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Part I

Strategic Assessment

Introduction
In 2005, the City of Sioux City adopted a new
Comprehensive Plan called My Home, Our
Neighborhood, Everybody’s Hometown. This plan
sets out a vision for the growth, development, and
redevelopment of the City over the next 20 years –
through the Year 2025. That vision is implemented,
in part, through zoning (and subdivision) and
other land development regulations. Since the
Comprehensive Plan includes specific policy
directions (in the form of principles, guidelines,
criteria, and maps), the City is rewriting its zoning
and sign regulations so they are in closer alignment
with the Comprehensive Plan and its policies and
directions.

Like the Comprehensive Plan, each of these special
area plans includes policy considerations and
specific recommendations that will help guide the
regulatory provisions of the Zoning and Sign Code.
For instance, the Pierce Corridor Plan identifies the
appropriate land uses for each of eight study areas,
together with general recommendations as to
human-scale design, residential character, housing
affordability, alternative transportation modes, use
mixture, walkability, neighborhood integration and
impact mitigation, and public open space. This
guidance and these recommendations will be used
in crafting the regulations that are applicable to this
corridor, as well as in the update to the zoning map.

In addition to the Comprehensive Plan, the City has
undertaken and adopted a number of other studies
and special area plans. These plans include:

Purpose and Need

• City of Sioux City Strategic Plan, 2012-2015;
• Design Guidelines;
• Pierce Corridor Plan;
• Hamilton Corridor Plan;
• Geneva Corridor Plan;
• Historic Pearl District;
• Wesley Parkway Corridor Vision; and
• West 7th Street Corridor Improvement Project
(ongoing).

While the regulatory rewrite is intended to
implement the City’s plans and their policies and
recommendations, there are many other important
reasons for the Zoning and Sign Code. First, the
existing zoning and sign ordinances include many
good ideas, but leave room for improvement with
respect to their execution. Second, the existing
ordinances have been amended many times since
their original adoption, naturally resulting in internal
inconsistencies and organizational issues. So in
addition to substantive recommendations, this
Assessment includes recommendations for making
these ordinances easier to access, understand, and
use.
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Also, the Zoning and Sign Code will aim to address
the objectives spelled out in the Request For
Proposal (RFP), which are to:

The City includes many beautiful, highly livable
neighborhoods along with some that are “tired” and
warranting attention to preserve their values and
integrity.

INSET 1, DEVELOPMENT-RELATED ORDINANCES
Ch. 4.36

Signs

Ch. 4.78

Odor Control

Ch. 8.68

Noise Control

Ch. 12.16

Storm Water Management

Ch. 12.18
		

Construction Site Erosion
and Sediment Control

Ch. 17.20

Sidewalks

Title 22
		

Mobile Homes and Mobile
Home Parks

Title 24

Subdivision

Title 25

Zoning

1.

Ensure that the new Zoning Code implements
the City’s adopted Comprehensive Plan
(August 2005).

2.

Interface the new Zoning Code with the
adopted Design Guidelines.

3.

Work with the City Attorney to assure that the
Zoning Code meets the requirements of Iowa
State Statutes.

4.

Base the Zoning Code on sound principles
of smart growth, mixed-use, and sustainable
development.

5.

Incorporate land use-based and form-based
zoning provisions, which are to address the
design and land use recommendations of the
City’s various codes, ordinances, and plans.

6.

Include provisions that will help the City
achieve high quality infill and redevelopment
projects that are consistent with the context of
existing development in the area.

7.

Promote and support a multi-modal
transportation system.

8.

Maintain and enhance the fabric of existing
neighborhoods.

9.

Interface the new Zoning Code with other
ordinances of the City.

10. Include graphics that visually illustrate the
regulations and make the Code easier to use
and understand.
11. Logically organized the code so it is easier to
understand and is consistent in terms of the
processes and requirements.
12. Identify locations that may become a
nonconforming use under the proposed code
and zoning map.
13. Establish zoning for all properties within the
City.
A recommendation of this Strategic Assessment
is to consolidate all of the City’s developmentrelated ordinances into a Unified Development
Code (“UDC”) in order to enhance access, usability,
administration, and enforcement. The individual
ordinances that may be subject to integration into
a UDC are listed in Inset 1, Development Related
Ordinances. Through the course of the small
group interviews conducted in mid-September,
this recommendation was supported by those who
are involved in development. Specifically, they too,
recognize that there are important cross-overs
among the regulations and the procedures for
submittal, review, and approval. While a unified
code is not the outcome of this effort, the Zoning
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and Sign Code will be organized in a manner that
will accommodate unification and codification at a
later date. The benefits of UDC’s are spelled out in
in Inset 2, Benefits of a UDC.
In sum, the purpose of this Strategic Assessment
is to begin to create a “bridge” between the
Comprehensive Plan, special area plans, and the
new Zoning and Sign Code. It will provide strategic
direction for a sequence of Steering Committee
meetings, public workshops, and meetings of the
Planning and Zoning Commission/Zoning Board of
Adjustment and City Council during the course of
the project. In other words, this document is the
“jumping off point” for the work ahead.

Goals of the Zoning and Sign Code
In mid-September, a series of stakeholder listening
sessions were held for the Zoning and Sign Code
rewrite process. The outcome of these interviews
helped to produce the goals for the rewrite process.
These goals will be reinforced in each of the issue
outlines that will be used to facilitate discussion and
the decisions of the Steering Committee, as well
as in each of the draft modules of the Zoning and
Sign Code. Generally, the goals include, but are not
limited to:
• Reconciling the implementing regulations
with the vision, policies, and directions of the
Comprehensive Plan, as well as the special area
and corridor plans.
• Infuse best practices thinking into the code
to accommodate contemporary development
types.
• Re-establish the integrity of the well-established
neighborhoods and older commercial areas
through provisions that encourage reinvestment
while keeping intact the original, intended
character.
• Develop regulations that “fit” Sioux City by
being forward-thinking and helping to achieve
the outcomes envisioned by the plans yet, at
the same time, being realistic as to the level of
regulation and procedural rigor.
• Establish an increased level of certainty in the
development process by clearly articulating
the development standards and the process of
review and approval.
• Streamline the development process by:
1.

Spelling out clearly the standards of
development in the code so they are
consistently and fairly applied across all
similar developments;

Sioux City’s (1) existing Design Guidelines and
(2) My Home, Our Neighborhood, Everybody’s
Downtown Comprehensive Plan

INSET 2, BENEFITS OF THIS UDC
A UDC offers procedural consistency and a single
source of standards and definitions;
It greatly simplifies the amendment process helping to
ensure consistency among different codes;
It makes the regulations a great deal more user-friendly
for the development, real estate, and consultant
communities, as well as the day-to-day administration
of staff and appointed and elected officials;
There may be cross-referencing to ensure that all
related regulatory provisions are taken into account
pertaining to any particular development project or
proposal;
There is a single, consolidated set of definitions, which
helps prevent issues of interpretation and inconsistent
understandings;
The administration of all development-related codes is
consolidated into a single section thereby spelling out
the roles and responsibilities of each official and public
body, as well as the procedures for each development
submittal;
The permitting process can be documented in a single
location, which is helpful to identify crossovers in the
development approval and permitting processes;
The applications and procedures for all development
processes can be clearly defined, including use of flow
diagrams to illustrate the review process;
It may allow the application of subdivision
requirements to “zoning only” projects, such as
driveway access and site design for a single user site
plan when subdivision is not required; and
It improves the ability to track the total development
process from application to issuance of a building
permit and certificate of occupancy.
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2.

THE ROLE OF A CODE IN DEFINING “GOOD
NEIGHBORS”

Having fewer districts with more options
within each district so as to limit the necessity
for rezoning;

3.

At its most basic level, a Zoning and Sign Code is an
enforceable set of rules regarding what it means to
be a “good neighbor” with respect to the use and
development or redevelopment of land in the City.

Restructuring the use of planned
development so that it is permitted by
right subject to clear standards rather than
being used inconsistently or to impose the
application of the design guidelines;

4.

Of course, if everyone always agreed about what it
means to be a “good neighbor” — and if everyone
acted accordingly — then no city would need
development regulations. In theory:

More clearly spelling out specific standards
and requirements of development, e.g.
quantities, types, sizes, and locations of
landscaping materials;

5.

Setting out the role and authorities of the
individual development review bodies
and the procedures for each type of
development approval;

6.

Narrow the list of conditional uses in favor
of limited uses that may be administratively
approved in accordance with specified
standards;

7.

Limit the necessity for variances or minor
modifications by reason of nonconforming
situations that pre-existed the regulations;
and

8.

Codify the design guidelines and set out
their applicability as to when they are used
or not used.

Good neighbors do not interfere with the use and
enjoyment of each others’ property.
Good neighbors do not take more than their fair
share of community resources.
Good neighbors support community objectives
with respect to planning and development
and support each others’ functions (such as
residential and business) and property values.
Of course, in theory, the theory always works. In
practice, things are more complicated. First, even
though win-win situations are always preferred,
they are not always possible. Second, even if the
principles of being a “good neighbor” are broadly
supported, they will inevitably be interpreted
differently by different people, and in different parts
of a community.
The first rule is that good neighbors don’t interfere
with the use and enjoyment of each others’ property,
therefore the effort of creating a Code must be a
balance between the declaration that most local
leaders encounter:
“You cannot tell me what I can do with my land!”
And the equally emphatic belief:
“You should not let my neighbor do that!”
The balance that is ultimately struck varies greatly
among cities.

• Re-establish the City’s reputation as a place that is
clear about its desired standard of development
– and hence, community character - but is serious
about improving its development processes
and lessening the burdens on those who are
contributing to its economic development.
• In as much as possible (given different tax
structures, available infrastructure, etc.), “leveling
the playing field” among those for whom the
City is competing for economic development
by creating regulatory bonuses and incentives,
establishing standards and procedures for
“greenlight” review and approval, and creating a
positive development environment.
• Establish Sioux City as a place with a special
quality and desirable character of development
that establishes confidence as to “who your
neighbors will be” and improves property values
and return on investment.
• Creating regulations that are user-friendly, easyto-navigate, enforceable, and leave little (or less)
to interpretation.
• Formalizing standards and procedures for
establishing historic districts and properties and
the standards for preserving their historic richness.
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INSET 3, RELEVANT EXAMPLES OF POORLY
ARTICULATED STANDARDS

There are many examples throughout the current
zoning ordinance where the standards are vague
or unclear, which make them difficult to interpret
and follow. Among them are the following
provisions for planned development (see Section
25.74.0995S, Subchapter I):
“Perimeter Treatment. The perimeter of the
planned development shall be treated so as to
ensure compatibility with surrounding uses by
means such as provision of compatible uses
and structures, setbacks, screening, or natural
or man-made features”; or You cannot tell me
what I can do with my land!”
“Screening or parking and loading areas may
be required to protect neighboring residential
uses.”

• Protecting and preserving sensitive and valued
environmental features such as the Loess Hills, the
Missouri River environs, hillsides and ridgelines,
woodlands, wetlands, floodplains, and water
courses and bodies and their riparian areas.
• Continuing the development of and investment
in downtown.

Consistent, Effective, and Fair Enforcement
Zoning is one of the most powerful tools the City
has to shape its physical, economic, and natural
environments. Proper execution of this tool can
result in fluid (compatible and cohesive) existence
between business and residential communities;
however, misuse of zoning and regulatory authority
will nurture animosity, distrust between the public
and the administration, and frustration with the
development process. This is most often brought
about by poorly articulated or vague standards,
a cumbersome process that relies too heavily on
the process itself, and a lack of clear direction as
to an expected standard of development by way
of consistent decisions (see Inset 3, Relevant
Examples of Poorly Articulated Standards). Also,
poor or lacking standards can create situations that
are subject to litigation; neither of these scenarios
is advantageous to either side. Zoning regulations
and standards must be clear and concise in order
for not only the staff but also the public - including
both casual and technical users - to know what is
expected of them and their neighbors. Clear policy
and a reliable practice of enforcement are essential.

Procedural Simplification and Administrative
Streamlining
According to some stakeholder participants,
the current ordinances do not clearly define the
processes involved in obtaining approval, the
applicability of certain standards (e.g. design
guidelines), or the standards of review or criteria
used in making decisions. The submittal procedures
seem to be unclear and the timing of review is not
well known. Accordingly, a variety of changes are
recommended that will identify where standards
will be applied, who decides the application, and
under what circumstances a minor modification (or
variance) is warranted or allowable:
• The Code will be organized in an intuitive
manner whereby the standards and processes
are presented in respective sections rather than
blended together. For example, Chapter 25.03,
Stockyards Interim Development, contains Section
25.03.50 which provides for appeal provisions that
relate to this Chapter. Instead, this section will be
placed in an Administrative chapter whereby all
similar administrative provisions may be found.
• Each process required to obtain administrative
approval or public meeting or hearing approval
will be clearly spelled out in the Code. This will
include when a permit is required, its timing,
any exceptions, and who the permit is reviewed
and issued by, along with cross-references to
respective sections of the Code. Likewise, the
functions, powers and duties, and authorities of
each development review body will be spelled out
in their own section of the Code.
• Standards will be written clearly and with specificity
so applicants know precisely what’s required of
them. In many instances there will be a standard
established with several options as to the means
by which the standard may be met. For instance, a
bufferyard requirement between uses or districts
may establish a standard of opacity with several
options available using different bufferyard
widths, plant types and densities, and the use of
berms or fences. In this case, any one of a number
of options is permissible.
• Individual sections of the Code will include
applicability provisions so it is clear when
and under what circumstances the respective
standards are required.
• There will be provisions for an optional, and for
complex, multi-phase projects, a required “predevelopment” meeting that will provide an
opportunity for staff to assist the applicant with
the steps and requirements in the permitting
process.

6
Strategic Assessment

TABLE 1, DISTRICT RECONCILIATION AND CONVERSION
Comprehensive
Plan
Development Zone

Land
Use Plan

Rural

Rural
Residential

Current Zoning
Ordinance

New Zoning and
Sign Code

Current Zoning District

New
Zoning
District

Rural Residential “R”
Residential Estate “RE”
Single Family Residential “RS-120”

INSET 4, PROPOSED NEW DEFINITIONS (SEE PAGE 7)
Among many new definitions that are warranted in the
new code are:

Accessory Building or Structure
Accessory Use
Cluster
Façade
Intensity
Loading Space
Multi-family
Outdoor Storage
Parking Garage
Pedestrian View Plane
Permitted Use
Redevelopment
Rezoning
Seasonal Sales
Sign
Text Amendment

By-Right Development Options

Standard
Rural

Conservation
Planned

• The Code will include decision criteria, where
applicable, so applicants know what’s required of
them and the specifics to be considered by the
review body.

Better Standards, Flexibility (Options
Conform), and Incentives (Carrot v. Stick)

to

Standards related to structures (such as mass,
height, materials, differentiation, articulation,
transparency, architectural style, and architectural
accessories such as awnings), sites (such as
setbacks/build-to lines, bufferyards, screening,
parking, lot coverage), and streetscapes (street
furniture, lighting, sidewalk improvements, and
site access) should be given sufficient flexibility.
Flexibility allows for greater creativity and market
responsiveness, while achieving comparable,
acceptable results. In this way, there may be options
provided in the regulations, any or all of which meet
the City’s objectives thereby enabling flexibility
and design judgment on behalf of the applicant.
Bufferyards between uses offers a good example.
These can either be rigid and one-size-fits-all (such
as one tree per X feet or a standard 6’ fence) or
variable, meaning that different combinations of
distance, trees and shrubs, earthern berms, and
walls or fences may be used to meet a required
standard. A combination of these elements offers
flexibility as to how the standard is met, yet gives
each applicant their own decision. This also helps to
avoid visual monotony.
One area where the City can provide increased
incentive to the development community is
in reducing application processing time and
uncertainty. This can only be done, however, if
sufficient and well-articulated standards are put
in place to protect the community against any
potential negative impacts of a development.
Otherwise, the public will put increased pressure on
decision-makers to require even low-profile projects
to be subjected to rigorous, time-consuming,
and costly public processes. For example, a bed
and breakfast home may be allowed as a limited
use whereby it may be approved administratively
subject to the standards in the Code rather than
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as a conditional use (as currently required). This
would omit the lengthy (and costly) public hearing
process while achieving the same outcomes
through well-articulated standards. In this way,
the applicant for the bed and breakfast use need
only to demonstration their compliance with the
standards rather than having their plan reviewed
through a subjective process where the standards
or requirements are unknown and determined
solely by the Planning and Zoning Commission.
This approach greatly simplifies and shortens the
process and will result in consistent outcomes.
The existing zoning districts may also be simplified
by consolidating several existing districts into a
single district, and then establishing development
options within the district that are each permitted
by-right subject to the standards set out in the
Code (e.g. average lot size, minimum open space,
gross/net density, etc.). As shown in Table 1,
District Reconciliation and Conversion on page
6, the current R, RE, and RS-120 districts may be
combined into a single “Rural” district, which
would have standard, conservation, and planned
development options. Each option would preserve
the intended rural character by balancing lot size
with the required minimum open space to maintain
comparable densities. In this way, a developer may
choose large acreages or smaller lots clustered
around a high percentage of common open space,
each of which is permitted by right. This would allow
development while at the same time protecting
open space and resources and preserving rural
character.

Improve Navigability and Ability to Understand
Definitions, procedures, measurement techniques,
and substantive requirements should be separated
and then allocated into appropriate (and
appropriately named) sections. In this respect:
• Substantive development standards (e.g.
districts, uses, development yield, lot standards,
landscaping, parking, etc.) will be in their
own chapters and organized as set out in
the Annotated Outline (see Attachment A,
Proposed Annotated Outline).
• All development procedures will be established
and set out in a single chapter of the Code, similar
to Chapter 25.12, Administrative Procedures,
only each permit type will include provisions
setting out the approval criteria, procedures, and
decision authorities.
• All definitions will be set out in a single chapter
toward the end of the Code since these are for
reference rather than serving as the substantive
regulations. Generally, the definitions of the
existing zoning ordinance are provided in

Chapter 25.04, Interpretation – Definitions.
There are many definitions though, that are not
included but warranted to add sufficient clarity
to the regulations. Examples of new or additional
definitions include, but are not limited to those
highlighted in the inset. Examples of definitions
to be included are provided in Inset 4, Proposed
New Definitions on page 6. Having a robust set
of definitions will round out the development
regulations and leave less room for differences in
interpretation and, thus, allow for a much greater
degree of understanding and regulatory and
enforcement consistency.
• Measurements and calculations are a “hybrid”
of definition and substantive regulation. Their
importance to day-to-day code administration
justifies their promotion in the organizational
structure of the ordinance in each chapter
that includes a measurement or calculation
methodology. Examples of measurements and
calculations include: base site area, net buildable
area, density, floor area ratio, and building
coverage.

Creating a “User-Friendly” Code
A major purpose of the code rewrite process is to
make the new code “user-friendly.” Fulfillment of
that purpose requires an understanding of who the
users are and what they are looking for in their use or
application of the code. That understanding guides
the organization and vocabulary of the new Code.
The Target User: With respect to this Assessment,
the “target user” means the group of people who
are the primary audience of the Code. That is,
although many different groups of people will use
the code, understanding the primary user allows the
vocabulary of the Code to be most efficiently and
effectively selected.
With regard to the sign regulations, the “target
user” is not only a business person but also a
reviewing court. This is so because sign regulations
implicate often complex First Amendment issues,
and consequently, poorly drafted sign regulations
may be vulnerable to challenge. That is not to say
that sign regulations should be drafted in “legalese”
or must be overly complex. They should not. Rather,
except with respect to the severability clause (which
has important legal consequences, but no relevance
to the casual user or sign designer), the regulations
should be drafted in plain language.1
Other Users: Other key user groups, such as elected
and appointed officials, builders and real estate
professionals, who tend to use the code frequently,
will benefit from the structure and presentation that
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FIGURE 1, ELECTRONIC CODE PRESENTATION

Technical users should also be able to find clear
answers to their questions quickly. However, since
they are accustomed to reading and applying
technical regulations, the sections of the Code
that they are typically most interested in should be
presented after the sections that are most used by
casual users. These include provisions that answer
the following questions:
• With respect to project design:
1.

How much parking must be provided, and
what are the design criteria?

2.

What are the design standards for sites and
buildings?

3.

In areas set aside for landscaping, how much
landscaping must be provided, and what are
the design criteria?

• With respect to approval procedures:

The new Zoning and Sign Code will incorporate
diagrams, tables, and other graphics that help
illustrate and clarify procedures, use regulations,
and design principles.

result from calibrating the Code to the target users.
This is so because these groups have comparable
needs to the “target user” groups, and typically
have enough experience to readily understand
more technical concepts in land planning and
development.
Different types of users have different needs for
information. These different needs should affect
the organization of the Code, in that casual users
should have ready access to the information that
they need (without having to read through highly
technical material), and design professionals should
be presented with an intuitive structure that helps
them find the necessary information in an expedient
manner.
Casual users should be able to find clear answers
to general questions quickly. In other words,
information that answers their questions should be
presented first:
• What can I do with my land?
• What buildings and structures can I build -- and
how big?
• What, if anything, do I have to save?
• What kind of signs can I display -- and how big?

1.

What staff, boards, and commissions are
responsible for administering the Code?

2.

What
approvals
development?

3.

Who grants which approvals?

are

necessary

for

• With respect to administration:
1.

What rules apply to development that
conformed to the requirements of the prior
ordinances but no longer conforms to the
new Code?

2.

How is the Code interpreted and enforced?

3.

What do the words in the Code mean?

Set out in Attachment A, Annotated Outline is the
proposed content and organization of the Zoning
and Sign Code.

Improving Access to the Code
The Code will be drafted in enCode-360TM, which is
an Internet-based code publishing and codification
system that was developed specifically for meeting
the special demands of electronically publishing
complex, graphics-intensive documents like the
Zoning and Sign Code. (See Figure 1, Electronic
Code Presentation.) This online software will offer
the following benefits:
• It is Internet-based. Users with a password
can draft, edit, and publish the Code using a
maintenance module. The public can browse,
search, comment, download, and print individual
sections or the entire code.
•

Graphics, which will make the Code easier to
understand, are easily inserted, edited, and
viewable.
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STRUCTURE OF THIS STRATEGIC ASSESSMENT
After a brief introduction (Part 1), the strategic recommendations that are provided by this document are set out in
six parts, representing six different vantage points for evaluating the relationship between the existing regulations
and the City’s objectives:
Part 1 - Introduction sets out the purpose and
need, as well as the goals for the Zoning and Sign
Code rewrite process.
Part 2 - Policies and Preferences reviews the
Comprehensive Plan and each of the other
special area and corridor plans and makes
observations and substantive recommendations
for implementing the key policies of each plan.
Part 3 - Legal Authority and Context provides a
summary of the key state law provisions that will
be accounted for in the Code, along with legal
issues at the State and Federal levels.
Part 4 - Strategies for Enhancing Community
Character establishes a vocabulary for discussing
a land use system founded in the principles
of community character, and makes strategic
recommendations for protecting and enhancing
Sioux City’s character.

•

Text, tables, and figures are easy to view and also
dynamic, meaning they may include hyperlinks
to the definitions or other chapters or sections
of the Code.

•

Terms which need definitions are easy to spot in
the text. Hovering with the cursor over the term
will pull up the definition in a pop-up window.
Clicking on the term will link to the definitions
section.

•

The Code will include hyperlinking both within
and to outside resources. For example, an
individual section may be linked to the Iowa
statutes.

•

There is no wait between the time an amendment
is adopted and the time it’s published as the City
will be able to update and maintain the code inhouse.

•

It may incorporate multimedia and interactive
technologies, including integrated video; special
purpose calculators (e.g., parking, landscaping,
and signage); and GIS-based zoning maps.

Part 5 - Districts, Uses, and Standards outlines
strategic recommendations for simplifying
the district structure and aligning it with the
comprehensive plan, as well as streamlining the
structure and presentation of uses, and improving
upon the clarity of development standards.
Part 6 - Structure, Organization, and Presentation
lays out the proposed order of how the Code is
numbered and presented, along with means to
enhance its friendliness.
Part 7 - Procedural Assessment provides strategic
recommendations for procedural reform, in order
to enhance the efficiency and predictability of the
development review process.
Attachment A: Annotated Outline
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Policies and Preferences
The Relationship of Adopted Plans and
the Zoning and Sign Code
Comprehensive
Plan:
My
Home,
Neighborhood, Everybody’s Hometown

Our

The Comprehensive Plan is an official public
statement of the vision and policy for the future
growth and economic development of the City.
The State of Iowa enables cities to adopt zoning
ordinances to promote the “the health, safety,
morals, or the general welfare of the community
and empowering them to regulate and restrict the
height, number of stories, and size of buildings and
other structures, the percentage of lot that may be
occupied, the size of yards, courts, and other open
spaces, the density of population, and the location
and use of buildings, structures, and land for trade,
industry, residence, or other purposes as long
as they are in accordance with a comprehensive
plan.” (See Iowa Code 414, City Zoning §414.1.)
Put another way, the policies that are set out in
the Comprehensive Plan, as well as each of the
other special area plans, are intended to affect
public investments (in property, services, programs,
and infrastructure) and private property (the use
and development of private land), with the aim
of ensuring that public and private investments
work together to achieve a common vision for the
future of the community. Set out in in Table 2, Plan
Policies on page 12, are a few examples of policies,
recommendations, and statements from each of the
plans that bear significance for the Zoning and Sign
Code. Of course, there are many other policies and
recommendations in these plans, each of which will be

reviewed and integrated in the Code, as applicable
and practicable. These examples were selected to
illustrate the level of generality or, in some cases,
specificity that is typical of these plan documents.
The Comprehensive Plan though, functions as
an overarching policy guide that is designed to
influence the type, scale, pattern, and character
of future development. The plan itself does not
provide specific regulations regarding the use and
development of land. However, once adopted,
the plan is implemented through actions that are
consistent with its policies, including the adoption
of the Zoning and Sign Code as its implementing
regulations.
Observations
and
Potential
or
Probable
Comprehensive Plan Amendments: At this early
point in the process, the Assessment includes
several observations that may warrant eventual
consideration for amendment and updating of the
Comprehensive Plan. At the time of this Assessment,
the Comprehensive Plan is eight years old, which
will approach 10 years of age by the conclusion of
this process. As such, an update is warranted and
would significantly benefit by being tied directly to
and consistent with its implementing regulations.
The purpose of a plan amendment would be to:
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TABLE 2, PLAN POLICIES

• Future land use designations (conservation,
downtown, industrial, institutional, mixeduse community, mixed-use neighborhood,
mixed-use regional, parks and open space,
rural residential, suburban residential, and
urban residential);

Comprehensive Plan
1.

Encourage the development of mixed-use areas that serve
single and multiple neighborhoods.

2.

Encourage growth and infill that respects the urban,
suburban, and rural development patterns.

• Development and locational criteria of
neighborhoods, centers, corridors, and
districts; and

Design Guidelines
1.

Provide for building height guidelines through building step
backs.

2.

Provide for sign guidelines through type, material, and style.

Historic Pearl District
1.

Preserve and enhance the unique urban design of the
traditional downtown.

2.

Strengthen the streetscape design of the district to promote
pedestrian-friendly activities.

• Current and proposed new zoning districts.
3.

Revise and update the future land use plan to
provide a rationale policy basis for the zoning
map and to help guide decisions regarding
the timing and location of annexations,
coordinating capital infrastructure investments
to implement the growth plan, and the timing
and appropriateness of zone changes. The land
use designations in the plan must align with the
zoning districts so as to provide clarity, adequate
plan guidance, and intended outcomes.
Currently, the relationships among the different
zones, areas, and land use designations are
difficult to decipher and interpret thereby
limiting the effectiveness of the plan.

4.

Incorporate a thoroughfare plan (coordinated
with the 2025 LRTP of SIMPCO) that is consistent
with and tied to the future land use plan to
guide the functional classifications and general
alignments of the collector roadway system (in
addition to the highway and arterial network
provided by the LRTP).

5.

Establish a new chapter to address Infrastructure
and Growth Capacity, which would evaluate the
City’s utility systems and their capacities and
future requirements in the context of forecasted
growth, while also laying out a 10-year growth
sequencing plan. The City’s CIP would be
tied, in part, to the growth sequencing plan
as means for implementing it and ensuring a
sustainable and fiscally responsible pattern of
future growth.

6.

Incorporate an Economic Development chapter
to set out the City’s strategies for promoting
and providing incentives for development that
is consistent with the vision of the community
and the policies and other objectives of the
plan.

Hamilton Corridor Plan
1.

The Study should be adopted as an amendment to the
Comprehensive Plan.

2.

Rezonings from the study area should conform to singlefamily residence, general residence, community and general
business, and light manufacturing zones.

Geneva Corridor Plan
1.

Adoption of the Geneva Corridor Plan as an amendment to
Vision 2020; and an amendment to the Comprehensive Plan
to show an extension to Geneva Street to West 27th Street.

Pierce Corridor Plan
1.

Scale and form of development should be compatible with
surrounding development.

2.

New development should be centered around human-scale
design features.

3.

Encourage mixed-use development, where appropriate.

4.

Include shared use parking facilities.

West 7th Street Corridor Improvement Project
1.

Integration of pedestrian and bicyclist on West 7th Street.

2.

Mitigate negative impacts to property and business owners
through the Façade Improvement Program.

1.

2.

Review and validate the core values, vision,
and goals in the context of the current City
leadership and administration, and in light of
changing times and community preferences
and priorities.
Define and articulate the purposes, and then
reconcile the relationships between each of the
following:
• Future development zones (rural, suburban,
and urban);
• Growth and infill areas (re-establishment,
stabilization, conservation, emerging, new
growth, and urban reserve);
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7.

8.

Prepare a Housing and Neighborhoods
chapter that would seek to understand housing
conditions, availability, and affordability in
the context of what’s required to support
the population currently and in the coming
decades. This would also outline strategies and
recommendations for enhancing the integrity
of “tired” neighborhoods and the sustainability
of new neighborhoods.
Update the actions, responsibilities, and timing
of the implementation matrix to indicate
accomplishments and priorities for each of the
time intervals.

Reconciling the Development Zones, Land
Use Designations, and Zoning Districts: The
Comprehensive Plan establishes three development
zones, which are not defined as to their purposes
or how they relate to the future land use plan. In
fact, the development zone and future land use
maps are inconsistent as their boundaries do not
align with one another. This makes it confusing
and difficult to interpret and administer, particularly
for zone change requests where the zoning is to
be consistent with the Comprehensive Plan. The
primary difference is that the development zones
relate to development character (rural, suburban,
and urban) whereas the land use designations relate
to the general use of land (residential, commercial,
industrial, institutional, etc.). Instead, these
two should be reconciled and combined into a
character-based land use and zoning system. This is
explained in Table 3, Current and Proposed Land
Use Districts on page 14 and illustrated in Figure
2, Residential Land Use vs. Character on page 15.
To provide clarity and to achieve deliberate
development outcomes, it is proposed for there to
be a one-to-one relationship between the future
land use designations and zoning districts. In this
way, what’s shown on the land use plan is what the
property is (or will be) zoned, which makes it easy to
understand the relationship between the land use
plan and zoning map. More about the conversion
of the current development zones and land use
designations to the proposed land use designations
and zoning districts will be provided in Issue Outline
No. 1. Also, refer to Part 4, Strategies for Enhancing
Community Character for more information about
what “character” is and how it is used in land use
planning and zoning.
Design Guidelines
The Sioux City Design Works document was
submitted in January 2005. The purpose of the
design guidelines is to help articulate a collective
identity and to provide guiding design principles
for both new development and redevelopment
within the City. It was originally proposed that the

guidelines be adopted as an urban design element
of the Comprehensive Plan. To date, they have yet to
be incorporated into the plan or officially adopted.
The guidelines identify design principles based on
a transect character framework. They are organized
in five sections: Overall Guidelines, Parks and
Trails, Streets and Right-of-Ways, Site Design, and
Architectural Forms. Guidelines included in this
document include:
• Sign type, material, and style.
• Stepback approach for building heights to create
pedestrian scale.
• Creating alternative parking regulations for
site which are pedestrian, bicycle, and public
transportation friendly.
• Parking regulations based on typical parking
demand (vs. peak demand).
• Allowing reduction in parking requirements for
mixed-use developments.
• Architectural building standards including: tops
with a flourish; pier and spandrel; texture, depth,
and color; symbolic ornament; primacy of street
facades; reuse and renews; towers; transparent
storefronts; and block and building type.
Given the nature of the vision and guiding principles
and policy-oriented structure of the guidelines, it is
advisable that they be included in the Comprehensive
Plan upon is update, which is scheduled to occur
sometime after the completion of this project. Those
portions of the guidelines that are substantive and
in the form of definitive, quantifiable standards are
proposed to be incorporated into the Zoning and
Sign Code. Generally, this will include:
Redefining the transects into the character-based
land use and zoning districts (See Table 3, Current
and Proposed Land Use Districts on page 14);
• Setting out the guidelines as general design
objectives in the respective sections of the Code
(e.g., landscaping, tree preservation, hardscaping,
lighting, signage, site design, parking). Those
that are not within the scope of this Code will
be excluded (e.g. stormwater, soils and grading,
parkland dedication, trails and pathways, street
cross-sections, etc.).
• Comparing and reconciling, as needed, the
recommended minimum and maximum front
(principal and major arterial and residential and
commercial collector), side, and rear setbacks,
frontage buildout, and building stories with those
of the current code and using them to establish
the setbacks, frontages, and heights for the
districts set out in the new Code.
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TABLE 3, CURRENT AND PROPOSED LAND USE DISTRICTS
Development
Zone

Current Land Use Proposed Land Use
Designations
Designations

Characteristics

Rural

Rural Residential

Rural

Agriculture or ag-related businesses or
very low density residential uses

Suburban Residential

Suburban Residential

Small acreages or smaller lots clustered
around common open space, each with
comparable densities

n/a

Suburban Commercial

Limited commercial uses that are of a
residential scale and appearance

n/a

Business Park (Office/
Industrial)

Office and limited (light) industrial uses
in a campus-setting

n/a

Semi-Urban Residential

Conventional low density
neighborhoods

Urban Residential

Compact, higher density neighborhood
with multiple housing types

Mixed-Use
Community

Auto-Urban Commercial

Conventional commercial sites and
centers

Downtown

Downtown

Pedestrian-oriented urban core with
mixed uses, high floor area ratios (FARs),
and on-street or structured parking

T6

Mixed-Use Regional

Activity Center

Large-scale, mixed use development

T5

Industrial

Industrial

Conventional industrial development

SD

Institutional

Public/Institutional

Government building and properties,
schools, and places for public gathering

SD

Parks and Open Space

Parks, public/private open spaces, and
resource lands

T1

Suburban

Mixed Use
Neighborhood

Transect1

T2

T3

T4

Urban Residential

Urban

Other

Parks and Open
Space
Conservation

This relates to the transect character outlined in the Sioux City Design Guidelines

1
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FIGURE 2, RESIDENTIAL LAND USE VS. CHARACTER

While the land use of each of these neighborhoods is largely single-family residential, the development character differs as one is
semi-urban (left) while the other is suburban (right). The difference is not due to the land use but rather to the subdivision design,
amount of open space, spacing between homes, etc. This illustrates the differences between the use of development zones, which are
based on character, versus future land use designations that are based on the general use of land.

• Integrating provisions for building stepbacks
adjacent to street frontages and particularly
abutting districts and uses.
• Addressing the guideline topics in the development
of definitive, quantifiable standards. For instance,
the topics and guidelines for landscaping will
contribute to the landscaping, screening, and
bufferyard requirements and standards in the
Code.Incorporating the principles of the parking
guidelines into the standards, where practicable.
In some instances, the guidelines are good in
principle but infeasible (and often unpopular) in
practice. For example, the guideline of placing
70 percent (or more) of parking behind or along
the side of buildings is sound in theory (and does
improve the streetscape); however, it is impractical
for smaller, narrow lots and for certain types of
uses and particularly larger-scale uses that abut
neighborhoods. The parking reductions for mixed
use will be incorporated through shared parking
provisions in the Code.
• Building design standards will be established to
implement the architectural guidelines, generally
requiring individual building elements and
certain types of materials but otherwise leaving
the design to the designer. These elements will
include those outlined under “Architectural
Forms” in the Design Guidelines. Where there are
dimensional standards, such as block and building
scale and storefronts, they will be integrated into
the standards of the Code.

The latter part of the guidelines address the
following case studies:
1.

4th Street;

2.

W. 7th Street; and

3.

The Stockyards,

These case studies spell out the general design
principles and recommendations to enhance
development outcomes. To the extent practicable,
these will be used in the formation of the districts
and standards.
Pierce Corridor Plan – This corridor plan sets a
vision and development framework for the area
as a gateway between downtown and the north
side neighborhoods. In the context of the Zoning
and Sign Code, this plan outlines the existing land
use as well as the future land use and street plans
for the area. For each of eight study areas along
the corridor, there are recommendations as to the
preferred land use, redevelopment/revitalization
needs, infill development, conservation initiatives,
and site design (parking and building location,
building orientation, etc.). The recommendations for
these study areas will contribute to the assignment
of these areas to the individual zoning districts.
In addition to the above recommendations, the plan
also includes a series of guiding principles. These
will contribute to the integration and application
of the Code’s site and building design standards,
particularly as they pertain to these areas. (See
Figure 3, Illustrative Design Principles on page
16.)
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The principles include:

FIGURE 3, ILLUSTRATIVE DESIGN PRINCIPLES

• New development should be compatible in scale
and form with surrounding development.
• New development should use human-scale
design features.
• Strengthen the residential character and provide
for a range of residential use types.
• Promote alternative modes of transportation.
• Develop the corridor primarily with residential
uses, with commercial uses clustered at
intersections.
• Integrate small-scale
neighborhood fabric.

retail

uses

• Create
a
pedestrian-friendly
environment.

into

streetscape

• Provide for open spaces and public gathering
areas.
• Encourage mixed-use
appropriate.

This graphic illustrates building orientation, parking
lot placement, and pedestrian realm and streetscape
enhancements. Source: Pierce Corridor Plan.

the

development,

where

• Provide for shared use parking facilities.
Hamilton Corridor Plan – The Hamilton Corridor
Plan came about when members of the Planning
and Zoning Commission and members of the
development community expressed concern that
commercial development in the City was hindered
by a lack of properly zoned sites. The Planning
and Zoning Commission members and developers
believed this was mostly occurring along major
streets and on the City’s north side. City Staff
reviewed the concern and found that there was the
most demand for commercial development along
Hamilton Boulevard. The purpose of this plan was
to determine if commercial land uses and zoning
patterns along Hamilton Boulevard were consistent
with their observations. This plan came to several
conclusions, as follows:
• The commercial development in the City is
hindered by a lack of properly zoned sites,
particularly along major streets.
• The
Hamilton
Boulevard
Corridor
can
accommodate up to a 40 acre conversion of
residentially zoned property to commercially
zoned property.
• There is significant demand for commercial
development along Hamilton Boulevard.
• The increase in traffic along Hamilton Boulevard
makes residential uses unviable.

In the context of the Zoning and Sign Code, the
specific zoning recommendations for individual
areas that have yet to be addressed will be reviewed
and considered in drafting the applicable regulations
and specifically, in updating and revising the zoning
map. These recommendations include proposed
zone changes, site grading, access management
(outside of scope), landscaping and buffering
of adjacent properties, building orientation,
conversion of structures, and minimum parcel size,
among others. The recommendations outlined in
this plan are for the following areas along Hamilton
Boulevard:
1.

W. 19th Street;

2.

W. 23rd Street to W. 25th Street;

3.

W. 25th Street to W. 28th Street;

4.

27th Street and W. 27th Street;

5.

W. 28th Street;

6.

Stone Park Boulevard;

7.

Geneva Street;

8.

Wesley Parkway;

9.

I-29 to W. 4th Street; and

10. I-29 to W. 5th Street.
Geneva Corridor Study – The purpose of the
Geneva Corridor Study was to consider extending
Geneva Street from West 25th Street to West
28th Street and to discuss options available within
Geneva Street. Extending Geneva Street addresses
two issues within the area: an extension is seen as
an access to develop future commercial properties
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between Perry Creek and Hamilton Boulevard, and
the extension would provide internal circulation for
the area bounded by West 28th Street, Hamilton
Boulevard, Perry Creek, and West 25th Street. The
Plan concluded to extend Geneva Street, which will
allow for commercial development in the area. This
will be addressed by the update and revisions to the
zoning map.
Historic Pearl District – The Historic Pearl District was
created as a recommendation of the Comprehensive
Plan for a cultural and entertainment district. The
district establishes direction for redevelopment of
the downtown area. Located adjacent to the Tyson
Events Center and Long Lines Family Center, the
area incorporates approximately 60 acres and over
70 parcels. The Gateway Arena has been a large
impetus to guide the future redevelopment of the
area. The goals of the Historic Pearl District include:
• Define the desired uses of the area.
• Preserve and enhance the unique urban design of
the traditional downtown.
• Strengthen the streetscape design of the district
to promote pedestrian-friendly activities.
• Recognize the historic nature of the district
and direct appropriate infill development that
is in character with a traditional downtown
environment.
The Zoning and Sign Code will address these goals
by reviewing the currently permitted, conditional,
and prohibited uses and making amendments as
needed. Further, there will be procedures established
for designating historic properties or districts and
nominations to the National Register of Historic
Places, as well as procedures and requirements
for certificates of historical appropriateness. Lastly,
the Code will include unique district standards to
preserve and reinforce the building patterns and
forms.
West 7th Street Corridor Improvement Project –
This project has come about to reconstruct West
7th Street, which includes utilities, sidewalk, and
pavement. Funds have also been programmed to
complete a façade improvement program. The West
7th Street Corridor has unique architecture and
historic buildings. These building create a sense of
place on the corridor. The corridor is characterized
by wide public rights-of-way and current building
footprints which provide easy pedestrian access.
This project implements a façade improvement
program and incorporates streetscape elements.

Putting the City’s Plans and the Zoning and
Sign Code Together
At this early stage, this Assessment suggests
strategic directions for the new Code based on
the City’s plans and the input of stakeholders
convened during a series of listening sessions held
in September 2013. During the development of the
new Code, KKC will work with City Staff, a Steering
Committee, the Planning and Zoning Commission/
Board of Adjustment, the City Council, and the
public to translate plan policies and other community
objectives and preferences into regulations that
implement the City’s vision for its future growth and
development.
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Legal Authority and Context
As set out in Iowa Code Chapter 414, City Zoning,
the legislature has conferred upon the City the
broad authority to:
…regulate and restrict the height, number
of stories, and size of buildings and other
structures, the percentage of lot that may be
occupied, the size of yards, courts, and other
open spaces, the density of population, and
the location and use of buildings, structures,
and land for trade, industry, residence, or other
purposes.

Zoning Authority
Iowa law provides a specific grant of authority
with respect to zoning. State law provides modest
limitations on the zoning power, as follows:
• The regulations shall be made in accordance with
a comprehensive plan and designed to:
1.

Preserve the availability of agricultural land;

2.

Consider the protection of soil from wind
and water erosion;

3.

Encourage efficient urban development
patterns; to lessen congestion in the street;

4.

Secure safety from fire, flood, panic, and
other dangers;

5.

Promote health and the general welfare; to
provide adequate light and air;

6.

Prevent the overcrowding of land;

7.

Avoid undue concentration of population;

8.

Promote

the

conservation

of

energy

resources;
9.

Promote reasonable access to solar energy;
and

10. Facilitate the adequate provision of
transportation, water, sewerage, schools,
parks, and other public requirements. See
Sec. 414.3, Basis of Regulations.
• Regulations shall be made with reasonable
consideration, among other things, as to the
character of the area of the district and the
peculiar suitability of such area for particular
uses, and with a view to conserving the value of
buildings and encouraging the most appropriate
use of land throughout such city. See Sec. 414.3,
Basis of Regulations.
• The City shall consider a family home a residential
use of property for the purposes of zoning and
shall treat a family home as a permitted use in all
residential zones or districts, including all singlefamily residential zones or districts, of the City. The
City shall not require that a family home, its owner,
or operator obtain a conditional use permit,
special use permit, special exception, or variance.
However, new family homes owned and operated
by public or private agencies shall be dispersed
throughout the residential zones and districts and
shall not be located within contiguous city block
areas. See Sec. 414.22, Zoning for Family Homes.
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OTHER APPLICABLE STATE LAWS
There are a myriad of other state laws that
establish precedence and provide legal content
for drafting the Zoning and Sign Code. These
provisions of state law include, but are not limited
to:

1.

Chapter 18B, Land Use — Smart Planning;

2. Chapter 101A, Explosive Materials;
3. Chapter 135O, Boarding Homes;
4. Chapter 162, Care of Animals in
Commercial Establishments;
5. Chapter 172D, Livestock Feedlots;
6. Chapter 231B, Elder Group Homes;
7. Chapter 237A, Child Care Facilities;
8. Chapter 306B, Outdoor Advertising Along
Interstate Highways;
9. Chapter 306C, Junkyard Beautification
and Billboard Control;
10. Chapter 306D, Scenic Routes;
11. Chapter 329, Airport Zoning;
12. Chapter 237A, Child Care Facilities;
13. Chapter 237B, Children’s Centers - Facility
Standards;
14. Chapter 458A, Oil, Gas, and Other
Minerals;
15. Chapter 459, Animal Agriculture
Compliance Act; and
16. Chapter 459A, Animal Agriculture
Compliance Act for Open Feedlot
Operations.

• The City may, and upon petition of 60 percent of
the owners of the real estate in the district sought
to be affected who are residents of the City shall,
designate and establish, after notice and hearing
as provided in Section 414.4, restricted residence
districts within the City limits. See Sec. 414.24,
Restricted Residence Districts.
• The City shall not adopt or enforce zoning
regulations or other ordinances which disallow the
plans and specifications of a proposed residential
structure solely because the proposed structure
is a manufactured home. See Sec. 414.28,
Manufactured Home.
• The City shall not adopt or enforce zoning or
subdivision regulations or other ordinances
which disallow or make infeasible the plans
and specifications of land-leased communities
because the housing within the land-leased
community will be manufactured housing. See
Sec. 414.28A, Land-Leased Communities.
• The City Council or City Zoning Commission
shall consider a home for persons with physical
disabilities a family home, as defined in Section
414.22, for purposes of zoning in accordance
with chapter 504C. See Sec. 414.30, Homes for
Persons with Physical Disabilities.
• The City Council or City Zoning Commission shall
consider an elder group home a family home, as
defined in Section 414.22, for purposes of zoning,
in accordance with Section 231B.4, and may
establish limitations regarding the proximity of
one proposed elder group home to another. See
Sec. 414.31, Elder Group Homes.
• The City Council or City Zoning Commission
shall consider the residence of the recipient of
services under a home and community-based
services waiver as a residential use of property for
the purposes of zoning and shall treat the use of
the residence as a permitted use in all residential
zones or districts, including all single-family
residential zones or districts, of the City. See Sec.
414.32, Home and Community-Based Services
Waiver Recipient Residence.
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Federal Regulations
There are certain overarching federal regulations
that must be considered and, to varying degrees,
met.

Federal Fair Housing Act
Under the Fair Housing Act, it is unlawful to:
• Utilize land use policies or actions that treat
groups of persons with disabilities less favorably
than groups of non-disabled persons. An example
would be an ordinance prohibiting housing for
persons with disabilities or a specific type of
disability, such as mental illness, from locating in
a particular area, while allowing other groups of
unrelated individuals to live together in that area.
• Take action against, or deny a permit for, a home
because of the disability of individuals who live or
would live there. An example would be denying
a building permit for a home because it was
intended to provide housing for persons with a
mental handicap.
• Refuse to make reasonable accommodations
in land use and zoning policies and procedures
where such accommodations may be necessary
to afford persons or groups of persons with
disabilities an equal opportunity to use and enjoy
housing.
As such, the new Code must be sensitive to the
standards that apply to group homes for the
disabled and should provide a process for making
“reasonable accommodations.” Further, the Iowa
Code provides regulatory parameters, specifically
including:
• Chapter 135O, Boarding Homes;
• Chapter 231B, Elder Group Homes; and
• Chapter 237A, Child Care Facilities.

Defining “Family”
The definition of the word “family” is an important
consideration in the context of defining what is a single
family or multifamily residential dwelling. In defining
“family,” local ordinances often draw distinctions
between individuals and classes of individuals that
may give rise to constitutional challenges, such as
alleged violations of Equal Protection. The level
of scrutiny that a reviewing court will apply to such
ordinances when assessing their constitutionality will
depend upon a “careful assessment of the particular
right asserted and specific conclusions regarding the
purposes of the ordinance.”

• An ordinance that restricts a fundamental right or
creates a suspect class will be subject to higher
scrutiny and must be “suitably tailored to serve a
compelling state interest.”
• Regulations have been sustained which define a
family as five or fewer unrelated persons. However,
many courts and commentators have found it
difficult to accept that a related-family of 10 people
could be located next door to a comparable home
that is limited to five unrelated persons.
• To the extent possible, the regulation of the
number of occupants of a building should be based
on specific substantive concerns, including but not
limited to persons per square foot, or persons of
an age to operate an automobile (which relates to
the number of automobiles owned or the number
of available parking spaces).

Religious Land Use and Institutionalized
Persons Act
The land use provisions of the Religious Land Use
and Institutionalized Persons Act (“RLUIPA”) are
summarized as follows:
• No government shall impose or implement a
land use regulation in a manner that imposes
a substantial burden on the religious exercise
of a person, including a religious assembly or
institution, unless the government demonstrates
that imposition of the burden on that person,
assembly, or institution:
1.

Is in furtherance of a
governmental interest; and

compelling

2.

Is the least restrictive means of furthering
that compelling governmental interest.

• This subsection applies to cases where the
substantial burden is imposed in implementing
a land use regulation that makes individualized
assessments regarding the use of property.
• In terms of the standard of proof, once a plaintiff
establishes that a regulation constitutes a
substantial burden on religion, the government
bears the burden of persuasion.
The key to RLUIPA is that it requires “equal terms”
and “nondiscrimination” as follows:
• No government shall impose or implement a land
use regulation in a manner that treats a religious
assembly or institution on less than equal terms
with a nonreligious assembly or institution.
• No government shall impose or implement a
land use regulation that discriminates against any
assembly or institution on the basis of religion or
religious denomination.
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In sum, governments may not impose or implement
a land use regulation that:
• Totally excludes religious assemblies; or
• Unreasonably
limits
religious
institutions or structures; or

assemblies,

• Treats religious assemblies differently from
nonreligious assemblies that have comparable
functional impacts (e.g., if churches are not
allowed in a zoning district, then private clubs and
lodges should also not be allowed).

Signs and the First Amendment
Timeliness of Permits - In general, signs constitute
speech protected by the First Amendment.
However, a permit process intended to ensure only
that signs comply with a sign code’s valid regulations
is not unconstitutional. Still, because governmental
regulations establishing a system of “prior restraint”
(restrictions on speech before the speech occurs) on
constitutionally protected speech — a system which
would generally be presumed to be invalid, a court
must review any special procedures and policies
under a strict scrutiny standard of review. Under this
standard, the court must initially determine whether
the City’s review procedure provides:
• Adequate procedural safeguards to ensure a
decision within a defined time period; and
• Prompt judicial review of that decision.
Put another way, a “prior restraint” that does not
limit the time within which the decision-maker must
issue a license or permit for a sign is impermissible.
Content Neutrality - The government may, by statute
or ordinance, impose content-neutral restrictions
on communicative activity if the restrictions are:
• Narrowly tailored to serve
governmental interest; and

a

significant

• Leave open ample alternative channels for
communication.
To comply with constitutional requirements, sign
regulations should be drafted in a way which
is “neutral” as to the provider of the sign and
the content of the message. That is, the code
enforcement officer should generally not have to
read the sign to know whether it complies with the
requirements of the Code. For example, temporary
signs should be regulated by location, size and
duration of installation, as opposed to a message
(e.g., “for sale”).

Amateur Radio Antennae
The
Federal
Communications
Commission
(“FCC”) has ruled that federal law effects a limited
preemption of local zoning regulations with regard
to amateur radio operators. The extent of that
preemption is to prohibit “local regulations that
operate to preclude amateur communications in
their communities . . . .” As now set out in FCC
regulations, this limited preemption rule provides:
State and local regulation of a station antenna
structure must not preclude amateur service
communications. Rather, it must reasonably
accommodate such communications and must
constitute the minimum practicable regulation
to accomplish the state or local authority’s
legitimate purpose.
Currently, the City regulates only the antennae
required for amateur radio operation. The FCC
recognizes that there are a variety of legitimate
subjects of local regulations (e.g., setbacks,
safety requirements, access controls), but those
regulations are not allowed to have the effect of
precluding amateur radio operations.
The height of amateur radio antennae has been
recognized by the FCC as a subject of particular
concern because “amateur radio communications
are only as effective as the antennas employed.” The
FCC has declined, however, to establish a minimum
height limitation and defers to local governments
to assess on a case by case basis the appropriate
height (and other restrictions to be enforced) to
ensure “effective operation” of a particular antenna.
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Strategies for Enhancing Commuity
Character
Chapter II, Land Use and Development Framework,
of the Comprehensive Plan frames a number of
principles and development criteria to guide the
future land use and community character of Sioux
City. These principles are the polestars for shaping
the new land use and zoning regulations.

Although there is much overlap, each approach has
a set of tools to help the community implement
its planning objectives. Since different planning
objectives may apply to different areas within the
City, the Zoning and Sign Code is likely to utilize
more than one approach to regulation.

Where planning priorities converge, regulations can
be drafted that provide multiple benefits. That is, a
single regulatory concept can serve more than one
community interest. For example, a zoning district
which allows for several different neighborhood
and housing types based on the amount of open
space that is preserved can support or enhance
neighborhood and community character, help
maintain a compact community form, protect
sensitive resources like the Loess Hills, maintain
water quality, and diversify the housing stock and
its affordability.

Use-Based Systems - Use-based zoning systems
are constructed on the premise that uses can be
arranged into a hierarchy, with the “highest and
best” use being single-family residential and the
“lowest and worst” use being heavy industry.
These systems tend to separate residential uses
by lot size, to “protect” large-lot neighborhoods
from neighborhoods with small lots, as well as to
separate single and multiple family uses. This is
the type of system currently being used by the City
where the districts are driven by uses and lot sizes.

In light of the planning principles outlined in the
Land Use and Development Framework, together
with the rural, suburban, and urban development
zones and the land use designations of the future
land use plan, an effective way to deliver multiple
benefits is to use a character-based approach for
the new Code. Character-based standards help to
manage change, but should be calibrated to ensure
that desired development is not rendered infeasible
due to compatibility standards that do not allow for
the development of modern real estate products.

Approaches to Zoning
Zoning can be approached from a number of angles.
The three approaches that are most common today
are: use-based, character-based, and design-based.

• Key Features: Development yield is driven by
land use, minimum lot or parcel size, and, for
nonresidential lots, parking requirements.
• Advantages: Relatively easy to administer; useful
where the impacts of certain uses on abutting
uses cannot be appropriately mitigated (e.g.,
it is appropriate to rely on a use-based system
to separate a manufacturer from a residential
neighborhood).
• Disadvantages: Relatively inflexible; minimum
lot size requirements create incentive to “pave
over” undeveloped parcels in order to maximize
development yield; use lists tend to get highly
specific / complicated over time, in order to
carve out exceptions to accommodate proposed
developments.
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• Application: Use-based approaches are useful for
controlling uses that have essentially unavoidable
impacts on abutting properties, such as heavy
industry, waste disposal, scrap yards, and
intensive agriculture (e.g., concentrated animal
feed operations).

The list of uses in design-based systems is (in some
cases, overly) simplified compared to use-based
systems.

Character-Based Systems - Character-based systems
focus on the relative relationship among the land
areas that are used for buildings, landscaping, and
vehicular use areas. Rather than emphasizing the
separation of uses into different districts, characterbased systems rely upon a mix of open space and
intensity controls to ensure that development
within each district has a predictable character. The
list of uses in character-based systems is simplified
compared to use-based systems.

• Advantages: Design standards may be used to
ensure consistency in building form and / or design
and / or quality, in order to provide harmony and
functional interrelationships within a district.
Design features that are known to promote certain
objectives (e.g., “pedestrian friendliness”) can be
required.

• Key Features: Development yield is driven
by density or intensity controls and open
space, landscaping, and resource protection
requirements.
• Advantages: Still relatively easy to administer;
provides the most flexibility with respect to
site design and development types; enhances
opportunities for resource protection due to asof right clustering and open space requirements.
• Disadvantages: Character-based zoning is
intended to be flexible to serve community
character and natural resource protection
objectives. In some locations (particularly areas
that are built-out, urban in character, and have few
natural resources to protect), a more focused set
of design regulations (in parallel with zoning) may
be more appropriate, such as in downtown.
• Application: Character-based systems work well
in “greenfields” and in built environments, where
flexibility is desired (e.g., to preserve natural
resources and / or allow for variations in lot sizes
and housing types as-of-right) and acceptable
levels of compatibility can be achieved primarily
through building scale and landscaping.
Design-Based Systems – Often referred to as formbased codes, design-based systems focus on the
design of development. For buildings, they range
from massing and “form” controls to detailed
architectural requirements. For development sites,
they focus on the relationship between buildings
and vehicular use areas and the street. Some of
the design-based systems are related to characterbased zoning, but they tend to be more prescriptive
than character-based zoning, as they regulate to a
higher degree of detail.

• Key Features: Development yield is determined
by specified building envelopes and parking
requirements.

• Disadvantages: Design-based systems tend to
be fairly prescriptive due to the level of detail
at which they are constructed. This can lead to
unintended outcomes where there are other
competing objectives (e.g., resource protection),
or where existing buildings are being expanded
and design options are limited by their existing
configurations.
• Application: Design-based systems are useful
where a consistent design theme is desired, or
where specific design objectives apply within
a district. Such systems can be applied in
“greenfields” (primarily for development under
unified ownership) and in the built environment
— particularly in areas where the design details
of redevelopment, infill, and building expansions
have a significant impact on the integrity of the
district (e.g., downtown). The Design Guidelines
are built on the premise of a design-based
approach.

Understanding the Community Character
Vocabulary
The objective of this part is to build a simple
vocabulary among the members of the Steering
Committee and Planning and Zoning Commission
with respect to community character. This vocabulary
will be used throughout the project to identify
areas of the City according to their character, and
to discuss — and resolve zoning issues related to
character.
The Need for a Common Vocabulary - At virtually
any contested zoning hearing anywhere in the
country, there is almost inevitably a neighbor of
proposed development who raises the challenge
that the development proposal will “affect the
character of the neighborhood.” Yet, all too often,
the zoning rules that apply to the application do
not address character - and consequently, the
regulations may offer little to address the neighbor’s
legitimate interests in protecting the character of
the neighborhood.
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FIGURE 4, ILLUSTRATING CHARACTER

The illustrations above are conceptual to show a balance between green (open space), red (buildings), and grey
(streets and parking) spaces. The dominant elements are obvious in each illustration, except #3, which has a
rough balance buildings and open space. These patterns are the building blocks for a simplified language of
community character.

This is not to say that character is not relevant in
Sioux City’s current zoning ordinance. Indeed, there
are individual regulations in the ordinance that are
intended to protect the character of neighborhoods
and ensure high quality development and
redevelopment. Still, establishing a common
vocabulary for character will help the Steering
Committee to evaluate those regulations, and
to develop new approaches to ensuring that
development on the edges of zoning districts
is compatible with development in the abutting
district.
Understanding Character - Community character is
a phrase that can mean different things to different
people. To make the phrase useful for consensusbuilding and the development of regulatory
strategies, “community character” will be used
during this project to describe a continuum from
natural land to urban development, in which the
relative balance of various elements (buildings
and structures, vehicular use areas (pavement),
and “green” open spaces) changes along the
continuum. (See Figure 4, Illustrating Character.)
With respect to these elements — and to frame
an appropriate scale for regulation — we assume
that the character of development is principally
experienced from abutting public rights-of-way and
from neighboring properties.
The Community Character Continuum - Community
character defines classes of development as rural,
suburban, and urban, the same as those established
by the development zones in the Comprehensive
Plan. These classes are further delineated into
character types. The character types are unique
to each community, but generally include natural
and agricultural within the rural class; estate and

suburban within the suburban class; and auto-urban,
urban residential, and urban center within the urban
class.
By way of example, downtown has a grid street
pattern, buildings mostly positioned closely to
streets, and wide sidewalks. This traditional form
of development differentiates this area of Sioux
City from the significantly auto-oriented nature of
development along Gordon Drive and Hamilton
Boulevard, for instance, or at the Southern Hills
Mall or the more recently developed Lakeport
Commons. These areas are largely characterized by
broad setbacks and expansive parking areas, larger
building footprints and out-parcels, and more than
downtown but still not much landscape surface area.
While each of these areas is made up of commercial
office and retail uses, strip centers, big-boxes, and
the mall produce a much different character (known
as auto-urban) than that of downtown (urban).
For this reason, it is essential for the regulations
to acknowledge and be built on the premise of
character rather than its land use (as is currently the
case). (See Figure 5, Nonresidential Land Use vs.
Character on page 28.) While sharing similar land
uses, these images reflect much different character
depending not on their land use, but on their
layout, design, and environmental context. Each
of these character/use types can be considered
equally desirable to a community when situated in
an appropriate location and developed to standards
that minimize their negative impacts on adjacent
properties.
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FIGURE 5, NONRESIDENTIAL LAND USE VS.
CHARACTER

Urban Downtown

Protecting and improving the quality and character
of the community is an important objective of
Sioux City, while at the same time, streamlining
the development process, improving certainty, and
offering flexibility. To accomplish this objective, the
standards of development must be restructured
and ultimately (through an update) reconciled
with the vision, policies, and directions of the
Comprehensive Plan. This means zoning districts
that offer a range of by-right development options,
each of which has definitive standards to achieve
the intended character.
The Zoning and Sign Code will play an essential role
in establishing and protecting the physical character
of Sioux City. After all, this code determines the types
of use and delineation of districts, together with the
height and area requirements and standards for
landscaping, open space, and signage. As a result,
the new code will direct development outcomes
toward the community’s vision and preferences. This
is important since it provides a regulatory context
in which local land use decisions may be made to
foster a sustainable environment, a prosperous
economy, and a high quality of life.

Why is character important to Sioux City?

Auto-Urban Commercial

The City’s neighborhoods also display varying
types of character. For instance, significant areas
of the community are organized around a grid
street pattern with 400’ square blocks. The lot
sizes, lot and home orientations, driveways, and
setbacks vary. This is contrasted with more recently
developed and highly patterned areas where the
lots sizes are consistent, front and side setbacks
are virtually identical, and the scale and spacing of
homes is the same throughout. Yet in other areas
where there is terrain, the patterns differ by way of
curvilinear streets and cul-de-sacs to accommodate
the topography. This results in different shapes
and sizes of lots and commonly more open space.
All of these types of single family neighborhoods
have different character, yet in many cases they are
consolidated into the same land use designation
or zoning district. In order to be more effective at
preserving, enhancing, and establishing a desirable
community character, the designations on the
Future Land Use Plan and the Zoning Districts must
be reconciled. (See Table 3, Current and Proposed
Land Use Districts on page 14)

Character-based zoning is different from
conventional zoning practices because it shifts
the focus away from keeping land uses insulated
from one another while maintaining cohesiveness
and compatibility through other means (e.g.
open space, bufferyards, design standards, etc.).
Doing so will allow the community to focus on its
greater goal of achieving improved development
character. A character-based code (and ultimately
Comprehensive Plan) allows flexibility in design and
creativity by focusing on the positive characteristics
of a particular area rather than establishing
rigid regulations or those based on minimum
standards that commonly mandate monotony or
environmental degradation. Lastly, this approach
will help Sioux City:
• preserve and reinforce the character of unique,
individual areas;
• defend the integrity of established neighborhoods;
• realize highly livable neighborhoods that retain
their value; and
• allow flexibility to accommodate the market.

The Basic Character Toolset
From a regulatory perspective, the phrase
community character can be made more specific.
It begins by describing — and dealing with — the
relative relationship among the three principal
elements of the landscape:
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• Places for plants, animals, and natural features
(e.g., natural or cultivated landscapes; rivers,
ponds, and other water bodies);
• Places for cars (streets and parking lots); and
• Places for people (buildings and structures).
That is, the new zoning regulations must address
the relationship among the three principal character
elements. That means using regulatory tools that
address, in a coordinated and realistic way, the
interdependencies among:

Accordingly, once districts are established to create
distinct character outcomes along the “rural to
urban” continuum, more specific elements can
be addressed with massing, form, and/or design
standards at appropriate levels of detail.
Additional regulatory tools to protect what the
community considers to be desirable (or essential)
elements of its character include:
• Basic building massing standards;
• Historic preservation standards;

• Building density, intensity, and scale;

• Incorporation of the design guidelines; and

• Landscaping and landscape areas and open
spaces; and

• Open space preservation and enhancement
standards.

• Vehicular use areas (parking and streets).
In a given space of land, the relative dominance of
each of these elements provides a simplified way to
describe the character of the space. It also provides
a basic, but critical regulatory building block. (See
Figure 6, Character Continuum on pages 30-31.)
The basic community character toolset serves
multiple planning objectives:
• It provides a foundation for protecting the
various experiences of community character on
a small-scale, supporting a high quality character
throughout the City by aggregation.
• It protects the character of existing areas by
quantifying “compatibility” in ways that help to
ensure that new development is of a compatible
character or adequately transitioning and
buffering areas of different character.
• It provides a straightforward way to protect sensitive
resources, including floodplains, wetlands, and
riparian buffer areas along the Missouri River
and stream channels by incorporating them into
required open spaces.
• By managing the relationship among buildings,
“green” areas, and vehicular use areas, the
character toolset allows for the development of
multiple housing types within a single character
classification, simply by adjusting the envelopes
for landscaping, parking, and building to achieve
the targeted character balance.

The Next Level
Of course, to its residents and visitors, the character
of Sioux City is experienced as more than just the
relationship among buildings, natural areas, and
vehicular use areas. Indeed, the specifics of the
layout of the landscape and the architecture of the
buildings showcase the City’s heritage and diversity.
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FIGURE 6, COMMUNITY CHARACTER CONTINUUM

Class/Type

(Rough) Mix of Visual
Elements

Notes

Illustrative Photos

Rural

Sioux City is surrounded by agricultural lands that
reflect a Rural (R) character. Land within this
designation has wide open landscapes, with a minimal
sense of enclosure and views to the horizon.

Suburban
Residential

As new development continues around the City’s
periphery, a lower density Suburban Residential (SR)
development will help to transition rural and urban
development. This character type includes small
acreages or large lot estate development, or may also
be smaller lots clustered around common open space.

Semi-Urban
Residential and
Neighborhood
Conservation (NC)

A majority of the City’s housing stock is Semi-Urban
Residential, which is characterized by consistent lot
frontages and building setbacks, a regular pattern
of driveways, greater proportions of floor area to lot
area, and a more uniform home design and scale.
Existing Semi-Urban housing will be classified as
Neighborhood Conservation (NC), whereas new
development areas will be classified as Semi-Urban
Residential.

Neighborhood
Conservation,
Traditional

The “Traditional” designation identifies housing and
street patterns that are characterized by gridded
streets, intermittent alleys, and mostly off-street
parking in driveways or attached or detached
garages. This district serves the purpose of protecting
and preserving the heritage and uniqueness of
these neighborhoods. Doing so will require unique
standards that match the circumstances at the time
of development - and presently. No new development
will be classified as Neighborhood Conservation,
Traditional (NC).

Open Space (Planted or Natural) |

Buildings and Structures |

Vehicular Use Areas
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Urban Residential

Urban Residential largely transitions the fringes of
Downtown to the nearby neighborhoods. This area is
characterized by more intensive development, which may
be dense, detached single-family dwellings or two- and
three-story attached units. Due to the higher densities
and building coverage, much of the parking is on-street.
This district may also include mixed use such as livework units or blended commerical uses.

Suburban
Commercial

Outside of Downtown and along the major corridors,
commercial uses should be designed at a neighborhood
scale in clustered nodes. Rather than linear strips,
suburban commercial uses have much smaller building
footprints, are of residential appearance, and they
typically cater to neighborhood conveniences such as
drug stores, professional services, and boutique retail
uses.

Auto-Urban
Commercial

Most of the commercial development in Sioux City
other than Downtown is characterized as Auto-Urban
Commercial. These properties are designed for
automobile (rather than pedestrian) use, with buildings
set back from the streets and surface large parking lots
along the frontage. Typically, parking areas outweigh
areas for the building(s) and landscape.

Downtown
(Urban)

Downtown retains the historic fabric and design of
a traditional central business district. This urban
environment is characterized by taller, larger buildings
that occupy most if not all of the site and are set at
the street edge with parking on-street, in structures, or
in common surface parking lots. Sidewalks are scaled
for pedestrian rather than automobile use, and original
buildings have been mostly well preserved.

Open Space (Planted or Natural) |

Buildings and Structures |

Vehicular Use Areas

Business Park

The prototypical Business Park is suburban in character,
typically in a campus-style setting featuring reduced
site coverage and increased open space, together with
enhanced building design. The Business Park setting is
an attractive alternative to auto-urban industrial parks.

Industrial (AutoUrban)

Sioux City’s industrial developments have an auto-urban
character, predominantly characterized by large parking
and storage yards and minimal greenspace. These areas
can be enhanced through landscaping and buffering
standards, together with improved site and building
design standards. The City’s existing industrial buildings
are a mix of older and new brick and metal buildings
scattered throughout the City.

Open Space (Planted or Natural) |

Buildings and Structures |

Vehicular Use Areas
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Districts, Uses and Standards, Generally
As discussed in Part 4, Strategies for Enhancing
Community Character, the structure of the future
land use and zoning districts and their respective
regulations should correlate to the future
development zones set out in the Comprehensive
Plan. Currently, there is different and not clearly
defined vocabulary that is used for the development
zones (rural, suburban, and urban), the growth
and infill map (re-establishment, stabilization,
conservation, emerging, new growth, and urban
reserve), and the future land use map (conservation,
downtown, industrial, institutional, mixed use
community, mixed use neighborhood, mixed use
regional, parks and open space, rural residential,
suburban residential, and urban residential). While
individually described, all these zones, areas, and
designations do not directly or clearly relate to
one another. Furthermore, the boundaries of these
zones, areas, and designations do not align or, in
some cases, necessarily relate to one another. This
makes the relationship between the Comprehensive
Plan and its implementing regulations difficult to
interpret and understand. It also clouds the policy
to implementation guidance that is essential
for making good and sound zoning decisions.
Therefore, the development zones, growth and infill
areas, land use designations, and zoning districts
must be reconciled so they directly correlate with
one another. This is essential to provide direct, easyto-understand guidance to effectively administer
the zoning regulations, and for those investing in
the community to know what’s allowed and required
of them. Once reconciled, the zoning regulations
and map will help the City create places with unique
identities and vibrancy that are difficult to achieve
today using the policies and tools currently available.

Strategic Recommendations
The following serve as general recommendations
that will guide the drafting of the new zoning districts
and updates and revisions to the zoning map. More
specific guidance and recommendations regarding
the proposed zoning districts is provided in Issue
Outline #1, Districts and Uses. (Presented at our
meetings scheduled for Oct. 24-26.)
Create a District Structure Based on Character vs.
Land Use - Creating zoning districts that are based
on character rather than land use is the best way
to implement the plan and also to ensure that
the regulations will result in deliberate character
outcomes that are contextually appropriate
(compatible with the environment and the
surrounding land uses). Currently, the zoning districts
are based on the use of land and minimum lot sizes,
as displayed in Table 4, Districts and Uses of
Current Zoning Ordinance on page 34. As shown,
the district structure is cumulative, meaning that less
intense uses are permitted in each higher intensity
district. Single-family detached, for instance, is
permitted in nine zoning districts, even though the
intended character and intensity of uses differ greatly
from a 10-acre agricultural zone to a 5,000 square
foot general residence zone that accommodates
both low and high density housing.
Part of the problem with zoning districts that are
driven by uses and lot sizes is that although the
character may be essentially the same, portions
of neighborhoods or blocks are commonly
zoned differently due to, in many cases, largely
imperceptible differences in lot size or even housing
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TABLE 4, DISTRICTS AND USES OF CURRENT ZONING ORDINANCE
District/Use

AG

RE

RE-120

RS-70

RD-60

RG-50

RG-28

RG-20

RG-8

•

•

•

•

•

•

•

•

•

•

•

•

•

Three-family

•

•

•

•

Four-family

•

•

•

•

•

•

•

Single-family detached •
Two-family

More than four family
Single-family attached
Two-family

•

•

•

Three-family

•

•

•

Four-family

•

•

•

Five-family

•

Six-family

•

type. In Singing Hills, for instance, parts of the
neighborhood are zoned RG-50, RD-60, and RS-70,
although the character is consistent. (See Figure
6, Zoning vs. Character on page 35). Another
example is along Glen Oaks Drive south of Outer
Drive. In this area, again, the character is the same
yet because of variations in lot sizes and housing
types there are multiple zoning districts, including
some on individual or pairs of lots. This approach
to zoning results in unnecessary complexity. It also
adds unnecessary process and time for the rezoning
of property.

Districts
• Use Intuitive District Names - The monikers given
to the new zoning districts should be intuitive
and logical. The current district names create
confusion for the reader based on the manner
in which they are organized in the ordinance and
through the use of hyphenated designations,
such as “-M” for modified residential overlay
zones, “-C” for commercial planned development
overlay zones, “-A” for attached single family
overlay zones, etc. With the added designations
there are many more than the 19 base districts
(not counting overlay and special districts).

• Eliminate “absentee” districts - Simply stated, if
a district does not show up on the zoning map,
it should not be included in the code. With
the exception of instances where a district is
established in order to be applied to an area to be
annexed in the future, “absentee” districts tend
to be relics of older districts that are no longer
mapped, and therefore, are not applicable to
the current direction of the City. Currently, there
are three districts and four overlay zones that are
addressed in the ordinance but are not mapped,
including: “COD”, Casino Overlay District; “AH”,
Airport Hazard Overlay Zone; “FW”, Floodway
Overlay District; “FF”, Floodway Fringe Overlay
District; “FP”, General Floodplain Overlay District;
“SF”, Shallow Flood Overlay District; and “MA,
Agri-Business Manufacturing Zone.
• Consolidate Similar Districts - There may be
instances where districts have very similar
regulations and are applied to areas of similar
character. Efforts should be made to simplify the
district structure by consolidating similar districts
into a single district that can be appropriately
applied over areas of similar character. For
example, “BN”, Neighborhood Business Zone
and “BNH” Heavy Neighborhood Business Zone
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FIGURE 6, ZONING VS. CHARACTER

Auto-Urban Neighborhood

Suburban Neighborhood

may be consolidated into a single district. This is
so as the dimensional standards (height, lot area
and width, setbacks, etc.) are identical and the
uses are largely the same. Those uses that are
permitted in the “BNH” district may be handled
by way of limited or conditional use standards
rather than requiring a separate district. Simply,
two districts are not warranted when the same
outcomes may be achieved in simpler fashion.
• Minimize or Eliminate Overlay Districts – The
zoning ordinance, like many older ordinances,
includes a number of overlay districts. Essentially,
this is an added layer of regulation that in many –
if not most – cases is not necessary. Often, overlay
districts are used as “band aids” to provide a
short-term solution or to address a particular
area. Over time, they lengthen and complicate
the ordinance. For instance, the “RG-50”, General
Residence Zone – GUR – Greenville Urban

Renewal Overlay District has a limited scope and
purpose and thus, warrants elimination. Also,
the series of flood overlay districts should not be
mapped as they vary and must be engineered to
determine their precise boundaries. Instead, the
floodplain restrictions and standards should be
in the Code, which apply to properties that are
subject to flooding, as determined by the Flood
Insurance Rate Maps (FIRMs). The Zoning and Sign
Code will act to reduce the number of districts and
eliminate overlay districts in favor of base districts
or the application of development standards.
•

Simplify Provisions for Planned Development
– The structure of the current provisions of
planned development suffer from its complexity
and the following deficiencies:
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1.

The means of development is confusing
by having two options for an overlay or as
an independent planned development for
residential uses and only a single business
overlay option for commercial development
unless commercial uses are proposed as part
of an independent planned development in
which case they are permitted subject to
certain limitations.

2.

There are few advantages for a planned
residential overlay as the density remains
the same and bonuses are subject to
Council approval, all while there are added
submission requirements and steps of
review and approval.

3.

The density bonuses are not clear and are
seemingly disproportionate to the value
created by the justifications, e.g. recreation
improvements like a clubhouse or pool.

4.

Since there are no definitive standards
thereby being subject to the discretion of
Council approval, there is also no certainty
as to the resulting character. This is so as
different development types and densities
may be applied in different planned
neighborhoods that may produce much
different character, even though they may
be adjacent to one another.

5.

An independent planned development
requires a minimum of 20 percent open
space, which may be reduced on a caseby-case basis, which again, will produce
inconsistent character outcomes.

6.

The standards of development are
qualitative rather than quantitative meaning
they are unspecified and may be interpreted
different from place to place.

7.

There are short and long form procedures,
which lack clarity as to their applicability.
The use of the long form procedure is rare,
meaning that it may either be unnecessary
or the individual reasons and warrants for
each need to be clearly established.

To resolve the above deficiencies and uncertainties,
planned developments are proposed as a
development option within each of the characterbased zoning districts. In this way, the densities,
percentages of open space, and other design
criteria are calibrated and set out as definitive
standards in the Code in order to achieve the
intended character. (Refer to Issue Outline #1 for
more on this topic.)

Uses
• Consolidate Permitted Uses into a Central Table
- In the existing zoning ordinance, the principal
permitted, accessory, conditional, temporary, and
prohibited uses are spelled out for some but not all
districts. Additionally, many districts reference the
permitted uses of the prior district, which may also
refer to the uses of its prior district. This requires a
user to flip between several districts to determine
what uses are permitted or not permitted in
each district. This makes the ordinance difficult
to read and interpret, and creates opportunities
for internal inconsistencies. Instead, centralizing
the permitted use regulations in table form and
removing the narrative permitted use descriptions
in each district will ensure that comparisons
between districts can easily be drawn and there
is little risk of internal conflicts as amendments are
made.
• Use General Use Categories - It is typical for use
lists to expand as new development types are
proposed. This typically requires a text amendment
and most often results in unnecessarily lengthy
use lists over time. An approach to solve this is to
use general use categories. Under this approach,
broader categories of uses are established that
are interpreted to include more detailed uses.
This simplifies the presentation of permitted
uses and allows new uses to be interpreted as
part of a general use category. It also prevents
“over-delineation” of uses where more flexibility
is not detrimental to the local character. Still,
detailed uses can be called out as specifically
permitted or prohibited to avoid conflicts based
on interpretation. Common examples of these
include adult entertainment, tattoo parlors, or
wrecking yards.
• Introduce Limited Uses - The current use
structure identifies uses as either permitted by
right, conditional, or prohibited (in addition
to temporary and accessory uses). If a use is
deemed conditional, it may be allowed on a
case-by-case basis pending public hearing
review of the Board of Adjustment (BOA) and
review by the City Council. The guidelines for
approval include those set out in Chapter 25.94,
Conditional Uses, but may also include discretion
by the BOA. Introducing a limited use category
would allow an applicant to apply for a use and,
if the plan demonstrates compliance with specific
standards set out in the Code, the use would be
administratively approved/permitted. This gives
applicants assurance and predictability as to
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INSET 5, VARYING QUALITIES OF LANDSCAPING

The above photos clearly illustrate the varying applications of site landscaping due to silent ordinances.

what will be expected, and provides a means of
administrative review and approval rather than
requiring hearings and BOA approval.
• Establish Provisions for Converting
Nonconforming Uses to Conforming Uses – The
current zoning ordinance includes conventional
standards for nonconforming uses. Generally,
these include the authority to continue, together
with limitations for normal maintenance
and incidental repair, structural alterations,
extension or expansion of the nonconforming
use, enlargement of the structure, reuse or reestablishment of damaged or destroyed buildings
or structures, moving structures, changes in
use, and abandonment or discontinuance for a
period of 365 consecutive days. The Zoning and
Sign Code will take a proactive approach in the
following ways:
1.

Nonconforming uses will be classified as
major and minor nonconformities. Major
nonconformities will be those that generate
a nuisance or represent such incompatibility
that public policy favors their elimination
if they are discontinued, abandoned, or
destroyed. Major nonconforming uses
general include specific use types. Minor
nonconforming uses are those that have
existed for some time and have become
integral to their neighborhood even though
they are officially nonconforming. In these
cases, the Code will establish a procedure
and criteria for approving a conditional
use to make a nonconforming building,
structure, or use conforming, which may
include imposed conditions to minimize or
mitigate any impacts.

2.

Compliance thresholds will be established
as means for encouraging reinvestment
in existing buildings and properties by
reasonably mitigating the costs of retrofitting
existing buildings and sites to achieve full
compliance with the new Code. These
thresholds will be established for different
types and scales of improvement, spanning
from major expansions to façade or parking
lot improvements whereby the level of
conformance is generally commensurate
with the levels of reinvestment.

Standards
• Site and Building Design – Currently, design review
is required for planned developments, as well as
infill and multi-family development and commercial
and industrial site development. It is not clear
though, how or when the design guidelines are
applied or what the required process is for review
and approval. This is due, in part, to the fact that
the design guidelines have not been officially
adopted or codified and the procedures are not
incorporated in the zoning ordinance. The Zoning
and Sign Code will include site and building design
standards, which will apply to the same types of
development as currently required, along with
procedures, criteria, and standards for site plan
and design review. Additionally, the jurisdiction,
power and authorities, and responsibilities of
administrative staff and the Design Review Team
will be set out in a section of the Code entitled,
Development Review Bodies.
• Landscaping – There are no landscaping standards
or requirements, per se, in the current zoning
ordinance, except for brief mention as part of the
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requirements for a schematic plan as part of a
long-form procedure for planned developments
and among the general conditions for conditional
uses. As a result, there are limited and inconsistent
installations of landscaping from site to site, with
some being nicely landscaped and others with
little or no landscaping. (See Inset 5, Varying
Qualities of Landscaping on page 37) The Zoning
and Sign Code will include site landscaping
requirements that will specify precise quantities,
types, sizes, and locations (foundation, perimeter,
parking lot) of landscape plantings. These will
be designed to implement the directions and
recommendations of the Design Guidelines.
Additionally, the standards will include provisions
for approved, allowed, and prohibited plants; land
clearing and tree preservation; and tree protection
and maintenance.
• Bufferyards – The current zoning ordinance does
not include any specific requirements or standards
for bufferyards between abutting districts and
adjacent uses or along streets. The references to
buffering in the ordinance are broad and without
clarity as to what’s required, making it difficult
to interpret and enforce. (See Inset 6, Current
Buffer Provisions on page 39, for excerpts from
the current zoning ordinance.) The bufferyard
provisions in the Zoning and Sign Code will
include a matrix of the buffer requirements
between each zoning district (and in some cases,
within individual districts in the case of mixed
use) and along collector and arterial streets
and railroads, together with standards as to the
composition and locations of bufferyards, credits
for existing landscaping or fencing and alternative
requirements for constrained sites.
• Parking – Chapter 25.96, Off-Street Parking and
Loading, sets out the current requirements for the
provision of on-site parking. This chapter includes
standards as to the applicability of the requirements
to existing, new and expanded uses; the means
of computing the required number of spaces;
surface type and sizes of spaces; the distance and
location requirements for three groups of uses
establishing on- and off-site parking allowances
and distances; and standards for the numbers of
parking and loading spaces required for a series
of defined uses. The Zoning and Sign Code will
elaborate on the current standards to include:
1.

The land uses listed in the parking table will
match those in the land use tables so it will
be clear as to the required parking for each
use.

2.

There will be definitions of the variables used
for calculating the required parking, e.g.,
per square foot, dwelling unit, bedroom,
employee, etc.

3.

There will be provisions for submission of
special studies for uses that have nonlinear
or widely varying parking demands, in which
case a qualified study would determine the
required parking using comparable uses.

4.

Parking credits and reductions will be
established by which on-street parking may
be credited against the required off-street
parking in certain districts or there may
be a reduction in parking where there is a
demonstration of lesser demand.

5.

The shared parking provisions of the current
ordinance will be recalibrated, as necessary,
and illustrated through a sample calculation.

6.

There will be more thorough parking and
loading design standards addressing
dimensions of different types of parking
spaces, pavement space markings, and
parking module (parking stall rows and
aisles) dimensions.

7.

The allowable uses in parking areas will
be established to address storage, vehicle
work, and sales and events.

8.

Vehicle stacking requirements will be
established to measure the capacity of
and stacking for drive-through aisles and
stations.

Historic Preservation
• In the Municipal Code rather than the zoning
ordinance, the City has established a Historic
Preservation Commission (HPC), who is granted
the powers to study and identify historic districts
and sites (on their own initiative or by petition),
recommend to the State Bureau of Historic
Preservation districts or sites for listing on
the National Register of Historic Places, and
recommend to the City Council the adoption
of ordinances designating historic sites and
districts. Otherwise, the HPC is not among the
administrative bodies set out in Chapter 25.06 of
the zoning ordinance, and, by reference, is limited
to the following advisory roles:
1.

Reviewing and providing a recommendation
to the Board of Adjustment as to the
historical compatibility of a proposed land
use or structure with other structures within
the “HC-1”, Historic Zone. (25.71.060
Conditional Use)
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INSET 6, CURRENT BUFFER PROVISIONS
The provisions of the current zoning ordinance that
relate to buffer requirements include:
“Location and Design. Such commercial areas
should be located and designed so as to be an
integral part of the planned development, to be
served by a street network capable of handling
projected traffic safety and without congestion, to
be buffered and screened from nearby residential
areas, to minimize adverse effects on surrounding
land uses, and to conveniently serve the population
of the projected trade area.” (25.74.104 Standards
for planned development approval)
“Perimeter Treatment. The perimeter of the
planned development shall be treated so as to
ensure compatibility with surrounding uses by
means such as provision of compatible uses and
structures, setbacks, screening, or natural or manmade buffers.” (25.74.104 Standards for planned
development approval)
“Site Layout. The development shall be buffered or
screened by landscaping; orientation of buildings;
orientation, amount and type of outdoor advertising;
orientation and amount of lighting; and by other
devices as appropriate, so as to minimize the impact
of the development on nearby residential or other
properties which may be susceptible to adverse
impacts.” (25.74.220 Standards and requirements
for -C commercial planned development approval)

2.

Review and provide comment to the City
Council for appeals of a denial of a permit
due to failure to conform to the Historic
Fourth: Design Guidelines for the Historic
District (1995). (25.71.100 Appeal of a denial
of a permit due to failure to conform with
design guidelines)

1.

Rose Hill Neighborhood;

2.

4th Street;

3.

Morningside College; and

4.

St. Bonifice Church.

In addition, there are 116 properties that are eligible
for the National Register of Historic Properties
(NRHP), although 10 properties have been razed
(leaving 106 eligible). There are 56 properties on the
NRHP, excluding four that were razed2. (See Inset 7,
Historic Resources on page 40.)
In the current zoning ordinance there are two
historic districts – “HC-1” and “HC-2”. The former is
for the Historic 4th Street, which is a two block area
stretching one-half block deep between Virginia
to Iowa Streets. The latter applies to the Historic
Pearl District from Tri-View Avenue on the south to
Courthouse Street on the north and from Wesley
Parkway on the west to Pearl Street on the east.
Each district includes permitted, conditional, and
prohibited uses; use limitations; and provisions for
encroachments into the public right-of-way. There
are design guidelines applicable to both districts.
In the “HC-2” district, new surface and accessory
parking lots and new buildings and building
additions must follow the site plan process set out
for the planned development long form procedure.
The Zoning and Sign Code is proposed to include
the following provisions:
• Reference to the Municipal Code or repeal of
Chapter 2.44, Historic Preservation Commission,
Title 2, Administration and Personnel and
integration in the Zoning and Sign Code of the
provisions regarding the establishment and powers
and responsibilities of the Historic Presentation
Commission.
• Procedures to designate historic districts or sites
including provisions for owner notification, owner
approval or opposition, map designation, and
designation criteria for the use of the HPC in
making their recommendation to the City Council.

Issue a finding as to whether a wind energy
system has a significantly negative impact
on the character of a historic building or
district. (Chapter 25.100, Small Wind Energy
Systems)

• Procedures for the issuance of certificates of
appropriateness for improvements within historic
sites or districts, which would include applicability
provisions as to the actions requiring a certificate
of appropriateness and criteria for issuance.

It is understood that there are currently four historic
districts including:

• Reference to the Secretary of Interior’s Standards
for use in decision-making by the HPC in districts
or for sites without adopted design guidelines.

3.

Source: http://www.siouxcityhp.org/historic-properties/scnational-historic-register-properties.html
2
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INSET 7, HISTORIC RESOURCES

The community has an impressive inventory of historic resources, including neighborhoods, districts, and
properties, that warrant protection and preservation.

• Administrative review process for issuance of a
certificate of appropriateness and a certificate
of zoning compliance upon compliance with all
conditions and requirements contained in the
certificate of appropriateness.
• Appeals for an economic hardship waiver for
denial of certificates of appropriateness, including
standards and procedures for approval of the
waiver.
• Special provisions and procedures for the
revocation of designated districts or sites.

Sign Standards
The City’s current sign regulations are contained in
Chapter 4.36. These regulations will be improved
upon as to their clarity, specificity, and requirements.
Outlined below is each of the current sections
with recommendations as to refinements or new
regulatory provisions.
Purpose and Scope – This section sets out the
general purposes of the sign regulations and its
limitations. It is recommended that this section be
expanded to include:
• The objective of the regulations to provide a
framework that balances the consideration of
interests pertaining to the design, construction,
and placement of signs in a manner that promotes
safety, efficient communication of messages,
enhanced appearance and economic value of
the community environs, ensures compatibility
and contextual appropriateness with the
surroundings, ensures business opportunities,
assists in way-finding, and provides fair and
consistent permitting and enforcement.

• The authority of the City to regulate signs under
the U.S. Constitution, the Iowa Constitution, and
the Home Rule Charter of the City.
• General findings of fact as to health and
sustainability of businesses and the City’s
substantial interests to preserve and enhance its
community character.
Applicability – This new section of the Code
will generally contain and improve upon the
provisions of Section 4.36.040, Sign Permits, Fees
and Provisions and Section 4.36.050, Signs not
Requiring Permits. The provisions of the current
ordinance pertaining to permit information, fees,
and penalties and restrictions will be set out in
the Administration article of the new Code. In the
new Code, it is recommended that a section on
Applicability include the following:
• General provisions establishing that all
construction, relocation, enlargement, alteration,
and modification of signs within the City conform
to the requirements of the Code, as well as all
state and federal regulations concerning signs
and advertising.
• Signs requiring and not requiring a permit to spell
out the specific signs that require a permit and
which types of signs and under what conditions
signs are exempted from the permitting
requirements.
• Exemptions for addressing necessary of effective
delivery of public safety services.
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• Provisions as to the handling of signs that are
permitted before the effective date of the new
Code and for which construction is initiated
within six months and diligently pursued toward
completion.
• The relationship to other regulations whereby the
more restriction regulation applies.
Measurements and Calculations – This is a proposed
new section that would set out measurements
including sign clearance, sign height and items of
information, along with the methods and means
for calculating sign area, signable area, and the
signable area ratio. Currently, the measurements
are included as part of the definitions (e.g., sign
area, freestanding and wall, awning, and canopy
signs) or as part of the standards for each sign type,
which makes the ordinance difficult to interpret and
understand.
General Design Guidelines – The City’s design
guidelines include broad references and
recommendations on signage as part of the overall
design guidelines as well as those for site design.
The guidelines address in a very general fashion the
styles and materials of signs, as well as individual
sign types (e.g., monument, wall, banner, and wayfinding). Regarding site design, the guidelines
promote signs that complement building
architecture. Generally, the sign design guidelines
provide qualitative rather than the quantitative
standards that will be contained in the new Code.
This section of the new Code is proposed to address:
• Compatibility of signs to the building architecture
as to quality design and materials, proportional
size and scale, and integration.
• Legibility as to the effectiveness in conveying the
message.
• Placement of signs on buildings that are clearly
visible and in logical locations, which should
respect building architecture, create visual
interest, and mark building entries.
• Colors so as to attract attention while clearly
communicating the name and nature of the
business, particularly the use of contrasting and
complementary colors and avoiding florescent or
too many colors.
• Illumination with consideration as to their warrant,
type, and strength of illumination, as well as type
and shielding of the light source and the handling
of electrical raceways and conduits.

Prohibited Signs and Sign Elements – In addition to
establishing the sign types that are prohibited, it is
recommended to include the following provisions:
• Prohibited sign materials to spell out sign materials
that are and are not suitable and allowable for
exterior use.
• Prohibited sign colors generally including nonspectrum and iridescent colors.
• Prohibited design elements such as sound, smoke,
or odor emitters; backlit plastic or vinyl awnings;
stacked products; and unfinished wood support
structures.
• Prohibited elements that are visible to rights-ofway, such as flags or banners that are attached to
another sign, spinning or moving parts, flashing
lights, motor vehicles; and semi-trailers, shipping
containers, or portable storage units.
• Prohibited content that includes that which is
indecent, harmful, obscene, or confusing.
Unsafe and Prohibited Signs – This is proposed
as a new section of the sign regulations, which
establishes the City’s authority to address signs that
are classified as unsafe, insecure, or a menace to
the public thereby requiring their removal and the
manner and timing in which they must be removed.
Currently, similar provisions are included in the
City’s sign regulations although they are integrated
in other sections and with other provisions making
them more difficult to locate. This section would also
include provisions to address prohibited:
• Obstructions regarding building ingress/egress
and sight distance triangles;
• Mounts regarding the mounting of signs on trees,
utility or light poles, or utility cabinets; and
• Locations with respect to street rights-of-way,
within easements, or clearance from power lines.
Message Centers – Message centers are not clearly
addressed in the current sign regulations, although
there are many message centers located throughout
the community. It is proposed that a section of
the new Code be dedicated to message centers,
which would set out their design and operational
requirements, such as where they are permitted,
their size and percentage of sign area, message
types and intervals, limitations regarding animation,
and level of illumination. This section would also
include provisions for manual changeable copy
message centers. (See Inset 8, Example Message
Centers on page 42.)
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INSET 8, EXAMPLE MESSAGE CENTERS

Manual changeable copy and electronic message centers warrant consistent standards to manage their design and
operations.

Sign Maintenance – There are brief provisions
regarding maintenance in Section 4.36.080,
Construction, Lighting, and Maintenance Standards
of the current ordinance. It is proposed to expand
upon these provisions to establish the authority for
inspection and orders to repair, compliance with the
building and electrical codes and other applicable
codes and standards, and warrants for repair of
poor materials, finishes, and leveling.
Permanent
Signs
–
Currently, the
sign
ordinance spells out in text the signs allowed
and the corresponding sign area allowed, height
restrictions, setbacks, and other additional
regulations for each district or series of districts.
To make these regulations easier to read, it is
proposed to consolidate them into two sections
and tables setting out attached and detached
sign types. Each table would specify the particular
sign type along with the number of signs allowed,
maximum sign area, maximum signable area ratio,
minimum clearance, minimum setbacks, maximum
height, minimum window transparency, and other
limitations, as applicable for each sign type. The
regulations of the current ordinance will be reviewed
against research conducted from peer cities and
industry standards to determine the warrants for
any adjustments in the standards and requirements.
Standards for Unique Areas – This is a proposed
new section that would set out the sign standards
for unique areas of the community, such as, but not
limited to, downtown, historic districts, Morningside
and Briar Cliff Colleges, along I-29 and U.S. 20/U.S.
75, off-premise signage for retail development, and
identification signs for multi-tenant centers.

Temporary Signs – Currently, there is a lack of
clarity as to the definition of temporary signs
(versus other signs serving the same purpose) and
what constitutes a temporary sign. For example,
temporary signs do not require a permit provided
they are limited to one per street frontage, do not
exceed five square feet in cumulative sign area per
premises (which essentially limits a temporary sign
to a single frontage), and if they are placed no more
than five days before and removed within five days
after an event. (Note: The term event is not defined
in the sign regulations.) There are no restrictions in
the sign regulations as to the number of events or
total days a temporary sign may be placed. Public
signs also do not require a sign permit, which by
definition, apply to government buildings and
properties, as well as any school, hospital, historical
site, or public service, property, or facility. Therefore,
a private business is held to different standards than
a church or hospital, which comes into conflict when
they are in the same district or when a church is
located in a residential district.
It is proposed that the types of temporary signs be
clearly spelled out and defined, and the standards
pertaining to the number allowed, maximum sign
area, height, spacing, location, and permitted
durations be established for each applicable
zoning district. Care will be taken to ensure they
apply equally and fairly and that they may be
easily enforced. Temporary signs associated with
events will be tied to the standards and limitations
established for temporary uses, including public
and commercial events. (See Inset 8, Temporary
Signs on page 43.)
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Sign Design Program – The current regulations
include special procedures for campus complexes,
which is defined to include “Institutional type
facilities that provide comprehensive hospital and
health services and/or higher educational training
from facilities located on a site of five or more acres.”
It is proposed that this approach be extended to
other multi-tenant or large-scale developments.
This would allow for a unified presentation of
signage, flexibility for unique environments, and
pre-approval of designs and design elements to
make subsequent applications for sign permits
easier and more efficient.

INSET 8, TEMPORARY SIGNS

Banners

Generally, the Planning and Zoning Commission
could approve, including establishing conditions
of approval, a sign design program if it resulted
in a substantially improved, comprehensive, and
unified proposal compared to what it otherwise
allowed. The contents of the sign design program
would include a master plan establishing sign
locations and dimensions, materials and colors,
illumination, items of information, a design theme
with illustrative examples of each sign type and
location, and demonstration that the program will
improve the aesthetics of the development. Upon
approval, issuance of individual permits would be in
strict adherence to the approved program.

Window Signs

Sandwich Boards

The new code would establish the criteria to be used
in making a decision as to the approved program.
Special Sign Provisions – The new Hard Rock
Casino has proposed the use of Gobo (“goes
between optics”) projection signs. These are signs
that are displayed on a fixed surface by projecting
light through a semitransparent template. Gobos
provide illuminated signage most apparent from
far distances and at night, which may include
animation. Essentially, gobo signage is a very large
image that is proposed to be projected onto the
side of the new casino building(s). The City must
therefore, decide the appropriateness and level
of acceptance of projection signs, including the
following key considerations:

Portable

• Whether or not projection signage is acceptable
and if so, under what conditions or circumstances;
• If projection signage is not considered appropriate,
will the proposed sign design program adequately
suit the needs of the casino and the interests of
the community;
• If projection signage is considered appropriate
and acceptable:
1.

Is it restricted only for the use of the casino?

2.

Should it be restricted only to a single or
certain other elevations?

3.

Is there a size limitation?

Banner, Portable,
and Snipe Signs

4.

Should the hours of operation be limited?

5.

Are there restrictions against flashing,
animation, or other light or color distractions?

6.

Does the projected area count against the
maximum allowable sign face for the use?

Answers to these and other questions are sought
through this strategic assessment to provide
guidance for drafting the regulations.
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Part 6

Strategic Assessment

Structure, Organization, and Presentation
Title 25 Zoning

Structure has several components, including:
•

Organization
(overall
outline
interrelationships among provisions);

•

Language (choice of vocabulary, consistency of
usage); and

•

and

Order of presentation.

Over time, the structure of ordinances tends to
disintegrate. (See Inset 9, The Evolution of a Zoning
Ordinance on page 46.) Sioux City’s ordinance,
which has not been substantially rewritten for many
years, follows this general rule.

Organization
The term “organization” refers to the overall outline
(which arranges the text into chapters and sections),
as well as the logic and clarity of the interrelationships
among sections. A well-organized Zoning and Sign
Code will allow a user to scan the table of contents
and quickly locate topics of interest. It will provide
precise, well-organized section headings, and
will avoid overlapping and potentially conflicting
standards.

Numbering System
The structure of the existing zoning ordinance is a
numeric system where Titles, Chapters, and Sections
are consecutively numbered with a hierarchy, as
follows:

Chapter 25.02 Title, Purpose, Applicability,
Enforcement Actions
Section 25.02.010 Short Title
The section numbering is confusing since it is not
consecutive, likely due to amendments over time
and to provide space for amendments between
sections. A nonlinear numbering system creates
unnecessary confusion for a reader/navigator or the
ordinance.
From this section level downward, the numbering
system is generally as follows, although it varies from
section to section:
1.
2.
a.
b.
(1)
(2)
(A)
(B)
This too, is unconventional with lowercase letters
preceding uppercase letters in the hierarchy. Further,
the tabs are not consistently placed from section to
section, creating a lack of visual clarity. As displayed
in Inset 10, Graphic Display of Online Code on
page 47, the hierarchy in the online version of the
code is mostly lost making the regulations difficult to
read and difficult to locate specific provisions.
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INSET 9, THE EVOLUTION OF A ZONING
ORDINANCE

This strategic approach suggests the following
order of presentation in the new Zoning and Sign
Code, based on likely questions from each user
group:

Zoning ordinances generally “evolve” by virtue
of a series of amendments that are drafted and
adopted without careful regard to the relationship
of the new provisions to the existing structure and
vocabulary of the ordinance. Complicating matters,
rather than conducting an exhaustive search through
the existing ordinance, the author of an amendment
will almost always include a general repealer such
as “All Ordinances and/or parts of Ordinances in
conflict with this Article . . . are hereby and expressly
repealed.” These repealers pile up, and because dates
of adoption are (with few exceptions) generally not
noted in the zoning ordinance, they are of little use in
guiding interpretation.

For casual users (primarily):

There are several other examples of the common
conflicts and complexities that get introduced as an
ordinance evolves:

• What positions, boards, and commissions are
responsible for administering the code?

Numbering systems become inconsistent,
resulting in confusion with regard to precise
identification of applicable standards;

The order of presentation relates to the target
user groups that were identified on Page 7 of this
Assessment. The use of a land development code
can be broken into four areas. These four areas
should be addressed in the Code in the following
sequence:

Definitions get scattered throughout the
ordinance that are only nominally applicable to
a particular part of it;

• What can I do with my land (or, what can my
neighbor do with their land)?
• What types of buildings and structures can I build
– and how big?
For technical users (primarily):
• What are the site and building design standards
applicable to my property?
• How much parking must be provided, and what
are the design criteria?
• What landscaping and bufferyards are required?

• What process is required to gain approval?

1.

The first area is the critical information for the
casual user. The presentation order should
present the information most needed by the
casual user first, so the casual reader finds
the information they want as they open the
document. In the structure recommended by
this Assessment, the questions about what can
be built and how big it can be are answered in
the first three articles.

2.

The second area is the information on building
and site design standards. While these
regulations are somewhat technical, they should
be near the front because they may modify the
intensity of use or impose conditions that a
citizen may want to know about.

3.

The third area is the sign regulations. These
regulations are more applicable to businesses
than individuals so they are presented later in
the Code.

4.

The fourth area is procedural and informational.
All the procedural sections, general information
sections that are legally required, and the
definitions are in this last group. These provisions
are usually used by professionals in design,
law, or building to make specific applications.
Only one of the procedures (variances) is likely

Definitions, regulatory language, procedures,
and purpose statements get mixed together in a
single paragraph or provision; and
Vocabulary gets used in inconsistent ways.
Sioux City’s code is not unique in suffering from these
issues. As the zoning ordinance has been amended
repeatedly over time it has become disorganized and
difficult to administer, interpret, and enforce.

Order of Presentation
The structure of a Zoning and Sign Code should
be based on maximizing the accessibility of
information to the infrequent user (also called
“casual user”) of the Code. That is, information for
casual users should be presented first, so that they
have ready access without having to read through
highly technical material. Then, information used
primarily by professionals and technical decisionmakers (collectively, “technical users”) should be
presented in a way that is intuitive to them.
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INSET 10, GRAPHIC DISPLAY OF ONLINE CODE

Title, Chapter, Division (new), Section, subsection,
paragraph, and sub-paragraph.
The structure of the current code is essentially built
upon the concept of Title, Chapters, and Sections.
The Assessment recommends that the new Zoning
and Sign Code maintain the existing structure only
with the addition of Divisions to organize related
Sections within Chapters. The proposed structure
will provide the framework for a clear flow and make
information easier to locate.

Language

to be sought by an individual homeowner
without professional assistance. This area of
the Code also contains Articles that are rarely
used, such as enforcement, interpretation and
purpose statements. The last Article would be
the definitions, placing them at the end makes
sense since they are easy to find here.
A detailed organizational structure for the new
Code is presented in Attachment A, “Annotated
Outline.” This outline sets out the tentative content
and organization of the Zoning and Sign Code.
Since it is a recommendation to eventually assemble
all development-related regulations into a Unified
Development Code (UDC), the outline reflects
how the provisions of zoning and signs would be
integrated within a UDC. Generally, a UDC would be
organized to keep similar provisions together. For
instance, standards, procedures, and definitions are
arranged together rather than being divided as they
now are organized in separate ordinances. In this
way, all procedures that relate to development may
be found in one location, which helps to identify
the overlays in processes and streamline the overall
development process.

Strategic Recommendation
Readability is enhanced by breaking material down
into manageable pieces and having a hierarchy to
the organization. The current structure is mostly
but not entirely consistent from chapter to chapter
and section to section. The recommended structure
outlined in Figure 7, Structure and Numbering
on page 49, uses numbers and brief but precise
names, as well as font variations, to provide
consistent typographic and visual cues to provide
a clear and definitive structure. The new Code will
be hierarchical, organized from the top down by

“Language” is about word choice, consistency
of word usage, sentence structure, and the use of
charts and graphics. Generally, the code should use
plain, simple, and consistent language. Yet whole
sections (like design standards) may be written with
numerous technical terms because professionals
who understand this vocabulary are required to do
this work. The new Code will be drafted to make the
technical provisions as easy to read as is compatible
with the technical nature of the material. In the words
of Albert Einstein, it will: “make things as simple as
possible, but no simpler.”

Definitions
The principal definition section of the existing
zoning ordinance is in Chapter 25.04, Interpretation
– Definition while the definitions of the Sign
Ordinance are in Section 4.36.020, Definitions. As in
this case, because the City administers a number of
independent ordinances that relate to development
there are definitions scattered throughout several
ordinances that are applicable to development.
This is a major advantage of a unified code as the
definitions are standardized and located in a single
code rather in multiple ordinances. In the Zoning
and Sign Code, the definitions will be organized
in an intuitive manner. For example, there are 65
definitions related to signs. In the new Code they will
be worded with the convention “sign, temporary”
rather than “temporary sign.” In this way, all the
sign-related definitions will be in one place. For
those who are not familiar with the convention,
a cross-reference is then placed in the standard
alphabetical listing. This is particularly useful where
definitions are two words.
The use definitions are another place where
structure is important. It is recommended that all
use definitions be in one division of the definitions
article. The ordering of the uses in the use list,
standards for special exceptions, parking and
loading lists, and in the definitions should all be
identical. This puts all the information together for
easy comparison.
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Graphics and Charts
The current ordinance does not include any graphics
or illustrations. Graphics are important to a modern
zoning code and should be used in order to provide
clear understanding of the concepts. This is true in
the text and in the definitions, where concepts like
setbacks and yards or words like “abutting” can be
illustrated to make them easier to understand.

INSET 11, SAMPLE GRAPHICS AND TABLES

The new Zoning and Sign Code must be easy to
understand for every type of user – staff, elected
officials, developers, and residents. This will
minimize inconsistent, unpredictable enforcement,
differing interpretations, and barriers to investment
that strengthens the character and quality of life
in Sioux City. The new Zoning and Sign Code will
incorporate diagrams, tables, and other graphics
that will help illustrate and clarify use regulations
and design principals. (See Inset 11, Sample
Graphics and Tables.) Such mechanisms are more
easily understood than extensive narratives and
lists, and can easily be integrated into enCode
360TM, the web-based code publishing software
being used to draft and present the new Code.
A related tool used to highlight information is the
text box. The text box can offer commentary that is
explanatory, legislative intent, or examples of how
something is calculated. In this form, it informs in a
way that is not regulatory and separates educational
or explanatory information from the actual text. If
the reader needs the information they can read it; if
not, they can skip it.

The new Zoning and Sing Code will incorporate
diagrams, tables, and other graphics that help
illustrate and clarify use regulations and design
principles.

User-Friendly and Broad Access
The Zoning and Sign Code (or potential UDO) will
be drafted in enCode 360°TM, which is an Internetbased code publishing system that was developed
by the consultant team specifically for meeting
the special demands of electronically publishing
complex, graphics-intensive documents such as
the pending Zoning and Sign Code. enCode 360°TM
offers the following benefits:
• It is completely Internet-based. Users with a
password can draft, edit, and publish an ordinance
in enCode 360°TM. The public can browse, search,
comment, download, and print individual sections
or the entire code.
• Graphics, which help make codes easier to
understand, are easily inserted and viewable.
• Text, tables, and figures are easy to view.
• Terms which need definitions are easy to spot in
the text. Hovering with the cursor over the term
will pull up the definition in a pop-up window.

• It allows for hyperlinking within the Code and
to outside resources. For example, an individual
section can be linked to the Iowa statues.
• There is no long wait between the time an
amendment is adopted and the time it’s
published. In other words, the City is able to selfcodify and maintain the code in-house.
• It may allow incorporation of a full range of
multimedia and interactive technologies,
including integrated video; special purpose
calculators (e.g., parking and development yield);
GIS and GoogleEarthTM-based zoning maps; “offsite” hyperlinks to plans; and policy documents.
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FIGURE 7, STRUCTURE AND NUMBERING
TITLE 25, ZONING
Chapter 25.01, Title, Authority, Jurisdiction, and
Applicability
Division 25.01.01, Title
Sec. 25.01.01, Title; Short Title
A. Title. The Title of these regulations
shall be known as the Sioux City
Zoning and Sign Code (ZSC).
B. Short Title. The Sioux City Zoning and
Sign
Code may hereinafter be
referred to as “this Code” or “this
ZSC.”
Sec. 25.01.02, Authority
A. Constitutional
Authority.
The
constitutional authority for this ZSC is
established by:
1.

Article 6, Section 5(E), Iowa
Constitution, Home Rule Charter
- Structure and Organization;
Powers; Functions.

2.

Article 6, Section 17, Iowa
Constitution, Land Use; Zoning;
Historic Preservation.
a.

Next level of hierarchy

b.

Next level of hierarchy
(1). Next level of hierarchy
(2). Next level of hierarchy
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Procedural Assessment
Several entities or individuals are typically involved
in the zoning and sign permit process. While this is
essential to ensure appropriate technical review of
a proposal with regards to long-term planning and
other interests supported by local policy, it is also
imperative that the process be clear and navigable
for all involved, including developers, property
owners, and staff. This, in and of itself, represents
a very real incentive for potential investors in the
Sioux City community. The procedures and those
subject to them should aim to achieve the following
general goals:
• Clearly delineate the roles and responsibilities of
various review entities.

• Establish a clear procedural flow chart for the
submittal of zoning and sign permit applications,
the review process between various departments,
and the appeals process.

Administrative Approvals
One way to shorten the time from application to
approval is to increase the number of applications
that are subject to approval by the City’s professional
staff. There are three important reasons why the
City should increase the range of applications that
would be subject to staff-level approvals:
1.

The new Code will include specific
development standards. As such, most issues
will be worked out in advance (during the
drafting of the ordinance), and there will be
less need for public process to ensure that the
City’s planning and regulatory objectives are
met.

2.

Staff-level approvals reduce the time from
application to approval by removing time
required for setting and noticing public
hearings.

3.

Staff-level approvals conserve resources. If
an application should be approved, staff can
approve it. This saves the time required for
writing a report and presenting at a public
meeting before the application is approved,
and allows that time to be put to more
productive use.

• Maximize the effectiveness and capacity of City
staff.
• Mitigate the risk of arbitrary or unpredictable
decision-making or approval authority.

Recommendations
In order to achieve the goals described above, the
following recommendations should be considered:
• Assess the viability of assigning a Case Manager
to each zoning application. The case manager
would provide information regarding application
submittal, pre-review meetings, departmental
review, and commission and council hearings.
(The viability of this approach is dependent upon
the capacity of staff to commit time to being a
point of contact throughout the application and
review process.)
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Of course, the shift from a process that involves
a relatively large amount of public exposure to
applications to an administrative process may make
people uncomfortable. To mitigate this potential
problem, there are several options, which could be
used alone or in combination:
• For a period of time, put the administrative
approvals on the consent agenda of the body that
currently decides the application.
• Include a public notice and comment period for
administrative approvals and treat the public
comments in the same way as an agency referral.
• Require neighborhood meetings for large or
high-impact potential projects.
• Allow the City Staff to exercise discretion to refer
applications to a public review process.
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Attachment A: Annotated Outline
Title 25, Unified Development Code

MODULE 1:
Chapter 25.01 Title, Authority, Jurisdiction, Applicability, Purpose, and Transitional Provisions
Division 25.01-A Title, Authority, Jurisdiction, Applicability, and Purpose
Section 25.01.01 Title; Short Title
Section 25.01.02 Authority
Section 25.01.03 Jurisdiction
Section 25.01.04 Application
Section 25.01.05 Purpose
Section 25.01.06 Effective Date
Division 25.01-B Transitional Provisions
Section 25.01.10 Pending Applications
Section 25.01.11 Development Approvals that Predate this Code
Section 25.01.12 Prior Conditions of Approval
Section 25.01.13 Annexed Property
Section 25.01.14 Existing Planned Developments (PDs)
Section 25.01.15 Existing Violations
Section 25.01.16 Private Restrictions
Chapter 25.02 Zoning Districts and Land Uses
Division 25.02-A Purpose and Application
Section 25.02.01 Purpose
Section 25.02.02 Application
Division 25.02-B Zoning Districts
Section 25.02.10 Official Zoning Map
Section 25.02.11 Zoning Districts
Section 25.02.12 Neighborhood Conservation Districts
Section 25.02.13 Special and Overlay Districts
Subsection 25.02.13.1 Airport Protection (AP) District
Subsection 25.02.13.2 College Campus (CC) District
Subsection 25.02.13.3 Casino Entertainment (CE) District
Subsection 25.02.13.4 Historic Neighborhood (HN) Overlay District
Subsection 25.02.13.5 Historic 4th Street (HF) Overlay District
Subsection 25.02.13.6 Historic Pearl (HP) Overlay District
Subsection 25.02.13.7 Telecommunication Tower (TT) Overlay District
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Division 25.02-C Land Uses
Section 25.02.20 Generally
Section 25.02.21 Table Format and Symbols
Section 25.02.22 Agricultural, Residential, and Commercial Uses of the Home Standards
Section 25.02.23 Institutional, Recreation, and Amusement Uses
Section 25.02.24 Commercial Uses
Section 25.02.25 Industrial, Utility, Transportation, and Communication Use Standards
Division 25.02-D Conditional and Limited Uses
Section 25.02.30 Application
Section 25.02.31 Agricultural, Residential, and Commercial Uses of the Home Standards
Section 25.02.32 Institutional, Recreation, and Amusement Use Standards
Section 25.02.33 Commercial Use Standards
Section 25.02.34 Industrial, Utility, Transportation, and Communication Use Standards
Division 25.02-E Temporary Uses
Section 25.02.40 General Standards
Section 25.02.41 Standards for Temporary Structures
Section 25.02.42 Public and Commercial Events
Section 25.02.43 Neighborhood Events
Section 25.02.44 Construction, Storage, and Refuse Collection Uses
Section 25.02.45 Commercial Outdoor Sales Events

MODULE 2:
Chapter 25.03 Development Standards
Division 25.03-A Development Yield and Lot Standards
Section 25.03.01 Purpose and Application
Section 25.03.02 Standards for Established Neighborhoods
Subsection 25.03.02.1 Purpose
Subsection 25.03.02.2 Application
Subsection 25.03.02.3 Development Standards
Subsection 25.03.02.4 Alternative Standards
Section 25.03.03 Standards for New Neighborhoods
Subsection 25.03.03.1 Development Standards
Subsection 25.03.03.2 Housing Types
Subsection 25.03.03.3 Lot and Building Standards
Subsection 25.03.03.4 Lot Averaging
Subsection 25.03.03.5 Alternative Land Ownership Arrangements
Subsection 25.03.03.6 Bonuses
Section 25.03.04 Standards for Nonresidential and Mixed Use Development
Subsection 25.03.04.1 Development Standards
Subsection 25.03.04.2 Building Scale
Subsection 25.03.04.3 Bonuses
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Division 25.03-B Accessory and Supplemental Standards
Section 25.03.10 Purpose
Section 25.03.11 Application
Section 25.03.12 All Uses
Subsection 25.03.12.1 Photovoltaic Arrays
Subsection 25.03.12.1 Refuse Containers
Subsection 25.03.12.1 Carports and Porte-Cocheres
Section 25.03.13 Residential Uses
Subsection 25.03.13.1 Fences and Walls
Subsection 25.03.13.2 Satellite Dishes and Antennae
Subsection 25.03.13.3 Accessory Buildings and Structures
Subsection 25.03.13.4 Decks, Balconies, Patios, and Porches
Subsection 25.03.13.5 Sheds
Section 25.03.14 Nonresidential and Mixed Uses
Subsection 25.03.14.1 Outdoor Display of Merchandise
Subsection 25.03.14.2 Fences and Walls
Subsection 25.03.14.3 Accessory Buildings and Structures
Subsection 25.03.14.4 Outdoor Storage
Subsection 25.03.14.5 Loading and Truck Access
Division 25.03-C Design Standards
Section 25.03.20 Single-Family and Two-Family Housing
Section 25.03.21 Manufactured Home Parks and Subdivisions
Section 25.03.22 Multi-Family Housing
Section 25.03.23 Nonresidential and Mixed Use Development
Subsection 25.03.23.1 Purpose
Subsection 25.03.23.2 Application
Subsection 25.03.23.3 Façade Treatments
Subsection 25.03.23.4 Finish Materials
Subsection 25.03.23.5 Building Form and Design
Subsection 25.03.23.6 Mechanical Equipment and Meters
Section 25.03.24 Special Districts
Subsection 25.03.24.1 Purpose and Application
Subsection 25.03.24.1 Downtown (DN) District
Subsection 25.03.24.1 Historic Neighborhood (HN) Overlay District
Subsection 25.03.24.1 Historic 4th Street (HF) District
Subsection 25.03.24.1 Historic Pearl (HP) District

56
Strategic Assessment

Chapter 25.04 Subdivision Design and Land Development
Division 25.04-A Subdivision Design and Land Development
Section 25.04.01 Purpose
Section 25.04.02 Application
Section 25.04.03 Subdivision and Street Names
Subsection 25.04.03.1 Subdivision or Development Names
Subsection 25.04.03.2 Street Names
Section 25.04.04 Covenants, Conditions, and Restrictions (CCRs)
Subsection 25.04.04.1 Property Owners’ Association
Subsection 25.04.04.2 Covenants, Conditions, and Restrictions (CCRs)
Subsection 25.04.04.3 Optional Covenants, Conditions, and Restrictions
Subsection 25.04.04.4 Conversions from Unified Control to Multiple Ownership
Section 25.04.05 Classifications of Subdivisions
Subsection 25.04.05.1 Purpose
Subsection 25.04.05.2 Minor Modifications of Plats or Parcel Lines
Subsection 25.04.05.3 Major Modifications of Plats; Change of Subdivision Name
Subsection 25.04.05.4 Administrative (Minor) Subdivision
Subsection 25.04.05.5 Standard Subdivision
Section 25.04.06 Subdivision and Development Design
Subsection 25.04.06.1 Design Principles
Subsection 25.04.06.2 Engineering Standards Manual
Subsection 25.04.06.3 Streets
Subsection 25.04.06.4 Blocks
Subsection 25.04.06.5 Lots
Subsection 25.04.06.6 Variable Building Pads
Subsection 25.04.06.7 Connection to Abutting Parcels
Subsection 25.04.06.8 Easements
Subsection 25.04.06.9 Open Spaces
Subsection 25.04.06.10 Recreation
Subsection 25.04.06.11 Utilities
Subsection 25.04.06.12 Required Improvements; Upgrade Agreements
Subsection 25.04.06.13 Development Phasing
Section 25.04.07 Dedication of Land and Improvements; Impact Fees; Fees in Lieu
Subsection 25.04.07.1 Form of Certification and Dedication
Subsection 25.04.07.2 Streets and Rights-of-Way
Subsection 25.04.07.3 Drainage Easements
Subsection 25.04.07.4 Parks and Recreation
Section 25.04.08 Mapping and Monuments
Subsection 25.04.08.1 Mapping and Monuments
Subsection 25.04.08.2 Monuments
Subsection 25.04.08.3 As-Built Drawings
Subsection 25.04.08.4 Plot Plans

57

Strategic Assessment

Division 25-04-B Streets, Sidewalks, Trails, and Utilities
Section 25.04.10 Purpose
Section 25.04.11 Application
Section 25.04.12 Streets, Sidewalks, and Trails
Subsection 25.04.12.1 General Design Principles
Subsection 25.04.12.2 Street Standards
Subsection 25.04.12.3 Performance Standards
Subsection 25.04.12.4 Private Streets
Subsection 25.04.12.5 Cul-de-Sacs
Subsection 25.04.12.6 Alleys
Subsection 25.04.12.7 Geometrics
Subsection 25.04.12.8 Sight Distance Requirements
Subsection 25.04.12.9 Medians and Entrance Ways
Subsection 25.04.12.10 Sidewalks
Subsection 25.04.12.11 Curbs
Subsection 25.04.12.12 Bicycle Routes, Lanes, Paths, and Trails
Subsection 25.04.12.13 Street Lighting
Subsection 25.04.12.14 Traffic Control Devices
Subsection 25.04.12.15 Right-of-Way Maintenance
Section 25.04.13 Utilities
Subsection 25.04.13.1 Location of Utilities
Subsection 25.04.13.1 Water Supply
Subsection 25.04.13.1 Wastewater System
Subsection 25.04.13.1 Fire Protection
Division 25.04-C Storm Water Management
Section 25.04.20 Purpose and Application
Section 25.04.21 Drainage System
Section 25.04.22 Drainage Plans Required
Section 25.04.23 Continuing Maintenance
Section 25.04.24 Stormwater Management
Section 25.04.25 Stormwater Pollution Prevention
Division 25.04-D Flood Damage Prevention
Section 25.04.30 Findings, Objectives, and Application
Subsection 25.04.30.1 Findings of Fact
Subsection 25.04.30.2 Objectives
Subsection 25.04.30.3 Application
Section 25.04.31 Special Flood Hazards and Losses
Subsection 25.04.31.1 Methods for Reducing Flood Losses
Subsection 25.04.31.2 Basis for Establishing Areas of Special Flood Hazard
Subsection 25.04.31.3 Permit, Compliance, and Warning and Disclaimer
Subsection 25.04.31.4 Administration
Subsection 25.04.31.5 Standards and Requirements
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Division 25.04-E Environmental Quality
Section 25.04.40 Purpose and Application
Section 25.04.41 Construction Noise
Section 25.04.42 Vibration
Section 25.04.43 Air Quality
Section 25.04.44 Water Quality and Quantity
Section 25.04.45 Glare

MODULE 3:
Chapter 25.05 Site Development
Division 25.05-A Parking, Loading, and Access
Section 25.05.01 Purpose
Section 25.05.02 Application
Section 25.05.03 Parking and Loading Calculations
Subsection 25.05.03.1 Calculation of Required Parking Spaces
Subsection 25.05.03.2 Required Parking and Loading
Subsection 25.05.03.3 Parking for Disabled Persons
Subsection 25.05.03.4 Special Studies
Subsection 25.05.03.5 Parking Credits and Reduction
Subsection 25.05.03.6 Shared Parking
Subsection 25.05.03.7 Bicycle Parking
Section 25.05.04 Design and Use
Subsection 25.05.04.1 Use of Parking and Loading Areas
Subsection 25.05.04.2 Space and Module Standards
Subsection 25.05.04.3 Location
Subsection 25.05.04.4 Vehicle Stacking
Subsection 25.05.04.5 Surfacing and Maintenance
Section 25.05.05 Access Management and Maintenance
Subsection 25.05.05.1 General Provisions
Subsection 25.05.05.2 Access to Single-Family and Two-Family Lots
Subsection 25.05.05.3 Access Management Standards
Subsection 25.05.05.4 Access Spacing and Corner Clearance
Subsection 25.05.05.5 Number of Access Points
Subsection 25.05.05.6 Modification of Access Requirements
Subsection 25.05.05.7 Common Access and Internal Cross Access
Division 25.05-B Landscaping and Buffering
Section 25.05.10 Purpose
Section 25.05.11 Application
Section 25.05.12 General Requirements
Subsection 25.05.12.1 Plant Materials
Subsection 25.05.12.2 Land Clearing
Subsection 25.05.12.3 Tree Protection
Subsection 25.05.12.4 Credit for Existing Trees
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Section 25.05.13 Development Landscaping
Subsection 25.05.13.1 Site Landscaping
Subsection 25.05.13.2 Parking Lot Landscaping
Subsection 25.05.13.3 Street Trees
Section 25.05.14 Bufferyards
Subsection 25.05.14.1 Bufferyard Types
Subsection 25.05.14.2 District Standards
Subsection 25.05.14.3 Credits for Existing Buffer Treatments
Subsection 25.05.14.4 Corridor Bufferyards
Subsection 25.05.14.5 Parking Lot Bufferyards
Subsection 25.05.14.6 Constrained Bufferyards
Section 25.05.15 Open Space
Subsection 25.05.15.1 Delineation of Open Space
Subsection 25.05.15.2 Use of Open Space
Subsection 25.05.15.3 Ownership and Maintenance Easements
Section 25.05.16 Loess Hills Conservation
Section 25.05.17 Landscape Plan, Installation, and Maintenance
Subsection 25.05.17.1 Landscape Plan Approval
Subsection 25.05.17.2 Species and Diversity
Subsection 25.05.17.3 Size and Quantity of Landscape Material
Subsection 25.05.17.4 Timing of Installation; Inspections
Subsection 25.05.17.5 Surety
Division 25.05-C Signs
Section 25.05.20 Purpose, Objectives, Authority, and Findings
Section 25.05.21 Application
Section 25.05.22 Measurements and Calculations
Subsection 25.05.22.1 Measurements
Subsection 25.05.22.2 Calculations
Section 25.05.23 General Design and Maintenance Standards
Subsection 25.05.23.1 General Design Guidelines
Subsection 25.05.23.2 Prohibited Signs and Sign Elements
Subsection 25.05.23.3 Unsafe and Prohibited Signs
Subsection 25.05.23.4 Items of Information
Subsection 25.05.23.5 Illumination of Signs
Subsection 25.05.23.6 Message Centers
Subsection 25.05.23.7 Sign Maintenance
Section 25.05.24 Permanent Signs
Subsection 25.05.24.1 Attached Signs
Subsection 25.05.24.2 Detached Signs
Subsection 25.05.24.3 Temporary Signs
Section 25.05.25 Sign Design Program
Subsection 25.05.25.1 Sign Design Program Alternative
Subsection 25.05.25.2 Flexibility Criteria
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Section 25.05.26 Special Area Sign Standards
Subsection 25.05.26.1 Downtown
Subsection 25.03.26.2 Historic Districts
Subsection 25.03.26.3 Casino Entertainment District
Subsection 25.05.26.4 Highways
Subsection 25.05.26.5 Off-Premise
Division 25.05-D Exterior Lighting
Section 25.05.30 Nonresidential Lighting Standards
Section 25.05.31 Exterior Lighting for Outdoor Recreation
Section 25.05.32 Public Safety and Public Nuisances

MODULE 4:
Chapter 25.06 Administration
Division 25.06-A Administrative Bodies
Section 25.06.01 Purpose
Section 25.06.02 Application
Section 25.06.03 Bodies Established and Authorized
Subsection 25.06.03.1 City Council
Subsection 25.06.03.2 Planning and Zoning Commission
Subsection 25.06.03.3 Board of Adjustment
Subsection 25.06.03.4 Design Review Committee (DRC)
Subsection 25.06.03.5 Administrator (acting as floodplain administrator)
Subsection 25.06.03.6 City Engineer
Subsection 25.06.03.7 Building Official
Division 25.06-B Permits and Procedures
Section 25.06.10 Purpose
Section 25.06.11 Application
Section 25.06.12 Permits and Approvals
Subsection 25.06.12.1 Permits Required
Subsection 25.06.12.2 Administrative Permits
Subsection 25.06.12.3 Public Meeting and Hearing Approvals
Section 25.06.13 Standardized Development Approval Procedures
Subsection 25.06.13.1 Procedures for Review Applications
Subsection 25.06.13.2 Pre-Application Conference
Subsection 25.06.13.3 Filing of Application
Subsection 25.06.13.4 Fees
Subsection 25.06.13.5 Application Completeness Review
Subsection 25.06.13.6 Termination of Inactive Application
Subsection 25.06.13.7 Staff Review and Referral
Subsection 25.06.13.8 Development Review Committee (DRC)
Subsection 25.06.13.9 Additional Recommendations
Subsection 25.06.13.10 Public Notice
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Subsection 25.06.13.11 Public Meetings and Hearings
Subsection 25.06.13.12 Continuances and Withdrawal
Subsection 25.06.13.13 Approval; Effect of Approval
Subsection 25.06.13.14 Successive Applications
Section 25.06.14 Administrative Permits and Procedures
Subsection 25.06.14.1 Certificate of Zoning Compliance (permitted and limited uses)
Subsection 25.06.14.2 Temporary Use Permit
Subsection 25.06.14.3 Right-of-Way Encroachment
Subsection 25.06.14.4 Minor Changes to a Planned Development Plan
Subsection 25.06.14.5 Minor Modifications
Subsection 25.06.14.6 Established Neighborhood Plans
Subsection 25.06.14.7 Land Clearing Permit
Subsection 25.06.14.8 Nomination to National Register
Subsection 25.06.14.9 Floodplain Development Permits
Subsection 25.06.14.10 Sign Permit
Subsection 25.06.14.11 Certificate of Historical Appropriateness
Subsection 25.06.14.12 Design Review
Subsection 25.06.14.13 Site Plan
Subsection 25.06.14.14 Building Permit
Subsection 25.06.14.15 Certificate of Occupancy
Section 25.06.15 Public Meeting and Hearing Permits and Procedures
Subsection 25.06.15.1 Temporary Use Permit
Subsection 25.06.15.2 Development Plan (for Planned Development)
Subsection 25.06.15.3 Preliminary Plat
Subsection 25.06.15.4 Final Plat
Subsection 25.06.15.5 Design Review
Subsection 25.06.15.6 Sign Permit
Subsection 25.06.15.7 Minor Adjustment
Subsection 25.06.15.8 Conditional Use Permit
Subsection 25.06.15.9 Major Changes to a Planned Development Plan
Subsection 25.06.15.10 Zone Change (rezoning)
Subsection 25.06.15.11 Text Amendment
Subsection 25.06.15.12 Designation of Historic District or Property
Subsection 25.06.15.13 Pattern Book Requirements
Section 25.06.16 Variances, Appeals, and Interpretations
Subsection 25.06.16.1 Eligible Applicants
Subsection 25.06.16.2 Variances
Subsection 25.06.16.3 Administrative Appeals
Subsection 25.06.16.4 Hardship Waiver for Certificates of Appropriateness
Subsection 25.06.16.5 Appeals to City Council
Subsection 25.06.16.6 Interpretation
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Division 25.06-C Nonconformities
Section 25.06.20 Purpose and Application
Section 25.06.21 Classification of Nonconformities
Subsection 25.06.21.1 Nonconforming Uses
Subsection 25.06.21.2 Nonconforming Buildings
Subsection 25.06.21.3 Nonconforming Structures
Subsection 25.06.21.4 Nonconforming Landscaping and Buffering
Subsection 25.06.21.5 Nonconforming Signs
Subsection 25.06.21.6 Nonconforming Parking
Subsection 25.06.21.7 Nonconforming Lots
Section 25.06.22 General Regulations
Subsection 25.06.22.1 Termination, Restoration, and Removal
Subsection 25.06.22.2 Nonconforming Lots; Construction and Combination
Subsection 25.06.22.3 Changes of Use and Reuse of Nonconforming Buildings
Subsection 25.06.22.4 Repairs and Modification
Section 25.06.23 Compliance Thresholds
Subsection 25.06.23.1 Purpose
Subsection 25.06.23.2 Administrative Compliance Requirements
Section 25.06.24 Conversion of Nonconformities
Subsection 25.06.24.1 Purpose
Subsection 25.06.24.2 Repairs and Modification
Subsection 25.06.24.3 Criteria for Approval
Subsection 25.06.24.4 Effect of Approval
Division 25.06-D Enforcement and Remedies
Section 25.06.30 Enforcement Procedures
Subsection 25.06.30.1 Purpose and Application
Subsection 25.06.30.2 Administrative Official
Subsection 25.06.30.3 Violations
Subsection 25.06.30.4 Immediate Enforcement Powers
Subsection 25.06.30.5 Abatement
Subsection 25.06.30.6 Judicial Remedies
Subsection 25.06.30.7 Special Provisions for Conditional Uses
Subsection 25.06.30.8 Special Provisions for Historic Preservation
Section 25.06.31 Legal Status
Subsection 25.06.31.1 Severability
Subsection 25.06.31.2 Conflicting Provisions
Subsection 25.06.31.3 Civil Liability
Chapter 25.07 Definitions
Division 25.07-A Word Usage; Abbreviations; and Acronyms
Division 25.07-B Use Definitions
Division 25.07-C General Definitions

