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Carolyn Ristau is a Land Use Planner specializing in 
zoning and land development ordinances. She 
writes and edits reports, plans, proposals, and 
ordinances that are readable and implementable 
through plain language and storytelling. She 
previously worked in the City of Pittsburgh's zoning 
division and at several local non-profits focused on 
housing development and community engagement. 
Inspired by her work experiences, Carolyn is 
researching morality, zoning, and redevelopment, 
particularly how morality is built into zoning code 
regulations both overtly in the purpose section of 
many cities' ordinances and covertly in the actual 
regulations themselves. This research is currently 
supported by the Pennsylvania Housing Finance 
Agency's 2022 Kathy A Possinger Housing Policy 
Fellowship. Carolyn graduated summa cum laude 
from the University of Pittsburgh in 2012 with a BA in 
Urban Studies. She is also the author of "Zoning 
Adventures: A Home Addition Paper Chase."
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National Context
Average Land Area of Residential Zones 

in Major US Cities

Single Family Other
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National Context – Common Reforms
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Single-Family Zoning Context
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Residential Zoning by Race
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Blue = White residents
Green = Black residents
Pink = Asian residents



Pittsburgh’s Current Residential Zones

Zoning District Type Square 
Miles

Percentage of City’s 
Residential Land

Single-Family (R1D, 
R1A, P, & H) 34.03 78%

Two-unit (R2) 4.38 10%

Three-unit (R3) 0.26 0.6%

Multi-unit (RM) 3.09 7%

Various (RP) 1.58 4%

Source: Pittsburgh Zoning Map
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Pittsburgh’s Current 
Multi-Unit Districts

> 80% Black

high student population

RM (Multi-unit) Zoning District

City Boundary
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Mostly Single-unit Zoning
BUT
Many Multi-unit Housing

Pittsburgh’s Existing Built Environment

Railroad Tracks
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Mostly Multi-unit Zoning
BUT
Mostly Single-unit Housing

Pittsburgh’s Existing Built Environment

Railroad Tracks
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Race, 
Redlining, 
& Zoning

Pittsburgh Current Zoning Map

Not Good & Bad

Okay & Good

Mostly Multi-unit Zoning
AND
93-96% Black

Mostly Single-unit Zoning
AND
4-55% Black (and decreasing)

Railroad Tracks

Pittsburgh 1937 HOLC “Redlining” Map
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Impact of Multi-Unit Zoning 
on Black Neighborhoods

Taking housing stock away 
from homeownership options

1957 1967
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Impact of Multi-Unit Zoning 
on Black Neighborhoods

Taking housing stock away 
from homeownership options

Today Today
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Impact of Multi-Unit Zoning 
on Black Neighborhoods

Large Setback Requirements
Atypical Conditions

Today
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Source: Collective Action, White Flight, and the Origins of Racial Zoning Laws 1917 Supreme Court
Buchanan v. Warley



Project Approach
Hypothesis: 
Pittsburgh’s current residential zoning districts are based on race.

Residential Zoning by Race - Carolyn Ristau - 6/24/2022



Project Approach

1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020

1927
Zoning Map
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Project Approach

1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020
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1937
HOLC Map

Source: Mapping Inequality



Project Approach
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1967
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Project Approach

1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020

2022 
Zoning Map
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Source: Pittsburgh Zoning Map
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Results Coming Early 2023
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Greg Prichard is Lower Merion Township’s Historic 
Preservation Planner. He serves as staff liaison to the 
Township’s two historic review boards while crafting 
historic preservation-focused planning goals. He 
received a Master’s degree in Historic Preservation 
Planning from Cornell University. 
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• Historic Preservation
• Adaptive Reuse
• Public Gathering Space
• Trail & Transit Connections





Lower Merion
Historical
Society



Lower Merion
Historical
Society



E. Hexamer & Son, 1891







The Penn Group



The Penn Group



The Penn Group



Philadelphia Inquirer
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Trail Connections
From Pencoyd Landing

- Cynwyd Heritage Trail

- Schuylkill River Trail

- Manayunk Towpath Trail

- Main Street, Manayunk

- Wissahickon Trail

- City Avenue Trails



City Avenue/“Golden Mile”

Site of Pencoyd Farm, 1684-1964





Zoning Restrictions and Incentives Made the Project Better

- Trail requirement

- Parking reduction for access provided to public transit (bridge easement)

- Required setback to Historic Resources

- Public gathering area required through zoning
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Maggie Dunn, AICP, is the Outreach Coordinator for 
the Mitigation Division in FEMA Region 3 where she 
works at the intersection of urban planning and 
natural disasters. Her work focuses on helping 
communities better understand and reduce their risk 
to flooding and developing strategic partnerships at 
the state, local and federal level to advance 
resilience. Recently, she has led the facilitation of a 
State-FEMA working group on prioritizing equity in 
mitigation programs. Prior to FEMA, she consulted 
with the Philadelphia Water Department to advance 
green stormwater management solutions in the City. 
She has a master’s degree in Urban Planning from 
the University of Pennsylvania and a bachelor’s 
degree in Biology from Goucher College.
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Vaccinating Thousands: 
One Urban Planner’s Experience Supporting 
Equitable Vaccination Outreach

Maggie Dunn, Mitigation Outreach Specialist, FEMA R3
margaret.dunn@fema.dhs.gov



The Mission



Pandemic Home Life Pandemic Work Life

Emerging from Lock Down



Your typical urban planning office……



The Challenges



Logistical Challenges

 2 different vaccination sites
 Convention Center

 Esperanza

 2 different vaccines
 Pfizer

 J&J

 Pfizer required two doses

 Public perception of J&J



Societal Challenges

 Existing inequities in Philadelphia

 Poverty: Philadelphia is the poorest large city in 
the US with 23.3% of Philadelphians living 
below the poverty line 

 Digital Access: It is estimated that up to 16% of 
Philadelphia households have no broadband 
data access of any type 

 Literacy: As of 2012, it was estimated that 52% 
of Philadelphians were functionally illiterate 

 Mistrust of government

 Mistrust of medical professionals / vaccine trials 



March 6, 2021: “Vaccine Lines are Long in Philly, and So Are the Wait Lists”



April 28, 2021: “Thousands Of COVID-19 Vaccine Doses At Pennsylvania Convention 
Center In Danger Of Going To Waste”



Finding my place in the mission.



The Analysis



Early data driven attempts 
at outreach



Esri to Google



Integrating Data for Action

Commercial Corridors + Low Vax Census Tracts



Tracking our Canvassing 





The Outreach



Developing a Plan

Super Sparkly!



Mid-Mission Vaccine Outreach

 Challenge: Getting appointment through 
online system determined to be biggest 
hurdle for social vulnerable populations

 Main Message: We can help you get an 
appointment.

 Key Tactics:
 Partnership with food distribution centers for 

vaccine registration stations

Mid April 2021



Street Canvassing

 Multi-organization teams

 FEMA & FEMA Corps

 Phila Public Health

 AmeriCorps

 Philly Counts

 Supported both vaccination sites

 Commercial corridors in under vaccinated 
census tracts

 Materials in over 10 languages



Outreach Impacts 

681
businesses reached 



Over 345,000 
Vaccines 

Administered
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Zoning Bloopers & Curiosities: 
Zoning Morals



A Day in the Life of a Zoning Employee

Zoning Bloopers & Curiosities - Carolyn Ristau - 10/3/2022
https://thenounproject.com/icon/queue-2367030/

I’d like a 
permit.

What kind?

A permit.
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Storage of spent Pickle Liquor

Official Headquarters for the Association of Holy Childhood

Blah, Blah, 
Blah

‘97 OCT 32

(Shindig & Hullaballoo)

7010



Zoning’s Purpose: To Promote or Protect . . .

. . . Health, . . . Safety,

Source: Inside Climate News Source: Edsys

. . . Welfare,

Source: CNN
Zoning Bloopers & Curiosities - Carolyn Ristau - 10/3/2022

. . . and Morals 
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Adult Coin Operated Movie Machines

(issued on order of Common Pleas Court)
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(Not an adult bookstore)

Zoe’s Christian Book Store
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Classroom for instruction in photographer’s modeling.
All students to be over high school age and not more
than 10 students at any one time.
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Zoning’s Purpose: To Promote or Protect . . .

. . . Morals

Source: CNBC

• In establishing the Standard 
Zoning Enabling Act in the 
1920s, Herbert Hoover sought 
to solve “the moral and social 
issues” through city building. 
(Knack et al.)
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…why?

“the insulation of the single-family 
detached dwelling was the primary 
objective of the early zoning ordinances, 
and this objective is predominant today”

The Zoning Game 1966 p. 3-4
Richard Babcock

Apartment buildings are “mere parasites”
Euclid v. Ambler 1926
US Supreme Court

Source: Chicagology
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Once Upon a Time…
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and Now…

Zoning Bloopers & Curiosities - Carolyn Ristau - 10/3/2022



and Now…
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Source: Tacomahistory.com Source: Forbes.com
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2 ½ story Dwelling with 15 light Housekeeping Units
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3 apartments, 2 sleepers
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One family dwelling

Two units to remain vacant Total of three dwelling units
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44 SWELLING UNITS



Why Do We Zone?

. . . Health, . . . Safety,

Source: Inside Climate News Source: Edsys

. . . Welfare,

Source: CNN
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. . . and Morals 



And for whom?
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What if we zoned…

(2) To Promote Compassion, Inclusion, and . . .  

Source: Dribble.com

(1) To Create Housing for All

Zoning Bloopers & Curiosities - Carolyn Ristau - 10/3/2022
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Molly is a planning, zoning, and public engagement 
specialist, currently working as a consultant for 
Bergmann in Rochester, NY. She would define 
herself, however, as a full-time planning geek and 
zoning nerd. Molly has a wide range of experience 
in the field of planning, having worked in both the 
public and private sectors and served on her local 
City Planning Commission. She has completed over 
40 community planning, enhancement, and 
regulatory efforts, each incorporating their own form 
of public outreach. Molly believes the success of a 
project lies in engagement, going beyond simply 
sharing information or putting a “check in the box," 
creating opportunities for people to participate in 
and direct the process.
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The Good, The Bad & Public Engagement
Molly Gaudioso, AICP
mgaudioso@bergmannpc.com | (585) 498-7971 



How are we doing?





I found a sandwich in one of your parks and I want 
to know why it didn’t have mayonnaise?!



Ditch the “Town Hall”



Get the word out.



Meet people where they are…





Get online!



Foster conversation.



Ask meaningful questions.



Engage through experience.



Picture it!





A tale of empowerment.
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