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SUMMARY 
At the last Ordinance Review Committee meeting, Staff was asked to provide example zoning 
districts to assist in the Committee’s review and discussion about zoning in the Chesterfield Valley. 
Four examples are attached to this report to provide examples of differing approaches to creation 
of traditional zoning districts. 
 
There has also been continued discussion on the extensive use of planned districts for commercial 
and industrial developments within the Chesterfield Valley. Discussion thus far has compared the 
recently adopted land use plan and policies for the Valley to the zoning in place to implement this 
vision (106 planned district ordinances to implement the Regional Commercial and Light Industrial 
land use designations). This creates a lack of consistency within these land use designations 
between parcels and a lack of predictability on what parcels can be developed for.   
 
The continued reliance on nearly exclusive use of planned districts continues to increase the burden 
on the Department of Planning for creation and amendment of planned districts, as well as 
continued increases in time required for administration of creating new ordinances that regularly 
only apply to a small area. An example of this was given at the last meeting where it was discussed 
that a particular planned district in the Valley permits fast casual restaurants where only reusable 
silverware is permitted. Fast casual restaurant is not a term in the UDC. This level of detail within 
the ordinances reduces transparency for property owners and adjacent parcels on the future use of 
the site and creates a system where the Department of Planning will have to continue to grow given 
the complexity and growth in the number of ordinances. 
 
Three additional items are attached to provide historic information on this topic. In 1994, the City 
hired a consultant to provide a review of the City’s Zoning and Subdivision Ordinances. Since the 
reports were issued, the City has made several changes to address some of the concerns raised (e.g. 
differing definitions between different portions of code, structure of the code, and incorporating 
landscape and architectural guidelines into code requirements). Most notably, the changes that 
were made were included in the adoption of the Unified Development Code in 2014. 

I. 
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While some of the recommendations within the 1994 reports have been completed, there is 
substantial discussion on the use of planned districts that is still relevant today. The materials are 
provided with relevant sections highlighted. These are not provided to reinforce the proposed 
recommendations from 1994, but rather to highlight that many of the same issues that are being 
discussed by the Ordinance Review Committee in 2021 have been consistently discussed through 
the years. This critique and issues paper have many relevant points to the current discussions. 
 
A third item, “Diagnosis and Annotated Outline: Unified Development Ordinance” has been 
provided. This report recommended changes to the structure of the City’s development ordinances 
(Zoning and Subdivision) to be consolidated into a single Unified Development Code (UDC). The City 
did adopt a UDC in 2014; however, this process did not fully implement the recommendations from 
the 2002 report. In adopting the UDC, the Public Hearing report to the Planning Commission from 
May 12, 2014 included the following statements: 
 

In 2003, the Department of Public Services, at the direction of the City Council, 
began the process of drafting and creating a Unified Development Code for the 
City of Chesterfield.  This Unified Development Code (UDC) would simply be a re-
formatted compilation of the original zoning code and all subsequent 
amendments.  The UDC would repeal and replace the individual Zoning Code 
document, the multiple individual amendments, and incorporate all of the related 
code documents into one compilation dealing with all development codes.  The 
UDC includes all development standards, performance criteria, and review 
processes for development activities throughout the City.  As this project was 
underway, the City continued to update many regulations and requirements 
related to a variety of development standards.  Staff has incorporated the new 
development criteria that has been previously reviewed and approved by the 
City Council with all other existing regulations and standards and codified all 
such items into a single document known as the Unified Development Code.  
(Emphasis in original staff report).  
 
It is extremely important to note, that there are no new or changed development 
criteria incorporated into this UDC. This UDC is simply a formatted codification 
of all existing and previously approved standards and criteria.  No new 
requirements or standards are being proposed or have been written into this 
UDC. (Emphasis in original staff report). 

 
This 11 year effort addressed many of the recommendations within the 2002 report (and 1994 
reports); however, it was specifically called out that the changes did not include changes to 
development requirements or procedures. The 1994 and 2002 reports highlighted concerns with 
development criteria, discretionary reviews, and procedures that have not been addressed and the 
issues continue to be raised today. 
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RECOMMENDATION  
The Committee began reviewing the zoning in the Chesterfield Valley at the specific direction of the 
Planning and Public Works Committee. Over the past two meetings, there has been considerable 
time and discussion about the City’s current system for zoning in the Chesterfield Valley. In order to 
continue productive discussion, Staff recommends that the Ordinance Review Committee start with 
answering the following questions: 
 

1. Is there consensus that the current use of 106 planned district ordinances, with the 
expectation that this number will continue to grow, should be consolidated into a set of 
traditional zoning districts?  

 
While we are asking for consensus on this topic, we are notably not looking to dictate what 
the outcome of this should be (e.g. should there be one or seven districts in the Valley), but 
rather that there is agreement that we should be working toward a smaller number of 
consistent regulations. 

 
2. Is there consensus that the prevalence of planned districts should be revised so that a use 

of traditional zoning district is the typical process, with tools available for the exceptions? 
In other words, should we have a system where the majority of development is done by 
following a defined set of requirements with developments seeking flexibility being the 
exception? 
 
Again, we are not looking to define exactly what this would be, but that we have consensus 
on the direction we are moving in. 

 
If there is affirmative consensus on the two items above, discussion from the Ordinance Review 
Committee should then focus on how we move forward with these changes. While Staff believes 
implementation of these changes will halt the growth of the burden (and associated costs with 
Staffing to implement this system), the changes that would be required would be significant 
revisions to the code. The Department is not staffed to take on the additional tasks that would be 
required to complete these tasks. As evidenced by the process of adoption of the UDC which did 
not include revisions to procedures or standards, efforts of this nature are significant. 
 
 
Attachments: Creve Coeur, MO General Commercial Zoning District 

Sun Prairie Suburban Industrial (SI) Zoning 
Smart Code: Model Town Center Zoning Ordinance 
Norfolk, VA Commercial Base Zoning Districts 

  2002 Diagnosis and Annotated Outline: Unified Development Ordinance 
1994 Land Use Development Ordinance Critique 

  1994 Issues Paper #2 

  
 









A. The purpose of these standards is to guide the appearance of development (i.e., new con-
struction, building additions and site alterations) occurring within the Suburban Industrial 
(SI) zoning district, so that areas zoned for Suburban Industrial use, including the Sun Prairie 
Business Park, have a consistently high quality and character.

B. The following design standards shall be met for any of the following activities that occur on 
properties located within the Suburban Industrial (SI) zoning district:

1. New development, 
2. Redevelopment, 
3. Expansions or alterations of buildings greater than 2,500 SF, or 
4. Expansion or reconfiguration of loading or parking areas 

Compliance with these standards is required in addition to the general performance standards 
of Chapter 17.36 of the zoning ordinance. In the event of conflicting provisions, the more re-
strictive shall control.  

C. Applicants who cannot meet one or more of the standards due to space constraints or oth-
er conditions, or proposed to meet the intent of a standard by other means, may seek relief 
through the approval of a conditional use permit.  A conditional use permit may be approved 
provided that the city determines that the following standards are met:

1. The requested use is compatible with existing or planned surrounding land uses;
2. Exceptions or reductions from landscape bufferyard and screening standards are kept to a 

minimum;
3. The public benefit resulting from flexibility in design standards are justified; and
4. The standards for all conditional use permits contained in Section 17.44.050 are met.
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SUBURBAN INDUSTRIAL (SI) ZONING
Illustrated Design Standards

City of Sun Prairie

Pursuant to Section 17.36.230
City of Sun Prairie Municipal Code
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a. Concrete curb shall be required in all parking, 
circulation drives, islands, between principal 
building and street frontage, except in cases of 
breaks for pedestrian walkways, bicycle paths 
or stormwater runoff per an approved storm-
water management plan. 

b. All sites shall provide safe pedestrian or bicycle 
connections to the public right-of-way. Side-
walks shall be a minimum of 5 feet wide, or 10 
feet for multi-use paths.

c. The minimum throat length of access drives 
shall be 25-feet, unless a greater length re-
quired by Section 17.36.040(J). 

d. Landscape islands shall be provided within 
parking areas at a rate of not less than one (1) 
island per each linear row of twenty (20) spac-
es. All tree islands shall be a minimum of eight 
(8) feet wide, measured from inside the curb. 

e. Parking areas shall not extend into required 
setbacks or bufferyard areas. 

D. SITE DESIGN STANDARDS. It is the intent of this section to ensure safe vehicle 
and pedestrian circulation patterns, to encourage an aesthetically pleasing, 
high quality setting, and to mitigate visual and environmental impacts associ-
ated with on-site activities, such as parking and storage.   
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Breaks in the curbing is allowed for sidewalks/
pathways (left image) and/or for approved 
stormwater management purposes (right).

The landscape island shown above is at least 
eight feet from back of curb, which meets sub-
section (d).



a. Loading dock(s) shall not face or be highly visible 
from a public street or residentially-zoned prop-
erty. Where this requirement is infeasible due 
to situations such as multiple street frontages or 
limited lot size, the loading dock(s) shall be sit-
ed and/or screened (per Section 17.36.230(F)) 
to mitigate undesirable views, noise and light 
associated with the loading dock and its use.  

b. Below-grade doors providing access to under-
ground parking are allowed on any facade.

c. At-grade garage doors designed for vehicular 
entry to the building, excluding those identified 
in (b) of this section, shall not face the primary 
street frontage. 

d. At-grade garage doors, excluding those identified 
in (b) of this section, along the side of a building 
visible from a public street shall meet at least two 
of the following criteria:

i. Overhead door panels shall be 100% clear 
glass.

ii. Pavement providing access to the garage door 
shall not exceed thirty (30) feet in length 
from the door, excluding a drive aisle.  

iii. Views of this pavement area and the garage 
door(s) shall be partially obscured from the 
street with screening and/or landscaping at 
least three feet in height, consistent with the 
standards of Section 17.36.230(F). 

e. Dumpsters, trash and recycling containers, 
street-level mechanical equipment (e.g, gas me-
ters, air conditioners, etc.), and any permitted 
outdoor storage shall be located or screened, per 
Section 17.36.230(F), so that they are substan-
tially hidden from view from any adjacent pub-
lic street, highway corridor, and/or residentially 
zoned property.  This provision does not apply 
to solar panels or fixtures, which are encouraged.
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Main Street Overlay: Site Design Standards
8. Drive thru lanes shall not be located between the building and a street right of way unless ap-
proved as a conditional use.. Screening of drive-thru lanes to address headlights shining into street 
traffic lanes or nearby residential properties shall be provided. Menu boards, ATMs and vehicle 
idling areas shall be located a sufficient distance away from property lines so as not to be a nuisance 
to adjacent residential properties, and shall meet the noise standards contained in 17.36.090 of the 
Zoning Ordinance.

9. Loading and delivery areas shall be provided on-site, and shall not be located between the princi-
pal building and the street. Loading docks shall be screened with landscaping or a decorative wall 
when visible from a public right of way or adjacent properties. 
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Examples of creatively arranged site plans 
that locate drive-thru lanes away from the 
primary street frontage—allowing the 
buildings to front the street. 

Place loading areas, if needed, at the rear 
of the site and screen them from view 
from the street and adjacent homes. 

Decorative Wall
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Loading dock is in the sideyard and is 
partially screened by the decorative wall, 
meeting subsection (a).

At-grade overhead doors visible from a public 
street shall meet at least two of the three de-
sign criteria illustrated below.

This building has overhead doors with 100% 
clear glass panels (i.), and minimal access 
paving to doors outside of the drive aisle (ii.)

The screening  in the front yard obscures the 
view of the overhead door (iii.)

The coated chain link fence and landscaping 
help screen the mechanical equipment.



a. Utility appurtenances, such as transformers, 
telecommunications devices, equipment switch-
ing boxes and other utility cabinets, shall be 
located and oriented to allow visual screening 
from public rights of way, neighboring parcels 
and pedestrian walkways on the same parcel, 
while allowing maintenance access.  This provi-
sion does not apply to solar panels or fixtures, 
which are encouraged. 

a. Roof signs, interchange signs, pole/pylon signs, and projecting signs are prohibited. 
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Utility cabinet is screened on three sides by 
shrubs

Interchange Sign* 
(prohibited)
* Per Section 17.40.020(27), “Interchange sign” means a 
freestanding sign located in an interchange sign district, whose 
height may exceed eight (8) feet if a pylon sign or fourteen (14) 
feet if a ground or covered pole sign.  

Pole/Pylon Sign 
(prohibited)

Projecting Sign 
(prohibited)

Roof Sign (prohibited)

Monument Sign 
(allowed)

Wall Sign 
(allowed)



This page intentionally left blank.

This document is formatted for two-sided printing.

6



a. All buildings on a property, including acces-
sory buildings, shall utilize a consistent design 
style, materials and color palette.

b. Any facade greater than one hundred (100) feet 
in length, measured horizontally, shall incorpo-
rate at least two (2) of the following techniques. 

i. Wall plane projections or recesses having a 
depth of at least one (1) foot and extending 
at least twenty percent (20) percent of the 
length of the facade. 

ii. Height variations, with a minimum of 
twenty (20) percent of the facade differ in 
height from the rest of the facade by at least 
four (4) feet, measured eave to eave or par-
apet to parapet. 

iii. Variation in building material and/or color.

iv. The establishment of repeating patterns of 
building articulation along the full length 
of the facade.

v. Landscaping at intervals along the facade 
that incorporates conifer trees of at least six 
feet in height at time of installation.  

a. Buildings shall have clearly defined, highly visible 
customer entrances featuring architectural ele-
ments, such as canopies or porticos, overhangs, ar-
cades, raised parapets, arches or roof forms.  

7

SUBURBAN INDUSTRIAL ZONING: Building Design Standards
E. BUILDING DESIGN STANDARDS. It is the intent of this section to promote qual-
ity design and material selections while allowing for flexibility to avoid rigid 
uniformity of design.   
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SUBURBAN INDUSTRIAL ZONING: Site Design Standards

The examples below each employ multiple 
techniques to add design character to buildings 
more than 100 feet in length (b).

Wall projections and repeating patterns along 
the entire facade.

Wall projections/recessions, height variations 
and repeating patterns along the entire facade.

Wall recesses, height variations, material 
changes and repeating patterns along the entire 
facade.

The building entry is clearly defined with 
an expansive glass wall, bold red accent 
overhang, and placement of wall sign.



a. Rooftop mechanical equipment, including pow-
ered vents, but not including solar panels or fix-
tures, shall be substantially hidden from view 
from any adjacent public street, highway corri-
dor, and/or residentially zoned property using 
one of the following techniques:

i. On pitched roofs equipment shall be located 
on the least visible side of the roof.

ii. On flat roofs there shall be a parapet wall to 
hide equipment.  Installation of equipment  
that extends higher than the parapet will be 
allowed if that equipment is set back from the 
wall a sufficient distance so as not to be vis-
ible from any adjacent public street.

iii. Where equipment cannot be hidden through 
siting and building design, the equipment 
shall be screened with a solid fence or pan-
el that matches the color of the nearest wall 
(when on a flat roof) or the color of the roof 
(when on a pitched roof).  Such screening 
should generally be several times wider than 
the equipment, but no taller than the equip-
ment, to avoid the effect of creating simply 
a larger vertical protrusion.  The screening 
system shall be considered as part of overall 
building design and review.

b. If still partially visible from adjacent public street, 
rooftop mechanical equipment and venting sys-
tems (including passive vents) shall match the 
color of the roof or corresponding facade (which-
ever is visible with the equipment).  
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The below examples illustrate techniques 
to reduce visibility of rooftop equipment 
from public view (excluding solar panels or 
fixtures).

(ii.) The parapet wall and its location on the 
roof help hide the condensing unit from street.

(iii.) As shown above, the screening covers 
multiple pieces of equipment.  This is pre-
ferred over individually screening equipment, 
as shown below.

(i.) The rooftop equipment is placed on the 
least visible side of the pitched roof.

Street

Equipment

Solar 
Panels

SUBURBAN INDUSTRIAL ZONING: Building Design Standards
Ro

of
to

p 
Eq

ui
pm

en
t &

 V
en

tin
g 

Sy
st

em
s

3



a. The following exterior cladding materials are 
permitted: face brick, precast/poured concrete 
panels, concrete masonry units (CMUs), cut 
stone, metal wall panel and siding systems, 
EIFS, stucco, and clear or lightly tinted glass. 

b. For any facade facing the public street, the fol-
lowing exterior cladding materials shall not 
cover more than forty (40) percent of said fa-
cade, either individually or in aggregate of: 
smooth-faced concrete masonry units (CMUs), 
and metal wall and siding panel systems. 

c. The following exterior cladding materials are 
prohibited: vinyl, wood, corrugated metal, 
gravel aggregate or horizontal seam metal sid-
ing.  (Examples, in order, shown below)

d. Building materials susceptible to damage by 
vehicles or maintenance equipment, including 
metal siding/panels and EIFS, are prohibited 
on the lower three (3) feet above grade adjacent 
to a paved and/or lawn area. 

e. Exterior cladding finishes and colors are sub-
ject to the following requirements: 

i. All materials and finishes shall be low re-
flectance. 

ii. Colors shall be subtle, neutral and/or earth 
tone on 90% of each facade.

iii. Brighter colors, including primary colors, 
may be used as an accent, covering no more 
than 10% of any building facade.

iv. High intensity, metallic or fluorescent fin-
ishes are prohibited.

v. The use of corporate colors on exterior 
cladding is permitted, within the preceding 
limitations.

9

Cut Stone

Metal Panel
Clear Glass

Ribbed 
Metal Siding

Face Brick
Smooth-
Faced 
CMU

Dark-
Tinted Glass Metal Siding

EIFS

Cut Stone
Dark- 
Tinted Glass

Concrete Panel

Lightly-
Tinted Glass

The examples below illustrate varying exterior 
building materials.  Those listed in BLACK are 
permitted, BLUE are restricted by subsection 
(b), and RED are prohibited by subsection (c).

The bright orange color is allowed as shown on 
the left facade, but exceeds 10% on the right 
facade which is prohibited.
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a. All areas not covered by structures or impervi-
ous surface shall be planted and/or preserved 
with permanent vegetation to include turf, 
ground covers, shrubs, trees and associated 
mulch or decorative stone.

b. All required parking islands shall include a 
canopy tree not less than two (2) inch caliper. 

c. Landscape islands and medians shall be a mini-
mum of eight (8) with a tree or four (4) feet 
wide with no tree, measured from inside the 
curb.  

d. Use of native plantings is encouraged.

F. LANDSCAPE DESIGN STANDARDS. It is the intent of this section to encourage 
high quality of environmental sensitivity and landscape design.  The standards 
below are required in addition to the City’s Landscaping and Bufferyard regu-
lations (Section 17.32) and Fencing Standards (Section 17.36.200).

11

These images illustrate well-maintained landscaped areas.

Min. 8-FT

Min. 2” 
Caliper

Too Narrow 
(4-FT Min.)

In the above image, the mulched area no longer 
has adequate mulch to comply with this ordi-
nance.
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a. All screening, if required by Section 17.36.230(D), 
shall use one of the techniques described below. 
Alternative screening methods can be proposed 
and may be considered in lieu of the techniques 
listed below. On pitched roofs equipment shall be 
located on the least visible side of the roof.

i. Architectural design of the building, such as a 
parapet, wall reveal, or decorative wall exten-
sion.

ii. Decorative solid fencing, of sufficient height, 
including wood, vinyl, or metal.  

iii. Coated chain link fencing in either dark green 
or black, in combination with evergreen land-
scaping

iv. Decorative wall (excludes smooth-faced 
CMU) of sufficient height

v. Evergreen vegetation, at least three (3) feet 
tall when planted with a mature height great-
er than six (6) feet, and planted in accordance 
with the spacing recommendation for the 
species selected, such that the specimens will 
grow together to form a solid screen at ma-
turity, 

vi. Earth berm with supplemental landscaping, 
minimum of three (3) feet at mature height, 
or

vii. Combination of the above techniques

b. Fencing and decorative walls shall complement 
the style and color of the primary building.

c. Fencing and decorative walls greater than one 
hundred (100) feet in length along a street front-
age shall incorporate supplemental landscaping 
along the street side of the screening element. 

 

All required landscaping and screening/fencing shall be con-
tinuously maintained and replaced as necessary over time. 
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The screening techniques shown below meet 
subsection (a).

(vi.) Earth berm w/ supplemental landscaping

(iv.) Decorative Wall

(iii.) Coated chain link fence w/ evergreens 

Non-
DecorativeDecorative

(ii.) Solid Decorative Fence (left is allowable, 
while the right image is prohibited)

(i.) Parapet Wall

(v.) Evergreen Trees
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SUBURBAN INDUSTRIAL ZONING: Landscape Design Standards



Rationale: The maximum permitted height restrictions established are based upon the firefighting equipment available 
to the fire department as of the effective date of this title, the existing and planned character of neighborhoods within each 
zoning district, and the compatibility of a proposed use with existing similar uses within the city. Consideration to exceed 
the maximum building height limit may be made and approved through a conditional use permit if the following standards 
can be met: 

A. The structure is equipped with internal firefighting mechanisms approved by the fire department or the fire de-
partment has firefighting equipment available to them to effectively fight a fire in the structure of the proposed height. 
B. The proposed maximum building height does not exceed the maximum structure height allowed for that area of 
the city regulated by the “Height Limitation Zoning Map, Dane County Regional Airport, Madison, Wisconsin.” 
C. The proposed maximum building height is found to be compatible with existing and planned land uses adjacent 
to the subject site. 

Table 17.24.040, Standards for Non-Residential Bulk
* Refer to Section 17.32.050 
regarding minimum paved 
area setbacks to accommo-
date required street frontage 
landscaping.

 

 

 

 

 

 

 

 

 

 

1 150 25 30 20 30 20 5* 30 40
2 150 25 35 20 35 20 5* 35 40
3 150 25 40 20 40 20 5* 40 40
4 150 25 45 20 45 20 5* 45 40

Minimum 
Building 

Separation 
(feet)

Maximum 
Building 
Height 
(feet)

Paved 
Area 

(feet)

Front or 
Street 
(feet) Res 

(feet)
Res 

(feet)
Nonres 
(feet)

Nonres 
(feet)

Minimum Setbacks

Side From Rear From

Suburban 
Industrial 

(SI)

Zoning 
District

Development 
Option (or 
Maximum 

No. of Floors)

Min. Lot 
Width 
(feet)

1 25% 0.7 1 acre* (na) 
2 30% 0.75 2 acres (na) 
3 33% 0.8 3 acres (na) 
4 35% 0.85 4 acres (na) 

Suburban 
Industrial 

(SI) 

Zoning 
District

Minimum Lot 
Area  (sq. ft. )  

(MLA)

Maximum 
Floor Area 

Ratio  
(FAR)

Minimum 
Landscape 

Surface 
Ratio      
(LSR)

Maximum 
Number 
of Floors  

(#F)

Maximum 
Building 

Size (sq. ft.)  
(MBS)

Maximum Floor Area Ratio is the maximum permitted ratio calculated by dividing the total gross floord area of all build-
ings on the site by the gross site area (GSA). “Gross floor area” is defined in Section 17.08.040. 

Minimum Building Size is the maximum total gross floor area which a building is permitted to contain. “Gross floor area” 
is defined in Section 17.08.040. 

Maximum Number of Floors is the maximum number of full floors a building is permitted to contain. “Full floors” is defined 
in Section 17.08.040. 

Minimum Landscape Surface Area Ratio is the minimum permitted percentage of the gross site area (GSA) which must 
be preserved as permanently protected landscaped area. LSR is calculated by dividing the total landscaped area of a site by 
the gross site area (GSA). GSA is calculated in Section 17.20.030(C)(1). “Landscaped area” is defined in Section 17.08.040. 

Table 17.20.050, Standards for Non-Residential Intensity
 * Reduction in lot area from one acre to thirty thou-
sand (30,000) square feet is permitted as a conditional 
use per Section 17.44.050, with site plan for end use of 
the property demonstrating full compliance with all of 
the requirements of the city code. 
 

 

 

 

 

 

 

 

 

 

1 150 25 30 20 30 20 5* 30 40
2 150 25 35 20 35 20 5* 35 40
3 150 25 40 20 40 20 5* 40 40
4 150 25 45 20 45 20 5* 45 40

Minimum 
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Separation 
(feet)
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Height 
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Area 

(feet)

Front or 
Street 
(feet) Res 

(feet)
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Nonres 
(feet)

Nonres 
(feet)

Minimum Setbacks

Side From Rear From

Suburban 
Industrial 

(SI)

Zoning 
District

Development 
Option (or 
Maximum 

No. of Floors)

Min. Lot 
Width 
(feet)

1 25% 0.7 1 acre* (na) 
2 30% 0.75 2 acres (na) 
3 33% 0.8 3 acres (na) 
4 35% 0.85 4 acres (na) 

Suburban 
Industrial 

(SI) 

Zoning 
District

Minimum Lot 
Area  (sq. ft. )  

(MLA)

Maximum 
Floor Area 

Ratio  
(FAR)

Minimum 
Landscape 

Surface 
Ratio      
(LSR)

Maximum 
Number 
of Floors  

(#F)

Maximum 
Building 

Size (sq. ft.)  
(MBS)
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Development on lots designated as suburban industrial (SI) shall also comply 
with the standards shown below.

SUBURBAN INDUSTRIAL ZONING: Non-Residential Standards
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The following ordinance model establishes a town center (TC) that 

serves as a high-density, high-intensity, mixed use employment 

center. Three types of subdistricts are authorized (see section 102, 

below). 

The model ordinance describes, in section 104, a set of permitted 

uses, which are slightly different for each use district. While every 

community may not want to establish and map all three different 

types of districts, this table offers guidance for the types of uses 

that might be allowed if the community opts for the three-district 

alternative.

Note that drive-in facilities are not allowed uses in the TC districts 

because of the potential of interfering with the desired pedestrian 

orientation of the land-use mix. Similarly, the TC districts also re-

quire a certain level of transparency for ground-floor retail to give 

buildings a human scale (see section 112). In core areas such as town 

centers, setbacks are critical; this model allows setback averaging up 

to a maximum of 12 feet to reflect the context of adjoining buildings 

(see section 108). 

CHAPTER 4.3

Model Town Center 
Zoning Ordinance

PRimARy smART gRowTH  
PRinCiPlEs AddREssEd: 

•  Mix land uses

•  Create walkable 
neighborhoods

•  Foster distinctive and 
attractive places

s
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101. Purpose
The purposes of a town center (TC) district are to:

(a)  Promote development of a compact, pedestrian-oriented town center 
consisting of a high-intensity employment center, vibrant and dynamic 
mixed use areas, and residential living environments that provide a broad 
range of housing types for an array of housing needs;
(b)  Promote a diverse mix of residential, business, commercial, office, 
institutional, educational, cultural, and entertainment activities for work-
ers, visitors, and residents;
(c)  Encourage pedestrian-oriented development within walking distance 
of transit opportunities at densities and intensities that will help to sup-
port transit usage and town center businesses; 
(d)  Promote the health and well-being of residents by encouraging physi-
cal activity, alternative transportation, and greater social interaction;
(e)  Create a place that represents a unique, attractive, and memorable 
destination for visitors and residents; and 
(f)  Enhance the community’s character through the promotion of high-
quality urban design.

Comment: These “generic” purpose statements reflect the intent of typical town 
center-style districts. Actual purpose statements should reflect the objectives of the 
plans that the code is intended to implement. 

102. Subdistricts
The TC district consists of three mapped subdistricts that reflect the existing 
and desired places within the town center area. They are:

(a) TC-1, Town Center Core Subdistrict. The TC-1 subdistrict is primarily 
intended to encourage and enhance the high-intensity office and employ-
ment center function of the town center’s core area. The TC-1 subdistrict 
regulations support the town center’s role as a hub of regional importance 
for business, communications, office, government, retail, culture, educa-
tion, visitor accommodations, and entertainment. The district regulations 
support a mix of large-scale office, commercial, public, recreation, and 
entertainment uses. The TC-1 district also accommodates mixed use and 
residential projects as important components of the area’s vitality. 
(b) TC-2, Town Center Mixed-Use Subdistrict. This subdistrict is primar-
ily intended to support mixed-use (residential/nonresidential) projects 
with active ground-floor uses within one-quarter of a mile of the TC-1 
district. 
(c) TC-3, Town Center Residential Subdistrict. This subdistrict is primarily 
intended to accommodate moderate- to high-density residential develop-
ment and small-scale ground-floor commercial uses with residential units 
above. The district also accommodates low-intensity office development 
compatible with the residential character of the TC-3 district. 

Comment: This model suggests a basic framework consisting of three districts. The number 
of districts needed to implement town-center planning objectives will vary from community 
to community, reflecting the types of places and activities that exist within the area as well 
as the community’s agreed-upon vision for its town center area. Note that, if desired, the 
TC-2 and TC-3 subdistricts can be combined if the distinctions between them are perceived 
as too fine for regulation or are simply not needed in a particular community.

103. Definitions
As used in this ordinance, the following words and terms have the meanings 
specified below:

Floor area ratio. The ratio of a building’s gross floor area to the area of the lot 
on which the building is located.
Gross floor area. The sum of the gross horizontal areas of several floors of a 
building measured from the exterior faces of the exterior walls or from the 
centerline of walls separating two buildings. Gross floor area does not include 
basements when at least one half the floor-to-ceiling height is below grade. 
Gross floor area does not include accessory parking, attic space having a floor-
to-ceiling height less than seven feet, exterior balconies, uncovered steps, or 
inner courts. 
Mixed use building. A building that contains at least one floor devoted to allowed 
nonresidential uses and at least one devoted to allowed residential uses.
Setback. The open, unobstructed area required to be provided between the 
furthermost projection of a building and the adjacent property line. 

Figure 4.3.1. Town center districts 
promote compact, pedestrian-oriented 

development with a diverse mix of 
residential, business, commercial, 
entertainment, and other uses for 

workers, visitors, and residents. 
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Table 4.3.1. “TC” ZOning DisTriCTs Use Table

 subdistrict
specific Use Type  TC-1 TC-2 TC-3
Residential
Household Living
•  Artist Live/Work Space, above ground floor  P  P  P
•  Artist Live/Work Space, ground floor  N  C  P
•  Dwelling Units, above ground floor  P  P  P
•  Dwelling Units, ground floor  N  C  P
Group Living
•  Assisted Living  C  C  C
•  Group Home  C  C  C
•  Nursing Home  C  C  C
•  Temporary Overnight Shelter  C  C  C
•  Transitional Residences  C  C  C
•  Transitional Shelters  C  C  C
Public and Civic
Colleges and Universities C C N
Cultural Exhibits and Libraries P P C
Day Care P P P
Hospital C C C
Lodge or Private Club P P N
Parks and Recreation P P P
Postal Service P P N
Public Safety Services P P P
Religious Assembly P P P
School C C C
Utilities and Services, minor P P P
Utilities and Services, major C C C
Commercial
Animal Services
•  Shelter/Boarding Kennel  N  N  N
•  Sales and Grooming  P  P  N
•  Veterinary  P  P  P
Artist Work or Sales Space P P P
Eating and Drinking Establishments
•  Restaurant  P  P  P[1] 
•  Tavern  P  P  C[1]
Entertainment and Spectator Sports
•  Small (1–149 seats)  P  P  N
•  Medium (150–999)  P  P  N
•  Large (1,000+)  P  C  N
Financial Services  P  P  P[1]
Food and Beverage Retail Sales  P  P  P[1]
Gas Stations N N N
Lodging
•  Small (1–16 guest rooms)  P  P  P
•  Large (17+)  P  P  N
Medical Service  P  P  P[1]
Office  P  P  P[1]
Parking, Commercial (nonaccessory) C C C
Personal Service (including health clubs and gyms)  P  P  P[1]
Repair Service, Consumer (including bicycles)   P  P  P[1]
Residential Storage Warehouse N N N
Retail Sales, General  P  P  P[1]
Vehicle Sales, Service, and Repair  N  N  N
Industrial
Manufacturing, Production and Industrial Services
•  Artisan (hand tools only; e.g., jewelry or ceramics)  C  C  N
Other
Wireless Communication Facilities
•  Colocated  P  P  P
•  Freestanding (towers) C C C

 
[1] Allowed only in buildings containing more than 50 dwelling units and may only be located on the first or second 
floor. Individual business establishments are limited to a maximum of 5,000 square feet in area. Larger establishments 
or expansions beyond 5,000 square feet require conditional use approval.

P = permitted by right; C = conditional use; N = not allowed
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104. Allowed Uses
Uses are allowed in “TC” zoning districts in accordance with the use table 
of this section. 
Comment: This use table should be refined to reflect local characteristics and plan-
ning objectives. 

105. Floor Area Ratio
All development in TC districts is subject to the following maximum FAR 
standards:

Table 4.3.2. DisTriCT MaxiMUM  
flOOr area raTiO

TC-1  [varies: 3.0–7.0]
TC-2  [varies: 3.0–5.0]
TC-3  [varies: 2.0–3.0]

Table 4.3.3. DisTriCT MaxiMUM  
lOT area per Dwelling UniT

TC-1  [varies: 200–400 square feet]
TC-2  [varies: 200–400 square feet]
TC-3  [varies: 300–700+ square feet]

Table 4.3.4. DisTriCT MaxiMUM  
bUilDing heighT

TC-1  [varies: 5 stories to unlimited]
TC-2  [varies: 4–7 stories]
TC-3  [varies: 3–5 stories]

Comment: Table 4.3.2 suggests a typical range of FAR standards that may be appro-
priate for buildings within the boundaries of a TC district. In establishing proposed 
standards, communities will want to survey existing development to ascertain typi-
cal FAR ranges within the various areas to be covered by the district. Care should be 
taken to ensure that allowed FAR levels are high enough to encourage moderate- to 
high-intensity buildings, while not setting the allowed levels so high that new build-
ings would be out of scale with the surrounding areas. In underdeveloped town center 
areas, communities may want to consider increasing the maximum allowable FAR to 
accommodate larger buildings.

106. Lot Area per Unit (Density)
All residential development in TC districts is subject to the following standards 
for lot area per dwelling unit:

Comment: Within the types of urban and semiurban settings where a TC district 
is likely to be applied, it is fairly common to regulate residential density in terms 
of the amount of lot area required per dwelling unit. It should be noted that some 
jurisdictions—notably Seattle—have chosen to abandon residential density stan-
dards in village center and mixed use commercial areas. The thinking behind such 
an approach is that density is already indirectly regulated by many other controls, 
such as building codes, parking requirements, FARs, maximum height limits, and 
setback controls. If the community wants to encourage residential development, 
the logic goes, why not remove the sometimes-arbitrary control that density limits 
represent. 

107. Building Height
All development in TC districts is subject to the following maximum building 
height standards:

Comment: Communities that want to promote building forms compatible with the 
physical context of the existing area will want to establish maximum building heights. 
Height limits can also play an important role in protecting neighborhoods on the 
periphery of the town center area. Building step-backs (skyplane) standards should 
be used to soften the height transition between town center–style districts and lower-
intensity neighborhood districts.

When height limits are used, they should be calibrated to reflect FAR and building 
coverage limits. To calculate the number of building stories required to make full use 
of the allowed FAR, divide FAR by the maximum building coverage. If, for example, 
the maximum FAR allowed is 2.0 and the maximum building coverage allowed is 66 
percent, it will require a building of three or more stories to achieve the full FAR (2.0 ÷ 
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0.66 = 3.03). When no building coverage 
limits apply, maximum building height 
limits (in stories) should be established at 
no less than 1.5 to 2.5 times the allowed 
FAR (e.g., three to five stories in a district 
that allows an FAR of 2.0). In mid- and 
high-rise districts, the rule of thumb is 
typically three to four stories for each ad-
ditional 1.0 FAR. 

108. Setbacks
(1) No minimum front or streetside 
building setback is required. 

(2) The maximum front and streetside 
building setback may not exceed the aver-
age front yard depth of the nearest two lots 
on either side of the subject lot or 12 feet, 
whichever is less. (See Figure 4.3.3.)

(a) If one or more of the lots required 
to be included in the averaging cal-
culation are vacant, such vacant lots 
will be deemed to have a yard depth 
of zero feet.

(b) Lots fronting a different street than 
the subject lot or separated from the 
subject lot by a street or alley may not 
be used in computing the average.

(c) When the subject lot is a corner 
lot, the average setback will be com-
puted on the basis of the two adjacent 
lots that front on the same street as 
the subject lot.

(d) When the subject lot abuts a cor-
ner lot fronting on the same street, 
the average setback will be computed 
on the basis of the abutting corner lot 
and the nearest two lots that front on 
the same street as the subject lot.

(3) The following exceptions to the 
maximum front and street side building 
setbacks apply:

(a) A portion of the building may be 
set back from the maximum setback 
line in order to provide an articulated 
façade or accommodate a building 
entrance feature, provided that the 
total area of the space created must 
not exceed one square foot for every 
linear foot of building frontage. 

(b) A building may be set back far-
ther than the maximum setback in 
order to accommodate an outdoor 
eating area. In order to preserve 
the continuity of the streetwall, the 
building may be set back no more 
than 12 feet from the front or street-
side property line, or at least 40 
percent of the building façade must 
be located at the maximum setback 
line. The total area of an outdoor 
eating area that is located between 
a public sidewalk and the building 
façade may not exceed 12 times the 
building’s street frontage in linear 
feet. (See Figure 4.3.3.) 

Figure 4.3.2. 
Location of 
lot lines and 
setbacks.

Figure 4.3.3. Calculating setbacks.

Figure 4.3.4. Exceptions to minimum front  
and streetside setbacks.

Duncan Associates
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Comment: Rather than mandating a zero-foot “build-to” line for all properties in 
TC zoning districts, this model offers flexibility to accommodate contextual setbacks, 
reflecting the setbacks of adjacent buildings. Paragraph (2) allows buildings to be set 
back to reflect the building setbacks of neighboring buildings. Special provisions are 
also included to accommodate building recesses and setbacks for building entries and 
outdoor seating areas.

(4) The minimum rear setback must be [0–30] percent of the lot depth.

Comment: The appropriate minimum building setback will depend on lot and devel-
opment patterns in the area. When alleys abut the rear of lots, no rear setback may be 
necessary, except perhaps for upper floors. On the other hand, when TC-zoned lots will 
abut the rear property line of low- to moderate-density residential lots, buildings in 
TC districts should be set back from rear property lines in order to protect the privacy 
and open feeling expected within residential rear yards. 

(5) No interior side setbacks are required in the TC district, except when TC-
zoned property abuts R-zoned property, in which case the minimum side-yard 
setback required in the TC district must be the same as required for a residential 
use on the abutting R-zoned lot.

Comment: Streets within town center areas are often lined with buildings that span 
the entire width of the lot. The standard proposed here will help reinforce that pattern, 
while also ensuring that a “typical” residential side yard will be provided in areas 
abutting neighborhood residential zoning districts. 

109. Off-Street Parking
(1) One off-street parking space must be provided for each dwelling unit.

(2) No off-street parking is required for nonresidential uses in TC-1 district 
unless the gross floor area of such uses exceeds twice the area of the lot, in 
which case off-street parking must be provided at a minimum ratio of [one 
or two] spaces per each 1,000 square feet of gross floor area in excess of twice 
the lot area. 

(3) No off-street parking is required for nonresidential uses in TC-2 district 
unless the gross floor area of such uses exceeds the area of the lot, in which case 
off-street parking must be provided at a minimum ratio of [one or two] spaces 
per each 1,000 square feet of gross floor area in excess of twice the lot area. 

(4) No off-street parking is required for nonresidential uses in TC-3 district unless 
the gross floor area of such uses exceeds 5,000 square feet of gross floor area, in which 
case off-street parking must be provided at a minimum ratio of [one or two] spaces 
per each 1,000 square feet of gross floor area in excess of 5,000 square feet. 

(5) All off-street parking spaces must be located to the rear of the principal 
building or otherwise screened so as to not be visible from public right-of-way 
or residential zoning districts. 

Comment: Although many ordinances require 1.5 or two parking spaces per dwelling 
unit, the nature of most TC-style districts warrants consideration of lower residential 
parking ratios, such as one space per unit (lower perhaps for affordable units, elderly 
housing, and areas with excellent transit accessibility). Exempting certain sizes of non-
residential uses from compliance with off-street parking requirements will help promote 
pedestrian-oriented character and encourage use/reuse of storefront retail space. 

110. Indoor/Outdoor Operations
All permitted uses in the TC districts must be conducted within buildings 
unless otherwise expressly authorized. This requirement does not apply to 
off-street parking or loading areas, automated teller machines, or outdoor 
seating areas, alone or in connection with restaurants.

111. Floor-to-Floor Heights and Floor Area of Ground-Floor Space
(1) All nonresidential floor space provided on the ground floor of a mixed use 
building must have a minimum floor-to-ceiling height of 11 feet.

(2) All nonresidential floor space provided on the ground floor of a mixed use 
building must contain the following minimum floor area:

(a) At least 800 square feet or 25 percent of the lot area (whichever is 
greater) on lots with street frontage of less than 50 feet; or 

(b) At least 20 percent of the lot area on lots with 50 feet of street frontage 
or more.

Comment: In areas with strong residential real estate markets, ground-floor space is some-
times viewed as an afterthought or an incidental area, particularly when developed by those 
with a poor understanding of mixed use development. In other words, if profit margins are 
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high enough on the residential units, inexperienced developers may have no incentive to make 
ground-floor commercial space attractive and actually usable for retail activities. These types 
of provisions can help ensure that ground-floor space will meet the needs of future retailers 
and not sit vacant for years after upper-floor residential units have been leased or sold. 

112. Transparency
(1)  A minimum of [60–75] percent of the street-facing building façade between 
two feet and eight feet in height must comprise clear windows that allow views 
of indoor nonresidential space or product display areas. 

(2) The bottom edge of any window or product display window used to satisfy 
the transparency standard of paragraph (1) above may not be more than [3–4.5] 
feet above the adjacent sidewalk. 

(3) Product display windows used to satisfy these requirements must have a 
minimum height of four feet and be internally lighted. 

Comment: There is always a possibility that merchants will choose to block required windows 
with display shelves, signs, and other visual obstructions, either because they view windows 
as a security concern or because they desire to maximize product display area. This ordinance 
does not expressly prohibit this practice because of the difficulty of enforcing such prohibi-
tions. Moreover, the most important objective is that buildings be designed to include such 
pedestrian-oriented features rather than later having to retrofit existing storefront designs.

113. Doors and Entrances
(1) Buildings must have a primary entrance door facing a public sidewalk. 
Entrances at building corners may be used to satisfy this requirement. 

(2) Building entrances may include doors to individual shops or businesses, 
lobby entrances, entrances to pedestrian-oriented plazas, or courtyard entrances 
to a cluster of shops or businesses. 

Comment: Requiring ground-floor windows and sidewalk-facing entrances help 
make for a more pleasing pedestrian environment. People are attracted to spaces with 
interesting pedestrian-scale views and visually appealing elements, such as window 
displays. Identifiable and accessible building entrances make it easier for pedestrians 
to navigate the area and thus encourage them to spend time there.

114. Vehicle and Driveway Access
No curb cuts are allowed for lots that abut alleys.

Comment: Driveways that cross sidewalks disrupt pedestrian movements and pose safety 
threats. They should be the rare exception in neighborhood-oriented mixed use districts.

115. Drive-through Facilities
Drive-through facilities for vehicles are prohibited in all TC districts.

Comment: Some communities may elect to treat businesses with drive-through facilities as 
a conditional use, requiring case-by-case approval. When that approach is used, standards 
should be included requiring that drive-through windows be located behind the building and 
that pedestrian circulation routes be protected from auto traffic. Note that this prohibition 
does not apply to service windows, such as a service window for an ice cream parlor.
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Figure 4.3.5. Transparency requirements 
of street-facing building facades and 
primary entrance doors facing public 
sidewalks help make for a more pleasing 
pedestrian environment. 
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