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What is zoning?
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Zoning is a tool to control the use of private land.

Traditional zoning dates back to the early twentieth century.

Traditional zoning is most widely adopted from Euclidean zoning  - named after the U.S. supreme court 
case that upheld it – focuses on the type and intensity of land uses and separates incompatible uses.

A Euclidean zoning ordinance has two parts:

• A text that outlines the types of zones ( land uses and their specifications)
• A map that shows the location of the various types of zones (districts).

Euclidean zoning governs each parcel in a district.

What is zoning?
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What is zoning?

➢Each zoning designation has a set of attributes including:

• Land use

• Lot size

• Setbacks

• Building coverage

• Building size (floor area ratio FAR)

• Building height

• Density

• Parking

• Landscape
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What is zoning?

➢ These set of attributes creates an envelop for each lot/parcel in which development 
can take place.

For example, in a low-density residential zone, the ordinance would specify the use (e.g. single-
family unit), setback dimensions ( a house has to be a certain number of meters from the street and 
from the neighbours), the floor area ratio ( a calculation of the amount of allowable construction in 
relation to the lot size). It also outlines the amount of required parking.

➢ All these attributes can be adjusted to meet planning goals.

For example, if a municipality wishes to encourage concentrated development in this area, all it 
would have to do is increase the number of allowable units, reduce the setbacks, and increase the 
FAR.
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Regulating Land Use
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Regulating land use

• Agricultural

• Residential

• Commercial (or business)

• Industrial (or manufacturing)

The basic use categories in most communities are:

Zoning regulations typically define districts by uses.
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Regulating land use – example of zoning, map no.1
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Regulating Intensity
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Regulating intensity

➢ There are four basic measures of intensity in zoning:

1. Residential intensity measured in dwelling units per acre

2. Minimum lot sizes 

3. Commercial and industrial intensity measured in floor area ratio (FAR), which is the maximum number 

allowed for the ratio of the floor area of the proposed building to the land area of the lot on which it will 

be built (thus, an FAR of 2 would allow a building with twice the floor area of the lot)

4. Indirect intensity regulation through maximum height restrictions (if a building can be only two stories 

high, that imposes a significant limit on the total intensity of use at that location).
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Regulating intensity

➢ Intensity varies by zoning district. 

➢ Intensity of use and unit type distinguish one 

residential district from another. Thus, a 

community may have three single-family 

residential districts, allowing development on 

1-acre, half-acre, and quarter-acre lots, 

respectively, and three multifamily districts, 

allowing eight dwelling units per acre, twelve 

dwelling units per acre, and sixteen dwelling 

units per acre.
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Regulating intensity
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Local Zoning Examples
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سكن ب: التصنيف 

متر18: ارتفاع البناء 

طابق5: عدد الطوابق 

%42: النسبة المئوية 

%210: النسبة الطابقية 

متر5: ارتداد امامي 

متر4: ارتداد خلفي 

3: ارتداد جانبي 

متر مربع750: الحد الادنى لمساحة  قطعة الأرض

2011لعام ( 5)نظام الابنية والتنظيم للهيئات المحلية رقم 

Zoning in Palestine
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Non-traditional Zoning Approaches
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Non-traditional zoning approaches

➢ Over time, city planners have created new forms of zoning: 

• Performance zoning

• Incentive zoning

• Inclusionary zoning
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Performance Zoning
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Performance zoning

➢ Performance zoning was invented in the 1970s.

➢ This type of zoning ordinance has fewer specific restrictions on land use but requires development 
to meet a flexible set of general standards. For example, a performance zoning ordinance may 
simply require buildings in a commercial area to be no larger than a certain number of square meter 
in size but have few other restrictions as long as general standards are met.

➢ Performance zoning organizes land uses according to their ability to meet clearly stated community 
goals.

➢ Since its invention, many cities have adopted performance zoning, often overlaying its provisions on 
pre-existing Euclidean codes.

➢ Performance Zoning for residential development has the primary objective of protecting natural 
resources (e.g. wildlife habitat, ground/surface waters, forest blocks, etc.), followed by providing 
flexibility in design. 
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Performance zoning

Three primary performance criteria are:

• Minimum open space

• Maximum density

• Maximum impervious surface
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Performance zoning

➢ A special type of performance zoning is the Planned Unit Development (PUD)/ clustered 

zoning.

➢ This designation allows for the arrangement of a large, multi-acre site to meet standards 

as a whole even though individual lots may not be in compliance. A PUD provision might 

call for 30 percent open space but allow it to be met in a park, thus permitting clustered 

housing within the site.
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Incentive Zoning
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Incentive zoning

➢ Some cities have used incentive to achieve planning goals

➢ Incentive zoning offers developers bonuses such as additional allowed square meters in exchange for 

the provision of a given feature. 

➢ Transit stations, public gardens are typical features that a city might acquire through incentive zoning.

For example, a developer willing to set aside an area for open space conservation may be allowed to 

develop a taller building, which not only would be more profitable for the developer but also would create 

more open space for the community.

➢ The results of such zoning have varying qualities! Need for impact assessment!
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Inclusionary Zoning
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Inclusionary zoning

➢ This type of zoning is similar to incentive zoning but provides for a greater level of 

development when a proposal includes elements beneficial to the community, such as 

low-income housing - (incentive zoning for social goals).

➢ For example, some cities and towns have zoning ordinances that allow for developers to 

increase the overall amount of housing development on a piece of land if the 

development includes affordable housing for low-income residents,  an additional 

housing unit for every unit that is set aside for affordable housing.
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