boundaries m a
rectangular form, because dIfferent areas for dIrect use by reSIdents are located WIthIn
dIfferent dIstance to the buddmg Windows, for mstance, chl1dren playgrounds (0 7 m2

I person) must be located mimmum 12 meters from the bUIldmg Windows, sport
grounds for adults (0 1 m2 I person) - 10 meters, accessory SItes (0 1 m2 I person) - 20
meters, parkmg lot (0 8 m2 I person) - 10-15 meters In real lIfe m zones of multI
apartment bUIldmgs, a functlOnal/plannmg urnt of the area IS not a smgle bUIldmg
parcel, but an area occupIed by a group of reSIdentIal bUIldmgs That IS why we speak
about an area and boundanes of a "model" parcel and about a "model" share of each
dweller m the parcel area

We could determme more preCIsely only the boundanes of the mimmum
reqUIred area whIch IS used for mamtenance of the bUIldmg and mcludes only the land
occupIed by the bUIldmgs and transport access area (based on fire-protectlOn
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standards) Accordmgly, on a subdIvIsIon plan we should show boundanes of the
mmimum reqUIred area and boundanes of land owned by resIdents of a group of
bUIldmgs

The mmimum parcel area mcludes only mlmmum development area that
corresponds to the bmldmg type, and the mimmum area wmch provIdes access to thIS
bmldmg (accordmg to fire-protectIOn standards) The recommended parcel area IS
determmed based on the average consIderatIOns about good resIdential enVIronment
That IS why, parcel area can always be reduced dependmg on these "average"
consIderatIOns under local condItions and reqmrements

Example let us take a 6-sectIOn house for 120 apartments that IS typIcal of the
5-storey development The bmldmg area of tms house IS 1,152 square meters, total
apartment area - 4,493 square meters The recommended denSIty charactenstics are

- maxImum coefficIent of mtensity of land use - I 2
- mmimum share per square meter of the total apartment area - 0 8
- maximum percentage of development - 31

Based on these charactenstIcs, the area of a sample parcel IS 3,594 square
meters

Let us now calculate the mimmum reqmred parcel area, based on the house
dImensIOns and fire protectIOn standards The mlffimum parcel wIdth mcludes the
bmldmg wIdth (12 meters), mimmum dIstance to the passage on the entrance sIde (5
meters) and the ffilmmum passage wIdth (5 5 meters) and equals 22 5 meters The
mlffimum parcel length mcludes the bmldmg length (96 meters) and the sum of sIde
setbacks (6 meters) and equals 102 meters Thus, the mimmum parcel area, reqmred
for mamtenance of the bmldmg, equals 1 295 square meters The rest of the parcel
area equals 1 299 square meters and compnses the area of pubhc use The SIze of thIS
area can be changed accordmg to local condItions and reqUIrements

4 1 2 2 Parcel ProportIOns

Based on the results of the research studIes devoted to a complex of reSIdential
houses and pubhshed m specIal edItions on spatIal structure of development, we
recommend that the ratIO of the parcellenth to the parcel WIdth should be from I to 3
Below are the typIcal proportIOns of parcels m the development of dIfferent types
(smgle-famlly houses, townhouses and sectIOnal houses)

Parcels for smgle-famlly 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 engmeenng network can be reduced If the parcel area IS suffiCIent, the
parcel With the above mentIOned proportIOns can be dIVIded The parcel a square form
should be dIVided along ItS Width, and the parcel of a rectangular form - along ItS
depth There should be appropnate bUIldmg setbacks from the parcel boundanes 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 pomted out above, the
proportIOns are related to the mternal 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 accordmg to the general laws of a spatIal
structure

4 1 2 3 BuIldmg Setbacks

Mmlmum parcel SIze mcludes mInImum development area and mInImum
buIldmg setback area (heremafter - BS) That IS why the development of pnnclples of
establIshIng BS IS dIrectly connected WIth the tasks of subdIVISIon In the US practIce,
BS are dIVIded mto front, sIde and rear These terms are also accepted m the "Land
Use and Development RegulatIOns" adopted for some CItIes

Front BS - as a rule, comclde wIth bUIldmg setback from the red lme, because
m RUSSIan practIce the front parcel boundary usually comcldes WIth the red lme

Side and Rear BS . are connected WIth the neceSSIty to proVIde IllummatIOn,
fire-related excavatIOn, access to the rear yard ofa parcel

In RUSSIan regulatory system the concept of setback from boundary lme does
not eXIst (except for accessory structures m the estate-type development), because m a
micro-rayon there IS no concept of "boundanes of a reSIdentIal bUIldmg parcel" There
eXIst only parameters of dIstance between reSIdentIal bUIldmgs based on fire
protectIOn and msolatIOn reqUIrements And the InsolatIon reqwrements 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 mcluded mto urban development
regulatory documents, we can see theIr dependence on the type and scale of bwldmgs
and on local condItIOns of constructIOn (reconstructIOn or a vacant area, zone type,
etc)

In the Amencan ZOnIng regulatIOns the BS reqUIrements are dIfferentIated
accordmg to zones In zones WIth the same bUIldmg scale, If a larger denSIty of
development IS reqUIred, then setbacks and dIstances between bUIldmgs are reduced
RUSSIan urban development regulatIons do not contam such approach, because the
standards are based on the bUIldmg scale, whIch, naturally, adversely affects the
mtenslty of land use Thus, such a dIfferentIatIOn WIthIn the framework of one-scale
development should be mtroduced m local (RUSSIan) standards

BeSIdes, It IS necessary to dIstmgUIsh between pnncIples of settmg BS for
dIfferent types of parcels

IndIvIdual parcels Mmlmum mdlvldual parcel SIze m the area of smgle-famIly
or townhouses IS compIled of the mInImum development area and the mInImUm BS
area As a land parcellS desIgnated for use by one famIly, ItS setbacks are determmed
by reqUIrements to Isolate the famIly household and, at the same tIme, to prOVIde
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transport access to mam and accessory bmldmgs The front BS IS regulated by local
tradItIOns, the sIde and rear BS - by fire-protectIOn and urban development standards
and reqUIrements

The SIze of mmimum SIde BS IS connected WIth the type of development In
the estate-type development WIth a well developed rear yard It IS necessary to prOVIde
access to It and a mmimum SIde BS of 5 meters In the smgle-famIly house areas With
no accessory structures m the rear yard It IS pOSSIble to proVIde only a pedestnan
passage (WIdth - 1 meter) whIch together With the bUIldmg border Will constItute a
mmimum SIde BS of 2 meters In town-house development the SIde parcel boundanes
comcide WIth the axIS of mter-apartment walls and, correspondmgly, the SIde BS for
ordmary blocks are equal to zero, and for the outSIde block - the BS IS establIshed m
accordance WIth fire-protectIOn standard dIstance between the SIde parts of bmldmgs

Parcels whIch are commonly used In the regulatIOns for multI-scale sectIOnal
bUIldmgs It IS effiCIent to establIsh only the front BS which can be dIfferentiated, for
mstance, m accordance With street claSSIficatIOn, onentatIOn of entrances to bUIldmgs
Thus, m the development standards ofNew York, the front BS for a broad street IS 25
meters, for a narrow street - 4 5 meters Accordmg to RUSSIan urban constructIOn
standards, a house may be located along the red lme But m realIty, the mmimum
front setback IS 6 meters We belIeve that If there are entrances to the house from the
front facade, It IS deSIrable to prOVIde addItional local access (pnvate road) withm the
boundanes of the front parcel Then the front BS WIll mclude the dIstance between the
bUIldmg wall and the edge of the access road, whIch constItutes 5 meters for bmldmgs
Up to IO-storey or 8 meters for bUIldmgs over 10-storey (SNIP 2 07 01-89 - AppendIX
1) and the standard pass WIdth of 55 meters (the same SNIP) Altogether 10 5 meters
(bUIldmgs up to to-storey) or 13 5 meters (bmldmgs over lO-storey)

The same parameters may be recommended as mIIDmum rear BS , because m
RUSSIan practice, entrances to houses are located, as a rule, on the rear (yard) SIde

For example, bmldmg setbacks recommended m the USA are shown m Table
4 1 2 Here the SIde and rear BS are the same In some regulatIOns dIfferent front and
SIde BS standards are establIshed

The nght-of-way setbacks for SIgns are two times less, from the street axIS hne
- 1 5 times less, from the parcel boundanes - the same

413 Parkmg

ParkIng mcludes areas deSignated for temporary storage of cars Parkmg lot
Size must be fleXibly correlated With the denSity of development In each City there are
busmess areas where bUildmgs are located on small parcels With a relatively small
parkIng space ParkIng space may become msufficient if the bUildmg functIOn has
changed (for mstance if a small shop was transformed mto a restaurant) If no parkmg
can be proVided on the parcel, other parkmg lots may be proVIded on the adJoIIDng
parcels Such places are called satelhte disproportIOnallys The dIstance between
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satelhte parkmg lots and the mam entrance to the bUlldmg IS establIshed accordmg to
SNIP 2 07 01-89

All zorung dIstncts, except for the over-dense central busmess dIStnCt, must
be prOVIded wIth enough parkmg space for the number of cars wmch get mto m the
area The purpose of thIS manual IS to show approXImate standards whIch should be
mtroduced takmg mto account real hfe OpportunItIes The necessIty of estabhshment
of local standards IS caused by the fact that m SNIP the hst of land uses, for wmch
parkmg space IS reqUIred, IS extremely restncted, and the Issue of provIdmg parkmg
space IS very Important now

In reSIdential areas, accordmg to SNIP, It IS adVIsable to prOVIde open parkmg
space for temporary storage of cars based on the 25% of mdividual car fleet The
SNIP parkmg standard IS 08 m2 per person As there IS no mformatIOn m SNIP
concermng parkmg space for VISItors, we can propose that It IS mcluded m the above
mentIOned standard Moscow parkmg standards for VISItors are 25 car-SItes per 1
thousand reSIdents

We'll try to compare thIS standard WIth Amencan parkmg standards FIrst of
all, It IS necessary to use the same urut of measurement In Amencan practIce the
standard of a number of car-spaces per a dwellmg urut IS used Proceedmg from the
fact that "one parkmg lot area IS no less than 225m2

, and If the parkmg lot ad]oms
the dnve-way of streets or roads - no less than 18 m2 per car", accordmg to SNIP the
standard IS 0 04 car-space per person If we take an average famIly of 4 people
(analogous to Amencan standards), It IS 0 16 car-space per a dwellmg urut It IS 6
tImes less than the Amencan standard POSSIbly, If we add tills number to RUSSIan
standards, we'll get the reqUIred mirumum parkmg standard m reSIdential
development - 0 26 car-space

Thus, the RUSSIan standard should be mcreased at least by 2 5 Due to the fact
that m RUSSIan regulatory documents thIS Issue of establIsmng parkmg standards has
not been worked out yet, we shall prOVIde parkmg standards adopted m the USA for
dIfferent types of land use m companson WIth analogous RUSSIan standards (See
Table 4 1 3) Takmg mto account that the condItIOn of car fleet IS dIfferent m dIfferent
CItIes, the parkmg standards should be regulated only by local agenCIes

The parkmg Issue IS most cntIcal for the central CIty area In some US
regIOns, local authonties try to regulate land use m such a way that large mstitutIOns
requmng large amounts of parkmg space can not be located m hIgh-densIty areas

In the pre-revolutIOn RUSSIa, pavements m front of the bUIldmgs must be
repaIred at the expense of the bUIldmg owners Returnmg to our problems, one of the
pOSSIble solutIOns could be allocatIOn of the pavement area to the buI1dmg owners for
lease If the pavement area IS enough for parkmg and pedestnan access Tms approach
WIll mostly touch upon the owners of shops or other mstltutIOns wmch are located on
the first floor and for wmch parkIng space IS reqUIred
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Parktng lot SIze, the reqUIred Width of passages, access to parktng space and
the type of coverage are determmed m accordance wIth the standards 01-89 "Car
Mamtenance Enterpnses"
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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 Descnp- sq m
tlon

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
comolex

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
comolex
1-2 apt 158 0,9 112
townhouse

R41NFILL 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

R51NFILL medium 1-2 apt 353 1,65
density detached

complex 158 1 65
other 158 1,65

R6 high multl- 23 243 27,5 over 440
density appartm

R6A multl- 21 3 480
appartm

R7-1 multl- 19 3,44 15,5 520-565
aoortm

R7A multl- 16 4,0 645
appartm

R70 multl- 12,5 5,0 807,5
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appartm
R8 multl- 5,5-4,0 6,02 737,5-

appartm 967,9
R9 develop- multl- 10 7,52 968-1062

ment of appartm
main

R9A streets and multl- 9,0 7,52 1112
avenues appartm
with higher

R9X density multl- 8,0 9,0 1238
appartm

R10 highest multl- 5,8 10,0 up to 1750
density appartm (12,0

maxim for
residential
developm)

R10A multl- 7,0 10,0 1452
apprtm (12,0

maxim for
residential
developm)
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Table 3 1 5 Recommended BUilding Setbacks (USA)

Minimum Distance
Type of Development From Street From Street from

Right-of-way Center-line Parcel
Line Boundary

Residential "estate" houses located within city's 10,5-12 20-21,5 4,5-6
planmng JUriSdiction areas without water supply system
or sewage system and not sUitable for development of
higher density Some types of mobile homes
Resldentlal"estate" houses (except mobile homes) of 9 18 4,5
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
SIngle-family houses and residential complexes, 6 15 3
townhouses and multi-apartment houses and some
types of Single-family mobile homes and mobile homes
parks
Multl-appartment residential development 6 15 2,5
Central commercial district 9
Regional commercial, Intended for commercial 4,5 14 3
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
Offices/housing Designed for comblmng residential 4,5 14 4,5
development and such institutions and types of
business activities as office, researches, services, etc
This category can be mainly applied to the areas that
lost their vital slgmficance for single-family housing
because of hard traffic on adjacent streets or because
of other market factors, but It can stili be used for
multl-appartment housing or offices
General Commercial DesIgned for the widest range of 12 21,5 45
commercial activIty
Road services Designed for commercial actIvity related 18 27,5 6
to on-the-way services (hIghways between states)
Location of enterprises on manufacture, processing, 9 18 6
creating, repairing, renovatIng, painting, c1eamng,
assembling of goods, merchandise and eqUipment
LocatIon of enterprises on manufacture, processing, 12 15 8
creatlng,reparrrng, renovating, painting, cleamng,
assembling of goods, merchandise and equipment With
fewer restrictIons
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Table 4 1 3 Parkmg ReqUirements

Housmg VOlt Type Approximate Parkmg ReqUirements SNIP ReqUirements 2 07 01-89*
(American practice) Appendix 2 Recommended

Smgle-FamIiy Horne 2 spaces per DV and 1 space per rented 1-2 spaces per DU
room

ResidentIal Complex 2 spaces per DU, except for 1-2 room apt 1 space per DU
wIth only 1 space requIred

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

MultI-Apartment House For persons of low and moderate- -mcome o16 ofspace per apartment
level or for the elderly - 1 space per DU,
the rest requIre I space foe each bedroom
plus 1 add space for every 4 umts m the
development

InstitutIOns Provldmg care 3 spaces foe every 5 hospItal beds, except none
for mstItutIons for chIldren under 16, when
1 space IS reqUIred per 3

Boardmg Houses 1 space per bedroom none

Temporary reSidences and hotels provIdmg 1 space per rented room and 1 addItIOnal 5-7 spaces per every 100 VIsitors
overnIght accommodatIOn space per restaurant or any other object

Horne occupatIOns 4 spaces for offices of phySICIans and none
dentists, 2 spaces for attorneys, 1 space for
all others

Sales and rental ofgoods, merchandise and 1 space per 20 sq m of gross floor area 7-10 spaces per 100 seats m halls or
eqUIpment per 100 vIsitors (m recreatIOn zones),

5-7 spaces per 100 sq m oftrade area

..Supermarkets 1 space per 15 sq m ofgross floor area the same

Wholesale sales I 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
Majonty of dollar volume of busmess done 1 space per 20 sq m of gross floor area Per 100 workers
WIth walk-m trade 10-20 - of republIcan weight

5-7 - of local weIght
Majonty of dollar volume of busmess not 1 space per 40 sq m ofgross floor area the same
done With walk-m trade
Offices and/or rooms of phySICians or 1 space per 15 sq m of gross floor area none
dentIsts WIth gross floor area not
exceedmg 1000 sq m
Banks With dnve-m wmdows 1 space per 20 sq m of area withm mam Per 100 employees

bUIldmg plus reservOir land capaCIty equal 10-20 - of republIcan weIght
to 5 spaces per wmdow (10 spaces If 5-7 - of local weIght
wmdow serves two statIOns)

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 httle or no 1 space for every 2 employees on none
customers or chents to the premises maXlIDum shift except that If permiSSible

m the commerCial districts such uses may
prOVide 1 space per 20 sq m ofgross floor
area

Elementary and mtermedlate schools 1,75 space per classroom m elementary none
schools, and 5 spaces per classroom m
mtermedlate schools

ProfeSSIOnal and techmcal trammg I space per 10 sq m of gross floor area 10-15 per 100 employees
mstItutIOns
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InstItutIOns of hIgher learnmg I space per 15 sq m of gross floor area 10-15 per 100 employees

Church/Synagogue I space for every 4 seats m the portIon of none
the church bUIldmg to be used for servIces
plus I space for any DU, and I space for
every 20 sq m of gross floor area deSIgned
to be used neIther for servIces nor
resIdential purposes

LIbrarIes, museums, clubs I space per 10 sq m of gross floor area 10-15 per 100 seats or VISItors

Indoor athletIC and exerCIse facIhties I space for every 3 persons that the 3-5 per 100 seats
facdities are deSIgned to accommodate
when fully utthzed plus I space per 20
sq m of gross floor area used m a manner
not susceptible to such calculatIOn

Cmemas, stadIUms, concert halls I space for every 4 seats 10-15 per 100 seats or VISItors
Outdoor sport and recreatIOnal facIhties I space for every 20 sq m of gross floor 3-5 per 100 seats

area of mdoor premIses and I space for
every 3 persons that the facIhties are
deSIgned to accommodate when fully
utihzed

Mimature golf courses, skateboard parks, I space per 30 sq m and I space per 20 5-7 spaces per 100 VISItors
water shdes and sImdar uses sq m ofgross floor area of bUIldmg

premIses
Dnvmg range I space per tee and I space per 20 sq m m none

buddmg gross floor area
Golf courses I space per a hole and I space per 20 sq m none

of gross floor area ofa bUIldmg

Horseback ndmg, stables I space per horse that could be kept at the none
stable when occupIed to maxunum capaCIty

Automobde and motorcycle racmg tracks I space per 3 seats none
Dnve-m mOVIe theaters I space per speaker outlet none
Treatment mstitutlOns m excess of 1000 2 spaces per bed or I space per 15 sq m of 2-3 spaces for 100 VISIts or 3-5 spaces
sq m of floor area gross floor area, whIchever IS greater per 100 hospItal beds
MedIcal treatment facIhties 3 spaces for every 5 beds 2-3 spaces for 100 VISItS or 3-5 spaces

MUlti-famdy umts developed or sponsored per 100 beds
by a pubhc or nonprofit agency for lunited
mcome famihes or the elderly requIre only
I space per umt

Mental mstitutlOns, penal and correctIonal I space per 2 employees on maxunum none
facIhties ShIft
Restaurants, bars, mghtclubs WIth no I space per 10 sq m ofgross floor area 10-15 spaces per 100 seats
substantial carry-out or dehvery servIce
Restaurants, bars, mghtclubs WIth carry-out Same as for the preVIOUS one plus I space 10-15 spaces 100 seats
and dehvery servIce per every 4 outdoor seats
Restaurants, bars, mghtclubs WIth carry-out Same as the preVIOUS one plus reservoIr 10-I5 spaces 100 seats
and delIvery servIce and dnve-m servIce lane capaCIty equal to 5 spaces per dnve-m

wmdow
AutomobIle sales repaIr and mamtenance I space per 20 sq m ofgross floor area none
Gas sales I space per 20 sq m of gross floor area of none

buddmg devoted prunardy to gas sales
operatIOn, plus suffiCIent parkmg area to
accommodate vehIcles at pumps WIthout
mterfermg WIth other parkmg spaces

Conveyor type car washmg I space for every 3 employees on none
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maxnnum ShIft plus reservoir capacIty
equal to five tImes the capaCIty of the
washmg operatIOn

Self-servIce type car washmg 2 spaces for drymg and cleanmg purposes none
per stall and two reservoir spaces m front
of each stall

Separate storage areas 1 space per 2 employees on maxnnum none
ShIft, but no less than 1 space per 500 sq m
ofarea, devoted to storage (whether mSIde
and outsIde)

Scrap matenals salvage yards, Junkyards, 1 space per 20 sq m of gross floor area none
automobIle graveyards
ServIces and enterpnses related to annnals 1 space per 20 sq m of gross floor area none
Emergency servIces I space per 20 sq m of gross floor area none
Agncultural, mmmg, quarrymg operatIOns, 1 space for every 2 employees on none
forestry maxnnum ShIft
Post office, arrport 1 space per 20 sq m ofgross floor area 10-15 per 100 passengers
SanItary landfill 1 space for every 2 employees on none

maxnnum ShIft
CIvIl defense operatIOn, garrIsons 1 space per 10 sq m of gross floor area none
Self-servIce dry cleanmg establIshments 1 space per 20 sq m ofgross floor area 7-10 spaces at recreatIOn areas per
and laundry 100 VISItors
Open air markets and hortIcultural sales 1 space per 100 sq m of lot area used for 20-25 spaces per 50 market seats

storage, dIsplay, or sales
Funeral Home 1 space per 20 sq m of gross floor area none
Crematonum I space per 20 sq m of gross floor area none
Nursery schools, day care centers I space per 1 employee and 1 space per 20 none

sq m ofgross floor area

Bus statIons, tram statIon I space per 20 sq m of gross floor area 5-10 spaces per 500 passengers
commg at rush hour

CommercIal greenhouse operatIons 1 space per 20 sq m ofgross floor area none

* ItalIc are parameters not speCIfied m the present SNIP but common to RUSSIan practIce (for smgle-famlly and
townhouses) or determmed basmg on the standards speCIfied m other documents (for multI-apartment umts)
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42 RECOMMENDED STANDARDS OF RESIDENTIAL ZONES

The tables "Standards of Residentlal 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 cItles of Tver and
Novgorod These tables are recommendatIOns for CItIes that are developmg local
regulatory documents and standards The proposed parameters may be used In the
process of developmg 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 mtensIty of land use The mtensIty of land use may be classIfied
as follows

low mtensIty - up to 0 99
medIum mtensity - I 0 - 1 49
hIgh IntensIty - 1 5 and more

Zomng 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 mcreased by 20 %
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Table 4 2 1 Standards for the Residential Zone with Low Intensity of Area Use

Type of Standards Recommended value
house

min max
one or two Parcel area (sq meters) 400
apartment Width of the parcel (meters) 15
detached Depth of the parcel (meters) 15
house BUilding setbacks (meters)

front -
rear -
side 2

Number of floors 3
BUIlding height (meters) 13
Coefficient of the intensity of land use 04

seml- Area of the plot (sq meters) 200
detached
house Width of the parcel (meters) 10

Depth of the parcel (meters) 15
BUilding setbacks (meters)

front -
rear -
side 2

Number of floors 3
BUIlding height (meters) 13
Coefficient of the intensity of land use 09

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

250
Width of the parcel along the front of the
street, passage (meters)

ordinary 8
corner 10

Depth of the parcel (Ieters) 16
BUilding setbacks (meters)

front -
rear -
side (for corner parcels) 1 5

Number of floors 3
BUilding height (meters) 13
CoeffiCient of the intensity of land use 0,9
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Table 4 2 2 Standards for the Residential Zone with the Medium Intensity of Land Use

Recommended Value
BUilding Type Standard

min max
townhouse The area of the parcel to locate one

apartment of the townhouse (sq meters)
200

Width of the parcel along the front of the
street, passage (Ieters)

ordinary 8
corner 10

Depth of the parcel (meters) 16
BUilding setbacks (meters)

front -
rear -
side (for corner parcels) 1,5

Number of floors 3
BUilding height (Ieters) 13
Coefficient of the Intensity of land use 1,0

Multi Area of the parcel (sq meters) 08
apartment per 1 sq meter of the total area of the
house apartments,
(sectional) Width of the parcel (Ieters)

Depth of the parcel (Ieters)
BUilding setbacks (meters)

front 6
rear 105
side -

Number of floors 5
BUilding height (Ieters) 21
Coefficient of the intensity of land use 1 2
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Table 4 2 3 Standards for the Residential Zone with the High Intensity of Land Use

Recommended value
Type of Standard
House

min max
multl- 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 stones 9(10)
BUilding height, m 35
Coefficient of the intensity of land use 1 5

Multi 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 bUilding (meters) 50
Coefficient of the intensity of land use 20
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PART 5 THE FIRST EXPERIENCE OF SUBDIVISION OF URBAN LAND

5 1 AnalySIS of Proposals on Land SubdiVISion ApplIed ID the Process of Re
orgamzatlOn of ResidentIal Districts

The problem of developmg subdIvIsIOn plans whIch fit m new market condItIons has
become one of the most cntlCal problems m RussIan cItIes The first steps m these
area were made by the cItIes of Novgorod and Tver WIth respect to re-organIZatIOn of
resIdentIal zones of obsolete wooden development

In most cItIes land parcels located m these zones have not been pnvatIzed
Dependmg on the CIty strategy, the reconstructIOn of these areas can be Implemented
In two maIn ways

I) WIth "passIve" partIcIpatIOn of the CIty pnvatIzatIOn 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 It The results of such actIvIty can be clearly
seen now In the prestIgIOUS dIstncts of the suburbs of Moscow dunng the last
3-5 years small VIllages of Moscow suburbs turned mto cottage dIStrICtS bUIlt
at the expense of Investors who had bought, for mstance, a part of a land
parcel and had bUIlt a new house for ItS owner as payment for the land ThIs,
m ItS turn, mcreased the densIty of development and Infrastructure and
transport load, whIch stImulates developers to mvestmg m reconstructIOn and
development of these faCIlItIes

2) WIth "actIve" partIcIpatIOn of the CIty the CIty takes upon Itself all expenses
for Improvement of mfrastructure and relocatmg the eXIstIng resIdents to other
areas, the resIdents WIll get a compensatIOn from sale of theIr land parcels
through a tender or an auctIOn

Wluch way IS more preferable for the CIty? That depends on many condItIons
attractIveness of thIs SIte, avaIlabIlIty of mfrastructure, the condItIOn of resIdentIal
stock and, most Important, the finanCIal resources of the CIty It IS clear, that the first
way WIll bnng qUIck results only If there WIll be hIgh demand for land In thIs area
But It practIcally has no connectIOn WIth capItal expenses of the CIty and IS based on
the "natural" transformatIOn of the CIty enVIronment

The second method (m the RUSSIan realIty) may result m "VIolence" and IS
pOSSIble only If a legal mechamsm eXIsted for land reservatIOn and expropnatIOn, as
well as finanCIal mechamsms for compensatIOn and mortgage Nevertheless, thIs
method IS applIcable and even necessary If there are finanCIal resources for
ImplementatIOn of major projects of planmng re-orgamzatIOn of land, espeCIally
related to removal of mdustnal enterpnses closely located to reSIdentIal areas, or
removal of reSIdentIal funCtIOns from the areas of harmful Industnal enterpnses

A development project worked out for Krasnaya Sloboda dIstnct In the CIty of
Tver (1535 ha) IS a good example of planmng re-orgamzatIOn ofland that used both
mechanIsms Another example of reconstructIOn of such areas can be found m the
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CIty ofNovgorod, where subdIvIsIon projects for the eX1stmg d1StnCtS were developed
at the request of Novgorod AdmlmstratlOn Presently they dISCUSS the Issue of
prov1dmg land m ownership m accordance With subd1v1slOn plans, the scheme of
whIch has been prepared and IS to be submItted for approval

511 Novgorod Block 15 and micro-rayon 7

In order to create a clear structure for determ1mng boundanes of each land parcel,
experts of Novgorodgrahzdanproyect (project and desIgn mstltutlOn) developed new
subd1v1slOn plans (See FIg 5 1 1 ) As a result of approval of subd1V1SlOn projects, It IS
proposed to sell newly created land parcels (whIch are not bemg used at the moment)
to new owners, as well as to reorgarnze (With respect to theIr sIze and boundanes) the
eX1stmg ones so that theu present possessors could be regIstered as owners

Subd1v1SlOn projects also mclude planmng tasks of mcreasmg the densIty of
development and usmg land more effectively To do tllis, some blocks are planned so
that parcels are dIvIded m two parts the front - occupIed by estate houses located
along red hnes and the rear - occupIed by small orchards Accordmg to subd1V1slOn
plans, land can be conveyed mto ownership but WIth two restnctlOns FIrst, only that
part of land which IS regIstered for permanent use, w111 be provIded mto ownersllip,
all parcels unregIstered or occupIed WithOUt due authonzatlOn Will be reserved for
constructlOn of a future road to provIde access to the rear part of land and to gIve the
owners opportumty to sell those parts to the CIty so that the CIty admlmstratlOn could
Implement ItS plans for mcreasmg densIty of development through constructlOn of
townhouses Second, the CIty Will propose to the future owners to sell parts of theIr
land, the SIze of WhICh Will be estabhshed by the CIty However, 1mpiementatlOn of
these plans seems doubtful The nght to sell theu land may not be restncted m such
manner Most probably, when sellmg some part of theIr parcel, owners Will prefer to
have a new house bUllt for them as compensatlOn for the land Moreover, If a seller
Wishes to sell the whole parcel, the buyer Will also prefer to buy It as a whole mstead
ofd1v1dmg It under the condItIons Imposed by the CIty

We see two approaches to 1mpiementatlOn ofplannmg mtentlOns of the CIty

The first one before pnvatIzatlOn, the CIty WIll reserve the "rear" land and
keep the nght to dIspose of It, but w111 at the same time provIde this land for lease for
an agreed upon penod pnor to the begmmng of constructlOn In thIS case the nght of
ownersllip Will be provIded for only that part of land where a bUlldmg IS located

The second approach all land IS provIded mto ownershIp under conmtlOn that
no constructlOn may be conducted m the rear part (a kmd of a planmng servItude)
before a potentIal developer appears, who IS able to budd townhouses m that rear part
of land, prevlOusly havmg purchased It from ItS owners The servItude shall be
estabhshed for a speCIfic penod, and If the CIty breaks the deadhne, the agreement can
be termmated and the servItude can be canceled

We do not know yet, whICh of these two ways w111 be chosen by the CIty
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Thus, the example of Novgorodsla d1stnCt Illustrates two types of land
reservatIOn for murnc1pal needs The first one reservahon 10 order to bul1d a nght-of
way, followed by further talang of some part of land actually used by Its owner The
second one estabhshment of a plannmg servItude to Implement the CIty mtentIOns to
re-plan areas that are used meffic1ently WIth respect to both types, It IS necessary to
develop procedures for reservatIOn, payment of a compensatIOn and estabhshment of
deadlmes

The SIze of each md1v1dual parcel has been preserved, but the shape of each
was adjusted, mamly to a rectangular form The land of small flower gardens located
m front of the bUlldmg facades (whIch were occupIed m the unauthonzed manner) has
been mcluded m the area of streets and nghts-of-way for constructIOn of mfrastructure
fac1ht1es

The eX1stmg parcel boundanes were changed only m the followmg cases

1) a parcellS smaller than the pnvahzed one, and there IS a chance to extend It
at the expense of the ad]ommg one wmch has excess land,
2) parcel area was reduced as a result of estabhshment of red hnes,
3) parcel configuratIOn was changed due to techmcal reqUlrements, but ItS area
was not changed

The mam reqUlrements for subdIVIsIOn and parameters of parcels occupIed by
md1Vlduai and townhouses, proposed by local profeSSIOnals, m general conform to the
standards developed m tms manual and are as follows

- SIde hnes of parcels shall be located at the nght-angle to the central street
hne,
- ratIO ofparcel depth to ItS WIdth shall not exceed 3 1 and shall be at least 1 1,
- parcel area for a smgle-faml1y house shall be at least 400 m2

Parcel area mcludes m1mmal parkmg space - one-car garage per a dwellmg
urnt or one-car parlang lot In general, 20 % of the parcel area IS deSIgnated for
accessory bUlldmgs and structures

One dIfference between these parameters and those developed m our manual IS
2a maxImum restnctIOn (250 m ) of a parcel-module for a block-apartment m three-

storey houses The m1mmal parcel area IS not gIven, as the eXIstence of very small
parcels may lead to the exceSSIve denSIty of development and decrease m ItS consumer
quaht1es But 10 some urban development and econOffilC sItuatIOns, restnctIOn of a
maXImum parcel SIze may be reqUIred, If the market IS not developed enough to
regulate these parameters

In accordance With local urban development condItIOns, profeSSIOnals from
Novgorodgrazhdanpro]ect 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 bmldIng SIdes up to the
boundanes on a parcel WIth WIdth of 30 meters along the street

In the resIdential zone of town and sectIOnal houses WIth average densIty of
development, the maxImum coefficIents of development densIty have been Increased
shghtly In companson WIth the recommended standards Tills can be JustIfied In the
development Implemented under condItIOns of reconstructIOn
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Parameters of parcels proposed by
NovgorodgrazhdanproJect are presented In Table 5 1 1

profeSSIOnals from



---------- - - --------
Table 5 1 1 Novgorod Parameters of Land and Housmg Unlts Accordmg to Zones (under reconstruction)

Housmg Umt Type MInimum Lot SIzes ReqUIrements MInImUm BUIldmg Setbacks MaXImum BUIldmg 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 (JEl)

Smgle-Famlly Homes 400 15 3 2 6 2 13 3 0,5

ResIdential complex 200 10 0 0 3 0 13 3 0,9

MedIUm mtensity resIdentIal zone (JE2)

Townhouses 200 10 3 0,5 3 0 15 3 I 13

MultI-famIly sectIonal houses - - 6 5 10 6 20 5 1,30

HIgh IntenSIty reSIdentIal zone (JE2)

Multi-famIly sectIOnal houses - - 6 5 10 6 30 9 2,00

~

~
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5 1 2 Tver District of "Krasnaya Sloboda"

Tills dIStnCt IS located close to the CIty center, ItS southern part adJOInS the nver of
Volga, and the dIstnct has good access to transport network Wlnle It IS a potentIally
attractIve area for resIdentIal development, at present It has some consIderable
dIsadvantages FIrst locatIOn of mdustnal enterpnses that are mostly constructIOn
enterpnses (area - 40 3 hectares), along the Volga nver The rest of the area IS occupIed
by smgle-famIly houses (214 hectares) and mne-storey multI-apartment houses m
accordance WIth PDPs (207 hectares) There are a school, kmdergartens, a polyclImc
and other SOCIal mfrastructure, the green space of 3 2 hectares (See FIg 5 1 2) Further
ImplementatIOn of PDP for thIS area, aImed at SubstItutmg low-scale reSIdentIal bmldmgs
for nme-storey multI-apartment houses, IS conSIdered mefficlent

The purpose of the project IS to develop a land use plan willch enVIsages dIfferent
strategIes of actIOns WIth respect to re-planmng of land m the proposed zones, pnonty
order of usmg finanCIal sources to Implement tills actIVItIes, development of relatIOnshIp
between the CIty admmIstratIOn, developers and reSIdents WIth regard to new reSIdentIal
constructIOn and reconstructIOn, extenSIOn of roads and Improvement of mfrastructure,
land subdIVISIOn and other proposed actIons to develop thIs area

Accordmg to the project program It IS proposed

a) on the first stage of the project
- to summanze the aVaIlable data obtaIned from the prelImmary analySIS of the
eXIstmg reSIdentIal stock, engmeenng, transport and SOCIal mfrastructure,
prelImmary scale of re-settlement, data on the ecologIcal condItIon, condItIOn of
soIl, etc,
- to propose vanants of the future land use system m the dIStrICt of "Krasnaya
Sloboda" based on the data obtamed from the prelImmary analySIS of the eXIstmg
SItuatIOn,
- to dISCUSS these varIants WIth all mterested persons, admImstratIve agenCIes and
mvestors and to choose the most acceptable one,
- to develop a prelImmary plan of land use, establIsillng zones of dIfferent
functIOnal deSIgnatIOn, denSIty charactenstIcs of future development, proposed
objects of SOCIal mfrastructure, and establIsh the order of pnonty of actIons for
project ImplementatIOn,
- to develop a transport scheme and propose a scheme of subdIVISIOn of land mto
parcels,
- to make prelImmary estImatIOn of the project cost based on charactenstIcs of
the proposed objects of new constructIOn, takmg mto account the cost of
demolItIOn and resettlement,
- to conduct publIc heanngs and regIster the approved prelImmary scheme of re
panmng,
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b) on the second stage of the project
- to determme mterests of all partIcIpants of the project, financIal sources,
- to specIfy pnontIes of project ImplementatIOn and work out a detaIled plan of
Implementmg the first stage

The approved detaIled plan WIll mclude proposals for subdIvISIon of land mto lots
m order to conduct the first auctIOn or tender m 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 IS transformatIOn of the mdustnal zone
mto the reSIdentIal one, because It IS connected WIth removal of mdustnal enterpnses
from land that IS most SUItable for housmg (along the embankment of the Volga nver)
After clearmg, fillmg and Improvement, thIS area wIll be dIVIded mto parcels for future
sale of housmg, 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, takmg mto 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 relocatmg the eXIstmg reSIdents to other
areas and removmg mdustnal enterpnses IS one of the baSIC cntena for choosmg ways of
urban development of thIs area

AlternatIve 1 Accordmg to thIS alternatIve of reconstructIOn of thIS dIstnct,
developed by local archItects (V MIkrukov and N Kazanskaya), the follOWIng IS
proposed

I) removal of mdustnal enterpnses from the embankment of the Volga-nver and
further transformatIOn of thIS dIstnct mto a green recreatIOn area WIth sports
facIbtIes mIt,
2) demobtIOn of the eXIstmg wooden estate houses and constructIOn of multI
apartment five-storey houses WIth attICS, the eXIstmg street and road network wIll
be preserved where pOSSIble,
3) completIOn of the eXIstmg complex ofS-IO-storey paneled houses,
4) organIzatIOn of commercIal zones along mam pedestnan and transport roads

Thus, thIS dIstnct WIll mclude two types of reSIdentIal zones WIth dIfferent
standards

- a reSIdentIal zone of medIUm denSIty of development (houses up to 5 storeys)
- a reSIdentIal zone ofhIgh denSIty ofdevelopment (houses up to 5-1a 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 eXIstmg multI
storey houses In accordance WIth thIS, the tasks of subdIVISIon m these two zones are
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dIfferent In the first zone formatIOn of lots for future sale and constructIOn, m the second
zone - determmatIOn of boundarIes of the eXlstmg land holdmgs, IdentificatIOn of vacant
parcels and OpportunIties oftheu development FIg 5 1 3

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 smgle-famlly house and cottage zone, WIll be transformed m a
"natural" way - through conveyance of land parcels m ownership of house owners Thus,
they Will be able to dIspose of theIr parcel - sell It as a whole or a part of It m order to
buIld another house on the parcel FIg 5 14

We propose the follOWing stages of ImplementatIOn of a functIOnal zomng scheme
m Krasnaya Sloboda

Stage 1 Begm the removal of mdustnal enterpnses SImultaneously - form a
medIUm-densIty zone of low-scale town and sectIOnal houses of up to 4 storeys In the
north this zone adJoms a zone of mdIvIdual reSIdentIal development, m the west - buffer
sanItary zone, m the east - zone of multI-storey sectIOnal 5 to 9-storey houses In the
south - from the thoroughfare along the Kalmm avenue - It Will adJom recreatIOnal zone
mcludmg a park and SOCIal and cultural faCIlIties

Stage 2 Complete the removal of mdustnal enterpnses located along the Volga
nver between the Nogm avenue and a prOjected thoroughfare With a bndge across the
Volga-nver The former mdustnal zone Will be transformed mto a recreatIOnal zone
whIch WIll be the contmuatIOn ofthe Nogm avenue

Stage 3 All mdustnal enterpnses are removed from the area The embankment IS
created Further, m a more favorable area, a zone of cottage and estate houses IS 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 complIed Table 5 1 2 "PermItted Parameters of Land Parcels for the
CIty of Tver" In this table the types of zones mcluded m the dIstnct of Krasnaya Sloboda
are shown m bold The subdIVISIon plan of Krasnaya Sloboda IS mterestmg as a tool of
testmg these parameters Let us take, for example, land subdIVISIon m the medmm
denSIty reSIdentIal zone (fig 5 1 7) The mam type of housmg m thIS case IS a muItI
apartment 4-storey house With attIC One of the varIants of the dIStnCt planmng, onented
at maxImum denSIty, IS shown as separate compact reSIdential blocks With closed yards
located along the penmeter of the dlstnct Internal road passes along the honzontal axIS
of the dIStnCt, and there IS a publIc space With accessory faCIlItIes and play grounds m the
center of It Underground car parkmg lots

The total dlstnct area IS 4 34 hectares Mlmmum parcel SIze for houses, shown on
the subdIVISIOn plat, IS 2 73 ha, mternal publIc area - 1 61 hectares Total apartment area IS
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2 263 000 m Accordmg to SNIP, one parkIng lot area should be 08 m per person, 1 e m
2thIs dIstrIct With the populatIOn of 3 500 people, the parkIng area should be 2 800 m per

person As we pomted out m SectIOn 4 1 3 thIs standard must be multIplIed by 2 5 In
2thIS case the proposed area of the underground parkIng lot should be 8 400 m or a84

hectares The coeffiCIent of development denSIty shall be calculated mcludmg the
underground parkIng lot, 1 e 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 42) The constructIOn of the underground parkIng lot made It pOSSIble to use
the area more effiCIently But here a questIOn arIses what are the lImIts for usmg
underground (or root) space for pubhc facIlIties (parkIng, sport faCIlIties, etc) m order to
mcrease denSIty of development? As we have already noted before, the maxImum
coeffiCIent of development denSIty wIthm 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 IS 1 44, then It should correspond to the maxImum percentage of
development of 369 % In thIs proposal the percentage of development of the dIStrICt IS
37 2 % Thus, we can recommend to make a shght decrease m It m the future work

The above mentIOned denSIty parameters correspond to the permItted parameters
for land parcels m Tver, whIch are shown m Table 5 1 2
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Fig 5 t 5 Proposal for district subdivision in the zone of
multi-apartment 4-5 storey houses
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Table 5 1 2 Permitted parameters for land parcels In Tver

ZOne Type orZone Mlnlmum Mimmum Maxtm MaXIm
parcel BUlldmQ setbacks, 5U1ldlflg Coeffiae

Coverage, m Height ntof
SQm "*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* 1 5

4**
R-1-2 - single-family type houses 400 6 3*, 1** 9,6* 2* 067

4**
new

devel -townhouses 120 up to 6 3*, 1** 96* 2* 1 5
4**

R-2 Zone of Low-rise Multi-Apartment
Houses
- single-family detached houses 400 *1 3*,1** 116*, 3* 094

4**
- townhouses 120 per *1 3* 1*) 11,6*, 3* 094

1DU 4**
- multi-apartment houses 19,3 per *1 3*,1*) 11 6, 3* 094
- 1 person 4**

R-3 Zone of 4-S-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 11 7 per 44 12 154
person

C Central Commercial Zone
C 1-1 City Center Subzone involving the

areas connected with large transport
structures - railway stations, river port
station and air terminal

- residential blocks
1 15

C2 Commercial zone of regional 44 12
Importance - IS deSignated for
prOViding services to people liVing
within zones R 3 and R 4

C3 Commercial zone of local Imoortance *2
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IS designated for providing services to
people living within zones R 1 and R 2

P1 Open Spaces Zone - covers City parks, *3
public gardens, boulevards, riparian
areas, actively used by people fore
recreational purposes

P2 Zone of natural landscapes - parks *4
groves wooded parks, natural
reserves

P3 Karlery Recreational Zone - IS

established In a wooded park with
exhausted quarries for recreation
purposes

P4 "Dacha" Zone - IS established for 400 *1 3* 13,6*
recreation and agricultural cultivation 1**
purposes With Orientation toward
gradual transformation of the zone Into
zone R 1

I 1 Warehouses Zone Zone of enterprises
With V grade of hazard level (sanitary
zone - 50 meters)

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

13 Zone of enterprises With III grade of
hazard level (sanitary zone - 300
meters)

14 Zone of enterprises With II grade of
hazard level (sanitary zone - 500
meters)

IC Industrial/commercial zone - covers
valuable City areas With industrial
enterprises In them
Established With the aim of further
reOrientation of industrial enterprises to
commercial use

E Educational Institutions Zone *5 *6 *6 36 9
T Thoroughfare Zone

SpeCial zone - railroad road zone
SpeCial zone - military bases, military
'towns", firlna ranaes airfields
Cemeteries
Open spaces zone - green buffer
zones of enterprises, forests
agricultural land -

*1 - according to the established bUilding line
*2 - the height and sizes of service companies bUildings indicated In their plans should correspond to
development standards for the residential zone for which these commercial zone IS 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 bUildings 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 IS given to the level of flat roof as for sloping roof - It IS measured up to the highest POint of
the roof and IS Increased to 4 meters If main bUildings, and to 3 meters - If accessory bUildings
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52 AnalysIs of ProJect Proposals on SubdivIsion of Vacant Land

521 Novgorod PskovskI ResidentIal District

Accordmg to the scheme of development, land parcels desIgnated for constructIOn of
townhouses, are mamly of a rectangular form and can be referred to several types of
modules FIg 5 2 1

All module-parcels are grouped mto lots Each lot IS a parcel WIth houses made of
block-apartments The scheme of Jommg these block-apartments can be of two types
ordmary and cross-type Lots are stnps of land, the Width of whIch IS 21-48 meters Table
5 2 1 shows parameters of module-parcels whIch were calculated based on graphIc
mformatIOn proVIded by NovgorodgrazhdnproJect

The Amencan zonmg documents contam such standards as FAR and the
percentage of the parcel area occupIed by bUIldmgs

FAR = S (total floor area) I F (parcel)

Accordmg to recommendatIOns presented m the US Zomng RegulatIOns for Two
storey Townhouse Zone m New-York, FAR IS WithIn 0 5 - 1 35 If FAR = 0 5 , the
percentage of the area under bUIldmgs IS 35% If FAR =0 75, the percent IS 45%, If FAR
= 09 - 1 35, the percent IS 55%, 1 e It does not mcrease Ifwe conSIder the coeffiCIents of
development denSIty shown m Table 1 2 as suffiCIent for 2-storey town-house
development m thIs dIStrICt of Novgorod, then the percentage of the area under bUIldmgs
has been shghtly mcreased, especially m ordmary-type development of blocks "D1" and
"B" In order to preserve thIS value of FAR, we would recommend to mcrease the scale of
bUIldmgs WIth SImultaneous decrease of the area of development
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Fig 5 2 t Novgorod Pskovski residential district
A Scheme of creation of lob
B Part of development
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Table 5 1 2 Parameters of Land Parcel In the Pskovskl District of Novgorod

MInimal/maximum dimensions of BUilding setbacks (Jeters) 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 from rear coverage %
dwelling plot (sq boundary boundary side boundary of the leters number

Unit meters) meters meters boundary parcel area of

% floors

1 2 3 4 5 6 7 8 9 10 11 12 13
R3

ordinary 250 10,5 24 10 a a a 63 40 9 2 075
block (type
0)

corner 325 135 24 10 1 5 1 5 a 50 33 9 2 060
block (type
C2)
ordinary 242 11,5 21 2,5 a a 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
blockE11)
ordinary 204 8,5 24 25 a a 4,5 68 61 7 9 2 1,19
block (type
B)
corner 264 11 24 2,5 25 2,5 5,5 47,3 42 9 2 081
block (type
A)
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CONCLUSIONS

CreatIOn of the most favorable clImate for mvestments m real property IS now the
condItion of a successful social-economIc development ofthe CIty m general
We can formulate four prImary tasks whIch the CIty must solve With respect to provlSlon
of condItIOns attractIve for real property mvestors These condItions should cover the
sphere of property nghts to land, sphere of nghts and restnctIOns to development, as well
as a complex of organIzatIOnal and technIcal actIOns connected With pnmary "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 nghts to land that can be used as a pledge m
order to get long-term constructIOn loans Such nghts must be provIded before the
mvestment process begms, but not upon Its completIOn as It IS done now

2 To form real property UnIts, 1 e "prepare" land parcels for theIr pnmary transfer
ThIs step mvolves a senes ofactIOns mcludmg

- develop (on the CIty request or With partIcIpatIon of mvestors) a plan for area re
organIZatIOn (land planmng/subdivisIOn proJect),
- have the project coordmated and approved by the CIty,
- prepare and SIgn an agreement between the CIty and developer on Issues of
development of engmeenng, transport and socIal Infrastructure, on Issues of
compensatIOn of losses to eXIstmg land users, on terms of transfer of "prepared"
land to future developers, etc
- provIde a fmancIaI feasIbIlIty study of the project for obtammg a mortgage loan

3 To create a system of restrIctIOns that, on the one hand, Will ensure well-bemg of
the urban communIty and protectIOn ofenVIronment, but, on the other hand, Will not be too
much of a burden for mvestors In other words, we speak about creatmg a balance of
publIc and pnvate mterests m urban constructIOn activIty The mam charactenstic of thIS
system IS ItS openness and predIctabIlIty for mvestments, "clearance" of norms and
procedures connected WIth obtainIng agreements and constructIOn permIts These Issues
are regulated by local regulatory document "Land Use and Development RegulatIOns" m
the form of legal norms and procedures

4 To adjust the eXIstmg constructIOn norms and standards to CIty condItIOns m the
follOWing ways

- reconsIder calculatIOn norms related to prOVISIOn of SOCIal mfrastructure, m
partIcular, prOVISIOn of kmdergartens, schools, as well as cultural, servIce and trade
mstitutIOns, whIch locatIOn, capaCIty and number Will be mamly regulated by
market needs,
- reconsIder approaches to norms of engmeenng Infrastructure With dIVISIon of
responSIbIlIties of the CIty and developer on ItS prOVISIOn,
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- ensure the reqUIred ratIO of developed and vacant land m the CIty, m development
of dIfferent types, WIth the purpose to ensure a more effectIve use of CIty land and
healthy hvmg enVIronment,
- re-calculate and adjust urban constructIon norms related to ensunng
maxImum/mImmum densIty charactenstIcs m rayons and mIcro-rayons, to
parameters ofland parcels and real property,
- form standards of zone development, I e SIze (maxImum/mmImum) of real
property objects allowed for constructIOn m the correspondmg temtonal zones of
the CIty These coeffIcIents must be mcluded mto the system oflocal "Land Use and
Development RegulatIOns" or the land subdIvIsIOn regulatIOns
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BASIC TERMS AND DEFINITIONS

ResIdentIal townhouse - a multI-fanuly resIdentIal bUIldmg contaImng two or more
dwellmg umts, each havmg a dIrect, ground floor entrance

Apartment - a dwellmg urnt consIstmg of one or more rooms and accessory premIses
(kItchen, tOIlets, storerooms, etc)

AttIcfloor - the floor located WIthIn the attIc space

Block-apartment - a dwellmg umt of a reSIdentIal townhouse

BUlldmg - a structure, of more or less permanent constructIOn, havmg a roof and mtended
to be used for sheltermg people (dependmg on ItS functIOnal desIgnatIOn) and for mdustnal
or busmess actIVItIes of VarIOUS types

BUIldmg heIght (structure heIght) - the vertIcal dIstance from any part of the structure,
excludmg appurtenances, to the eXIstmg or natural grade below

BUIldmg setback - the dIstance between the parcel boundarIes and the buIldmg wall

CIty - (for thIs manual) means all local self-governance agenCIes, control and mspectorate
agenCIeS that are empowered to represent the mterests of the CIty commurnty and make
declSlons on Issues of urban development and land use control

ConstructIOn changes {,f real property -- actIVItIes connected WIth excavatIOn works,
mstallatIOn of mfrastructure hnes, as well as WIth constructIOn, reconstructIOn and etc
Implemented on a land parcel

Dwellmg umt -- a house or ItS Isolated part havmg a set of premIses to be used as a
permanent reSIdence by one famIly

DenSity - see SectIOn 4 1 1

Developer - any natural person or legal entIty, mcludmg local executIve and self
governance agenCIes, or a group of persons actmg together that have the nght to conduct
actIOns related to changes of real property

Double (compleJ() house - a bUIldmg contaImng two dwelhng unIts, each of them havmg
separate prermses and a separate entrance located on the ground floor

Estate reSIdence (smgle family detachetJ) - a reSIdentIal house ongmally deSIgnated for
one farmly, contaImng one dwelhng unIt and located on a lot (separate land parcel)

Floor - a honzontal part of the bUIldmg restncted by the floor and the ceIlmg

Floor area ratIO - the ratIO of the total floor area perrmtted on a zomng parcel to the parcel
area
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Front parcel boundalY - boundary on the sIde of the mam bmldmg facade

Landparcel (lot) - a part of land surface havmg fIxed boundanes, estabhshed locatIOn and
legal status

Land allocatIOn - allocatIOn (m the manner prescnbed by law and m the SIze estabhshed by
regulatory documents) of land for construcuon, use and mamtenance of enterpnses,
bmldmgs and structures

Micro-rayon - structural element of resIdentIal development that IS not mtersected by
thoroughfares or artenal streets, withm wmch a complex of socIal servIce mstItutIOns and
enterpnses are located, and restncted by "red" hnes of artenal and reSIdential streets,
passages, pedestrIan roads or natural obstacles

Minimum parcel area - the mimmum area, Width and depth of a parcel permItted by the
zomng regulatIOns

Multi-apartment house - a reSIdential house, the apartments of whIch have eXIt to common
staIrcases and a common land parcel

Parcel width - the dIstance between the parcel sIdes measured m the mIddle pomt of the
front and the rear sIdes of the parcel

Parcel depth - the shortest dIstance between the front parcel hne and the rear parcel hne

Parcel area - the area of honzontal parcel surface restncted by vertIcal planes on the front,
sIde and rear boundanes

Parking - a part of the area, deSIgnated for transport, that IS allocated for permanent use for
temporary storage (parkmg) of cars

Planning organizatIOn tf land - a project mvolvmg layout of streets and mfrastructure
facIlIues and subdIVISIOn of land mto parcels deSIgnated for all proposed land use types m
newly developed areas

Planning re-organizatlOn tf land - a project mvolvmg re-plannmg and subdIVISIon (re
subdIVISIon) of the-already-developed areas

Plan tf area development - the CIty (munIcIpal establIshment) plans for locatIOn of
dIfferent types of land use m the urban area, as well as temtonal extenSIOn or
reconstructIOn of urban dIstrIcts (reSIdentIal, mdustnal, recreatIOn, communal and etc)

Real property - (for thIS manual) land parcel and everythmg that IS mseparably connected
With It, mcludmg bmldmgs, structures, perennIal trees, etc

Red lme - boundary of a parcel bemg developed, that IS estabhshed m PDPs
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Right tf land development -the nght to Implement constructIOn on somebody else's land,
pledge or alIenate It In any other manner dunng the penod establIshed by the agreement on
the nght 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 IS the subject of the nght of development The nght of
development can be prOVIded based on the property nght or "agreement" nght to land

- nght of ownership of land, In thIS case the nght of development belongs to the land owner
from the time of registratIOn of the nght of ownershIp of land,

- nght of long-term lease of land, In this case the nght of development IS establIshed at the
time of regIstratIOn of land lease agreement, ImplementatIOn of the nght of development IS
pOSSIble WithIn the framework of"Improvements" stipulated by the CIVIl Code,

-the "nght to develop land" as such

Satellite parkmg lot - parkmg lots on the land adjacent to the maIn parcel

SectIOnal house - bUIldIng conSIstIng of two or more sectIOns

Scale - the number of floors In a bUIldIng located on the surface When calculatIng the
maXImum permItted number of floors, the attIC floor IS not mcluded proVIded that ItS area
does not exceed one third of the roof area

Structure - a surface or subsurface constructIOn complex deSIgnated for ImplementatIOn of
Industnal and bUSIness actIVItIes, storage of matenals and eqUIpment, temporary shelterIng
ofpeople, transportatIOn of people and cargo

SubdiVISIOn - a complex of works for establIshment, restoratIOn and markIng on the
surface the land parcel boundanes, and determInatIOn of parcel locatIOn and parcel area.

SubdiVider (amer) - a person or orgamzatIOn that IS ImplementIng land subdIVISIOn Into
parcels

Total floor area - total bUIldIng area measured accordIng to ItS outSIde parameters on each
floor

Usable area tf a publlc bUlldmg - 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 buddIng and the parcel boundanes

Zones - areas WithIn the boundanes of which the permItted land uses and development
reqUIrements are estabhshed

79



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

Zomng standard - charactenstlcs and parameters of land parcels and bUIldmgs as well as
the lIst of real property uses perm.1tted WIthm each partIcular zone

Use of real property - a set of types of desIgnated functIOnal uses of land and bUIldmgs
located on It
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APPENDIX

RECOMMENDED METHODS
TO ESTABLISH PARCEL BOUNDARIES AND PARCEL SIZE IN

CONDOMINIUMS CREATED IN AN EXISTING DEVELOPMENT

1 GENERAL PROVISIONS

1 1 These methods should be used to establIsh parcel boundanes and parcel SIze III

condomimums that mclude one bUIldmg or a group of bUIldmgs and are created on
undeveloped land m blocks or mIcro-rayons m an eXIstmg 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 surroundmg land, techmcal and
sanItary reqUIrements as well as reqUIrements for proVIsIon of access to all parts of real
property m condommiums

1 3 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 dependmg on the area of reSIdentIal
and non-resIdentIal bUIldmgs III a condomImum, the SIze of the land share of each
homeowner m the common property

1 4 The SIze of the land share of each homeowner m a condommium IS establIshed
m proportIon to the SIze of reSIdentIal and/or non-resIdential buIldmg owned by thIs
homeowner The parcel SIze equals the sum of all land shares of all homeowners III a
condommium

2 PRINCIPLES FOR ESTABLISHING PARCEL BOUNDARIES AND PARCEL
SIZE IN CONDOMINIUMS

2 1 The pnnclples for establIshIng parcel boundarIes and parcel SIze m
condomimums are based on dIfferent charactenstlcs and parameters of an eXlstmg
development that were establIshed m accordance With the constructIOn standards and rules
m effect durmg the tIme of ItS formatIOn

2 2 Parcel boundarIes and parcel SIze are establIshed dependmg on the types of
development of dIfferent penods

- block development of pre-SovIet penod,
- block development of the SOVIet penod (30s - 50s),
- large-scale mdustnal mIcro-rayon development (60s - 90s)

2 3 When allocatmg land m condomlmums, the follOWing charactenstlcs and
parameters are taken mto account
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when deterrmmng parcel SIze - standard and actual SIze of the resIdentIal area and
ItS elements m blocks and mIcro-rayons, resIdentIal and non-resIdentIal stock, buIldmg
scale, avmlabilIty of access to all real property umts m a condomImum,

when establIshmg parcel boundarIes - types of planmng (regular, Irregular), types of
development (lmear, closed WIth yards, etc), locatIOn of vehIcular and pedestrIan passages
to real property, locatIOn WIth respect to red lInes and other establIshed boundarIes

24 In cases where a parcel area mcludes real property of common use (sports and
play grounds, trash collectors and other elements reqUIred by standards for resIdentIal
areas), there WIll be establIshed a nght of theIr unrestncted use by owners of adjacent
parcels (common ownershIp) or a nght of theIr restncted use (servItude) based on an
agreement between nelghbonng aSSOCiatIOns

2 5 Parcel boundarIes are establIshed along red lmes, along the center lme of
roads, along boundarIes of adjacent parcels (If avmlable), along natural boundanes and
borders, as well as along the lme of allocatIOn of rmlroads and engmeenng commumcatIOn
lmes If not otherwIse establIshed by techmcal reqUIrements

Parcel boundarIes may also comclde WIth the approved boundanes of hlstonc
preservatIOn, water protectIOn and samtary buffer zones A change m the boundanes of the
above mentIOned zones shall not be the baSIS for changmg parcel boundarIes m
condomimums

3 DETERMINATION OF A NORMATIVE PARCEL SIZE

3 I A normatIve parcel SIze IS establIshed as the sum of Ideal land shares of
homeowners m a condomimum

The land share of each homeowner (L) IS calculated by muitiplymg the total area of
reSIdential and/or non-reSIdential bUIldmg (A), owned by a homeowner, by a land share
ratIO (C) for buIldmgs of dIfferent scales (see the table) accordmg to the followmg formula

L=AxC
where L - IS the SIze of the land share of each homeowner, m square meters

A - IS total area of reSIdentIal and/or non-reSIdential premIses, m square
meters
C - IS the land share ratIO charactenzed as the amount of square meters of
land per square meter of reSIdential and/or non-reSIdentIal premIses

Land share ratIOS for bUIldmgs ofdIfferent scales are shown m the table

32 In cases when the actual parcel SIze IS smaller than the normatIve one, the SIze
of each homeowner's land share IS determmed by divIdmg the actual parcel area by the
number of umts owned by a homeowner m proportIOn to the area of these premIses

4 RULES TO ESTABLISH PARCEL BOUNDARIES
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4 1 Parcel boundanes are estabhshed based on the nonnatIve SIze (see p 3 1 ) and
takIng mto account the surroundmg land actually muse

If the nonnatIve parcel SIze IS larger that the actual parcel SIze, the parcel
boundanes are estabhshed based on the actual SIze

If the nonnatIve parcel SIze IS smaller than the actual parcel SIze, the parcel
boundarIes are estabhshed based on the standard SIze

42 All real property unItS of a condomImum, accesses (mcludmg those for fIre
protectIOn servIce) and passages should be located WIthIn parcel boundanes and access to
engmeenng facIhtIes should be provIded

The parcel area (apart from area occupIed by bUIldmgs) may mclude the follOWIng
elements of the surroundmg land or parts of It

- open temporary parkmg lots,
- greenery,
- chIldren sports and play grounds, other recreatIOn facIhtIes

4 3 When allocatmg parcels to neIghbonng condomImums, a common boundary IS
estabhshed between them If not otherWIse stIpulated by technIcal or other reqUIrements No
StrIPS or parts of land shall be left between neIghbonng condomlIDums, the fonn and/or
SIze of whIch IS not sUItable for constructIOn

4 4 When allocatmg a parcel of a condommlum m whIch real property unItS are
located WIth a setback from the red lme of no more than 6 meters, the parcel boundary IS
estabhshed along the red hne If not otherWIse estabhshed by techmcal or other
reqUIrements

4 5 In order to provIde access to the real property by fITe protectIOn servIce, a
passage at least 6 meters WIde shall be prOVIded from the street For thIs purpose, the parcel
boundary shall be estabhshed WIth a setback of at least 6 meters from one of the long SIdes
of multI-storey bUIldmgs If not otherWIse estabhshed by techmcal or other reqUIrements

In pre-revolutIOn blocks, parcel boundanes may comcIde WIth the facade plane
and/or "brandmauer" In thIs case, access to bUIldmgs from the street SIde IS provIded
through the arch or space between the bUIldmgs leadmg to the yard, the SIze of whIch
should be suffIcIent for fITe protectIOn vehIcles

4 7 When estabhshmg parcel boundanes for neIghbonng condomImums (or theIr
aSSOCIatIOn) that are a smgle resIdentIal entIty WIth a common yard, the whole area IS
conveyed m common ownershIp to condomImums WIthout ItS dIVISIOn, If ItS SIze does not
exceed the cumulatIve nonnatIve area by more than 10 %

4 8 If the nonnatIve parcel SIze IS exceeded by more than 10 %, regardless of the
type of development, It may be grounds for allocatIOn of the excess area m the fonn of a
separate parcel If ItS fonn and SIze are sufficIent for constructIOn OtherWIse, the excess
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area IS dIvIded between homeowners m equal shares or m proportIon to the normatIve sIze
of each parcel

Homeowners of neIghbormg condomImums may combme 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

5 1 The amount of land tax and/or rent taken for a land share of each homeowner
may be establIshed by the followmg formula

T = R x L, where

T - IS the amount of land tax and/or rent, m roubles
R - IS the land tax rate and/or rent rate for the appraIsed zone of resIdentIal SIte
L - IS the SIze of Ideal land share of each homeowner

5 2 Before the SIze of homeowner land shares IS establIshed m a condomImum, the
amount of land tax and/or rent may be calculated based on a smgle average land share ratIO
that equals I In thIS case the SIze of the Ideal 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 m condomImums are
regIstered, the amount of land tax and/or rent IS re-calculated m accordance WIth the
establIshed parcel SIze and IS determmed by the formula gIven m p 5 I

85



--------------------
Table Land share ratios per square meter of total apartment area

BUlldmg scale

Planmng scheme 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21
of development and

more
Large-scale mdustna1 development of 305 - 90s

L shaped

iii 3,7 145 1,15 0,8

Lmear shaped

E1 2,4 1,15 085 0,7

Penmeter
U shaped

•
1,7 0,95 0,75 06

Standard
parameters 2,62 1,90 1,60 1,38 1,24 1,17 1,10 0,96 0,93 0,90 0,87 0,81 0,74 0,72 069 0,67 0,66 0,65 065 0,64

accordmgto
current SNIPs

Recommended
mlmmum 1,5 0,87 0,65 0,5

parameters for
allocatIOn of new

parcels*

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

~
~
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