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Introduction
This diagnostic report (this “Report”) is an assessment of the extent to which the City of
Sidney Zoning Code (the “Zoning Code”) advances or serves as a barrier to the Land Use
Strategies and planning vision set forth in the City of Sidney Comprehensive Plan dated
January 2017 (the “Plan”). As the City begins the process of crafting new, modern,
streamlined zoning regulations, this Report is an important first step in illuminating the
shortfalls of the Zoning Code as it relates to the Plan.
This Report is not scientific and is based on our best professional judgment and
experience with zoning codes and best practices throughout Ohio and beyond. Its
purpose is to inform, highlight, and coalesce the City around those regulations that are
no longer best serving the City protecting against real public harms. In place of those
outdated regulations, this Report proposes updated regulations that will advance the
City’s planning vision and encourage capital investment.
We hope that you find this Report useful and illuminating as the City considers and
determines a modern approach to its zoning regulations.

General Principles Applied
Our review, analysis, conclusions and recommendations in this Report are guided by
three general principles:
1. Zoning Should Respect Existing and Reflect Desired Development Patterns.
Regulations that fail to relate or respond to existing development patterns or fail
to promote the community’s vision for future development patterns erode the
relevance of both the existing and planned built environment. Places that lose
their relevance experience a decline in demand and investment. Supply ultimately
exceeds demand, property values drop, and investment becomes less and less
likely over time.
Zoning should be a tool to implement the community’s vision in its plan. To do
so, zoning districts should be focused less on use segregation, which can lead to
disjointed development patterns, and more on the desired character of the
unique areas of the City.
2. Zoning Should Regulate Only What Actually Needs to Be Regulated and
Focus on Desired Outcomes.
Regulations that do not justify government intervention or merit investment of
precious local government resources should be reconsidered and removed if
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possible. First and foremost, zoning regulations that no longer relate to any
public interest may not be enforceable if challenged. Even if they are not
challenged, they are unlikely to be enforced since they do not address any actual
or potential public harm. Expending resources administering zoning regulations
that do not address actual or potential public harms can create unproductive
friction in the process and an unnecessary expenditure of local government
resources.
Regulations that impose requirements that are out of context and do not respect
or relate to the existing development pattern unnecessarily require
administrative relief and numerous approvals when a development is proposed.
This adds expense and uncertainty, which increases the cost of investment and
may result in less desirable development outcomes. It also requires significant
governmental resources to administer these processes. When the costs of
administering a regulation outweigh the benefits, such regulation should be
reconsidered and potentially eliminated.
3. Zoning Should Be the Implementation of a Plan, not a Barrier to Achieving
the Vision.
Outdated, confusing, inconsistent, and disorganized zoning regulations are often
cumbersome to use and administer and can be an impediment to achieving a
community’s economic development goals and planning vision. Because zoning
regulations are the implementation of a plan, the plan should lead, and the
regulations follow. In many instances, much effort has been expended on the
plan, but the zoning regulations are overlooked or revised in a disjointed or
piecemeal manner. Zoning regulations that make it more difficult, or even
impossible, to achieve the planning vision should be reconsidered and removed
if possible.
For example, zoning regulations that are inconsistent, unclear, poorly worded,
disjointed, disorganized, or confusing can be intimidating, time consuming, and
costly for property owners, which may discourage investment. Likewise,
cumbersome approval and administrative processes can add significant time and
cost to property development and redevelopment.
This is not to say that the way should always be paved for development. Public
review and input are a necessary and valuable part of the process. If the
regulations and processes are based on the community’s vision in the plan, then
the public should be comforted in knowing that the regulations are setting the
plan in motion. Clear, usable, defensible, and consistent regulations operate to
protect the public visioning process while balancing the needs of property
owners.
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The City’s Land Use Strategies

The Plan is a vision for the city’s growth and development over the next several decades.
Through extensive public engagement and a thoughtful analysis of existing conditions,
the city has identified six land use strategies and guiding principles (collectively, the “Land
Use Strategies”):
Land Use Strategies

1. Beautification of the City;
2. Promote infill and mixed-use development targeting downtown and
the surrounding neighborhoods;
3. Identify, maintain & protect natural resources that help promote the
resiliency of the community;
4. Update the zoning code to reflect best practices;
5. Ensure balanced growth concurrent with the provision of necessary
utilities and services; and
6. Plan growth areas.

These Land Use Strategies serve as the benchmarks against which we analyze each
provision of the Zoning Code. Rather than benchmarking the Zoning Code against Land
Use Strategy #4, we have incorporated the Plan’s observations into our analysis and the
attached diagnostic consistency matrix.
City of Sidney Comprehensive Plan
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General Observations
Before analyzing specific provisions of the Zoning Code, we begin by providing general
observations on the format and usability of the Zoning Code. The following are our
general observations:
Subject
Overall
Definitions
Accessory
Uses

Graphics
Zoning
Code Fees
Tables

General Observations
The Zoning Code is not organized in a use-friendly manner. An introductory
chapter followed by district regulations will make the Zoning Code more
navigable for the average user.
Definitions are scattered throughout the Zoning Code. We generally suggest
consolidating all definitions in a comprehensive glossary typically placed at
the end of the code.
Permitted accessory uses are currently incorporated in the regulations for
each district. The process of having to separately permit accessory uses can
be cumbersome. Consider a broader definition of accessory use that
encompasses such uses that are incidental to the principal use.
The Zoning Code lacks explanatory graphics. Include graphic representations
to better illustrate text descriptions throughout. Areas where graphics are
suggested: landscaping/buffering, definitions, development regulations,
parking, signage.
Permit/application fees should be removed from the Zoning Code; otherwise,
a text amendment will be required every time these regulations require
amendment.
Long lists and groupings of text can be cumbersome to use and administer.
Utilize tables instead of long lists of text. There is substantial opportunity
within the new code to reformat text into tables that will be more intuitive for
the user.

Plan Consistency Review and Analysis

Our analysis includes general observations, a review of permitted uses, and an
assessment of each provision of the Zoning Code as it relates to the Land Use Strategies.
The attached consistency matrix is the data underlying conclusions and
recommendations in this Report.
The consistency matrix includes specific comments and notes related to each provision
of the Zoning Code. In completing the consistency matrix, we used our professional
judgment and experience to determine whether a section (i) actively promotes each Land
Use Strategy (indicated by +), (ii) serves as a barrier to each Land Use Strategy (indicated
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by !), or (iii) has no effect on or plays a necessary supporting role to each Land Use
Strategy (indicated by =).
It is important to note that those regulations identified as having no effect, or that play
a necessary supporting role, should be reviewed and considered just as carefully as the
other regulations to determine if there are ways that they may be amended or improved
to promote the Land Use Strategies.
As the city develops new zoning regulations, each new or revised provision should
support at least one of the Land Use Strategies, including those provisions that are
administrative or procedural.
The Zoning Code scores best relative to promoting Land Use Strategy #5 – Ensure
balanced growth concurrent with the provision of necessary utility and services – due to
sound annexation procedures and generally consistent zoning in the city’s outlying areas.
The Zoning Code scores the lowest relative to Land Use Strategy #2 –Promote infill and
mixed-use development targeting downtown and the surrounding neighborhoods –
largely due to the one-size fits all residential districts surrounding downtown.
Overall, the provisions of the Zoning Code do not advance the Land Use Strategies or
could be doing more to advance them. Those regulations that are advancing the Land
Use Strategies should be reviewed to ensure that they are most effectively doing so and
work well in conjunction with the new provisions.

Consistency Matrix Symbols
Actively promotes each
Land Use Strategy

Serves as a barrier to
each Land Use Strategy

+

!
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Has no effect on or plays
a necessary supporting
role to each Land Use
Strategy

=

1. Beautification of the City
Scoring Summary (out of 142 provisions)

+
5

!
5

=
132

Summary
The Plan proposes several interventions to beautify the city through Land Use Strategy
#1. These interventions include (i) developing community gateways along I-75; (ii) linking
downtown to I-75 through beautification and wayfinding; (iii) establishing design
standards for gateways; and (iv) disallowing the use of billboards along corridors in
residential areas 1. In addition to these interventions, our recommendation for
implementing Land Use Strategy #1 is to focus on the development and implementation
of character-based districts.
Positives
The Zoning Code largely fails to advance Land Use Strategy #1 and those provisions that
do have a positive effect on the beautification of the city are in the planned district
regulations. For example, under Chapter 1144 the Residential Planned Unit Development
permits mixed-use development and promotes the incorporation of open space and
courtyards into new developments. These development requirements go beyond the
standard requirements for residential development in the existing base zoning districts
and can serve a starting point for developing more robust district and overlay regulations
to promote the Plan’s vision of enhancing the city’s aesthetic appearance.
Barriers
The current Zoning Code fails to actively promote the enhancement of the city’s main
corridors and gateways. Instead, these key development areas are characterized by autooriented development patterns that produce very few distinguishing features outside of
the city’s downtown.
Another barrier to achieving Land Use Strategy #1 is the Zoning Code’s excessive
attention to the placement of off-premises signs in business districts and industrial
districts. Although there are numerous conditions for doing so, the ability to locate new
off-premises signs in key areas of the city is contrary to the Plan’s vision. The updated
Zoning Code should limit the introduction of off-premises signs to reduce the impact of
this current barrier and otherwise improve aesthetics.

1

Plan at page 37

4817-4300-9441, v.2

6

2.

Promote infill and mixed-use development, targeting downtown and the
surrounding neighborhoods

Scoring Summary (out of 142 sections)

+
35

!
5

=
102

Summary
To complement the unique character of the city’s downtown, the Plan contemplates the
introduction of new mixed-use development 2. The contemplated mix of uses includes
residential, retail, restaurants and office. The Plan also proposes promoting historic
preservation through the adoption of historic guidelines. Overall, when applied to the
Zoning Code the Plan’s vision for Land Use Strategy #2 is purely aspirational and thus
will require a deliberate effort to better implement this vision.
Positives
The regulations for the B-5 Court House Square District are a starting point for
developing a downtown district with the mixed-use elements that Land Use Strategy #2
contemplates. To this end, there were some positive scores under the regulations for the
B-5 District mostly with respect to the ability of retail establishments to display
merchandise on sidewalks. This utilization of the public realm promotes continuity along
the street-wall and produces the pedestrian-oriented environment that the Plan
encourages. Ultimately, while these sidewalk regulations are a starting point, significant
revisions are required to fully implement and advance the Plan’s mixed-use vision for
downtown and the surrounding neighborhoods.
Barriers

The regulations for the B-5 Court Square District do very little to promote the mixed-use
environment contemplated in the Plan. For example, “upper-floor residential” is included
as a conditional use, which is an unnecessary barrier to introducing new residents to the
downtown district.
An additional barrier to Land Use Strategy #2 is the absence of regulations to preserve
historic buildings or to promote their adaptive re-use. Such regulations would promote
downtown as a vibrant location and build interest around the city’s historic building
stock.
With respect to the residential districts that surround the downtown district, there are
not currently any regulations in place to promote infill development. Moreover, to the
2
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extent that infill development is introduced in these areas, the existing regulations do
very little to shape building placement and form. To fully embrace the Plan’s vision, a
new residential district should be crafted to encompass the first ring of neighborhoods
surrounding downtown.
3.

Identify, maintain & protect natural resources that help to promote the
resiliency of the community

Scoring Summary (out of 142 sections)

+
2

!
19

=
121

Summary
To achieve Land Use Strategy #3, the Plan proposes several interventions including: (i)
developing a riparian corridor overlay; (ii) revisiting buffering and setback regulations
between dissimilar uses; and (iii) reducing the introduction of impervious surfaces
through the examination of off-street parking requirements 3. Overall, the Plan’s
recommendations are sound and when assessing the Zoning Code in light of Land Use
Strategy #3, it is evident that the existing provisions fail to fully realize these
recommendations.
Positives
Chapter 1108 “Flood Damage Protection” addresses flood concerns and is a robust
framework for addressing these concerns. The majority of the positive scores relating to
Land Use Strategy #3 are attributable to the provisions under this chapter. Another
positive cluster of scores relates to the off-street parking waiver for development in the
B-5 Court Square District. This waiver reduces the over production of surface parking and
helps to foster a pedestrian-oriented environment. These efforts can be furthered
through the elimination or reduction of off-street requirements in other districts
throughout the city.
Barriers

Other than the parking waiver in the B-5 district, the Zoning Code’s off-street parking
regulations do little to advance Land Use Strategy #3. The introduction of a parking
reduction provision would help to promote pedestrian-oriented design and stormwater
management through the reduction of impervious surfaces.
Additionally, the lot and building regulations for the existing districts do not include any
upper limit for lot coverage. While certain development forms require extensive lot
3
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coverage, it is advisable to incorporate a lot coverage maximum for most forms of
development so as to avoid overburdening the stormwater management system with
excessive run-off. To promote the incorporation of stormwater mitigation infrastructure,
district regulations can also provide lot coverage bonuses for new development that
installs features such as rain barrels, green roofs, and detention basins.
4. Ensure balanced growth concurrent with the provision of necessary
utilities and services
Scoring Summary (out of 142 sections)

+
7

!
11

=
124

Summary
The Plan emphasizes the importance of carefully considering how annexed land will place
an additional burden on streets and utilities 4. The Plan’s recommendations for Land Use
Strategy #4 ensure that all newly annexed land is promptly rezoned consistent with the
development program outlined in the applicable Policy Area. Overall, the Plan’s
recommendations illustrate the disconnect between the existing regulations for each
zoning district and the development in the Plan’s Policy Areas. Land Use Strategy #4
rated very low on the consistency matrix due to the significant disconnect between the
existing zoning regulations for the outlying areas of the city and the applicable Policy
Areas under the Plan.
Positives
The implementation of Land Use Strategy #4 requires consideration of both procedural
and substantive aspects of the Zoning Code. Chapter 1105.03 sets forth the procedure
for the incorporation of annexed land into the city limits. In general, this section sets
forth an appropriate timeline for considering the classification of newly annexed land.
The outlying areas of the city are generally zoned consistently with the future land use
promoted in the Plan.
Barriers
Despite the general overlap between the contemplated future land use for each Policy
Area and the existing zoning regulations for the outlying areas of the city, the Zoning
Code fails to fully embrace the Plan’s vision for the applicable Policy Areas. These barriers
are characterized by the absence of any requirements in the base zoning districts for the
installation of pedestrian connections between new residential development and existing
4
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residential development. Additionally, where newly annexed land would be most
appropriately zoned for industrial purposes, the existing zoning regulations fail to
adequately address buffer requirements or set minimal design standards for new
buildings.
5. Plan Growth Areas
Scoring Summary (out of 142 sections)

+
5

!
10

=
127

Summary
The Plan identifies four growth areas (together, the “Growth Areas” or each, a “Growth
Area”) as priority locations for new development. These Growth Areas include the
following areas of the city:
(1) South of Campbell Road to the city’s corporate limits (industrial);
(2) North of Gleason to Russell Road (industrial);
(3) St. Marys Avenue and I-75 interchange (mixed-use); and
(4) East of Wapakoneta Avenue and South of E. Mason Road (residential and
neighborhood commercial).
Each of the Growth Areas is also incorporated into a corresponding Policy Area that
includes a robust development vision.
Positives
Except for a few parcels, the Growth Areas are currently zoned consistently with the future
land use contemplated in the Plan. This threshold level of consistency between the
Zoning Code and the Plan is positive. Ultimately, however, full implementation of the
Plan will require more than consistency with the contemplated future land use.
Barriers
The Zoning Code fails to fully implement the development program for each Growth
Area, and, in several instances, the Zoning Code imposes barriers to the implementation
of the development program. These barriers are described below for each growth area.
Growth Area #1
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As it pertains to the industrial growth area south of Campbell Road, the Zoning Code does
not set forth any building placement or design guidelines on new industrial development.
We concur with the Plan’s proposal to implement very limited design guidelines on new
development in this area to enhance the area’s aesthetics. Likewise, while the Zoning Code
does place minimal buffer requirements on industrial development, these requirements
should be carefully parsed and revised to fully implement the Plan’s vision.
Growth Area #2
Growth Area #2 is also contemplated as an area for future industrial development. In
contrast to Growth Area #1, the context for the potential industrial development is in close
proximity to existing non-industrial uses. To this end, the generalized zoning of the area
as industrial should be closely analyzed to ensure that higher impact industrial uses will
not adversely impact the enjoyment of adjacent non-industrial properties. To achieve this
balanced growth, it is our recommendation that a mixed-use innovation district is
developed and that the regulations for this district include restrictions on the placement
of industrial users to specified frontages.
Growth Area #3
The Plan contemplates that Growth Area #3 will serve as a mixed-use district located at a
key gateway for the city. A significant barrier to the implementation of this vision is that
the parcels comprising Growth Area #3 are not zoned to permit the contemplated mix of
uses. Moreover, there are three different zoning classifications in this relatively small area,
including R-1 Single-Family Residence, B-2 Community Business and I-2 General
Industrial. This fragmented approach to regulating this Growth Area should be addressed
through the adoption of a cohesive mixed-use district that accounts for both the existing
development patterns as well as the forms of development contemplated in the Plan.
Growth Area #4
The fourth Growth Area contemplated in the Plan is located in the northeast quadrant of
the city and is comprised of existing residential development as well as undeveloped sites
contemplated for future residential development. While this Growth Area is appropriately
zoned R-1 Single-Family Residence, the existing regulations for this zoning district fail to
accommodate the pedestrian-oriented development forms contemplated in the Plan.
Among the recommendations for this Growth Area are pedestrian linkages between new
and existing neighborhoods as well as a multi-use path system. Under the current district
regulations there are no connectivity requirements for new development or
redevelopment and in order to achieve the Plan’s vision, such requirements should be
incorporated into the subdivision regulations and the regulations for the applicable
zoning districts. The Plan also contemplates a greater diversity of housing types for this
Growth area, including duplexes. Currently, the only residential development form
11
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permitted in the majority of this Growth Area is a detached single-family residence. To
this end, at a minimum, the updated zoning regulations should be updated to allow for
attached single-family and two-family residential structures.

Summary Conclusions and Recommendations

The following is a summary of our conclusions derived from the consistency analysis:
•

The Zoning Code fails to incorporate character-based standards for areas of the
city that the Plan prioritizes for redevelopment.

•

The Zoning Code is deficient in its treatment of environmental concerns such as
stormwater management and buffering.

•

The current land use regulations pertaining to residential districts are only
distinguishable based on of lot size and not by the location of the district in the
city.

•

The lack of shared parking provisions or parking reduction factors result in an overreliance on off-street parking and in turn fail to achieve the Plan’s vision for
stormwater management and environmental resiliency.

•

There is a disconnect between the existing zoning regulations for the city’s Growth
Areas and the development vision for these areas as contemplated in the Plan.

In addition to this overall restructuring of the zoning regulations, this Report makes the
following recommendations with respect to the Zoning Code update:

• Where appropriate, design guidelines for key sites and corridors should be
developed and implemented to ensure the high-quality development that the Plan
contemplates.

• Rather than structuring the Zoning Code around use-based zones the updated
regulations should be centered around place-based districts and overlays. These
changes will ensure that new development reflects the Plan’s vision.

• Stormwater mitigation can be encouraged through incentivizing the installation of
runoff mitigation infrastructure and setting maximum lot coverage standards.

• Promote the preservation of historic buildings in the downtown area through the
adoption of regulations that promote adaptive reuse.
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• Enhance the readability of the Zoning Code by utilizing tables and graphics and
assessing approaches to decreasing the density of text.

Conclusion
Our recommendations are both structural and substantive. Structurally, the updated
Zoning Code would benefit from new graphics and tables as well as a total reorganization
to assist with user-friendliness and navigability. Substantively, the Plan’s Policy Areas
provide a template for crafting new zones, districts and overlays that advance the Plan’s
vision. We look forward to assisting the city with the development of the updated Zoning
Code.
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1101.01 Title.

=

=

=

=

=

1101.02 Purposes.
1101.03 Interpretation and application;
conflicts of laws.
1101.04 Separability.

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

Chapter 1103 Definitions

=

=

=

=

=

This language effective establishes the legal framework for the zoning Code with
the exception of the severability clause, which is missing from the public version of
the Zoning Code.

Uses and practical definitions are more current than many zoning Codes across
Ohio, however many uses are missing from the definitions section. Some uses
found with the use tables are not in the definitions section, and should be added
to ensure clarity and consistency for interpretations. The City should also
consolidate all definitions into one master glossary. Currently definitions are found
within various sections of the code.
The definition of a dwelling should include mandatory access to a bathroom to
ensure adequate sanitary conditions across all residential areas.

1105.01 Establishment of districts.
Chapter 1105 Districts
Established; Zone Map;
1105.02 District boundaries; zone map.
Vacated or Annexed
Land.
1105.03 Procedure related to vacated
or annexed areas.
Chapter 1107:
Compliance
Requirements; General
Provisions; and
Prohibition of Medical
Marijuana Dispensing,
Processing, or
Cultivation

1107.01 Conformance required.
1107.02 Effect of Code on existing
buildings.

1107.03 Disposal of wastes and water
supply; connections required.
1107.04 Building line established.
1107.05 General yard regulations.
1107.06 Projections into required
yards.

=

=

=

=

=

=

=

=

=

=

=

=

=

+

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

These sections provide the legal foundation and description of the districts;
however, this provision should be consolidated with the regulations for the base
zoning districts.

This section states that Council has six months to assign a zoning designation to
annexed land, which gives a sufficient amount of time for Council to review
appropriate zoning, while minimizing the amount of time that the land does not
have an assigned zoning district.

Conformance with the regulations contained within the Code, and the districts
section, is required. Projects commenced prior to and completed up to one year
after the passage of the ordinance in 1953 will not be required to alter plans to
adhere to the Code.

Waste discharge shall meet the requirements of the State of Ohio, and within the
N-1 District any building for human occupancy shall be connected to public
sanitary sewer and public water supply unless determined by the City Engineer.
Given that this language contains some dense description of the calculations of
minimum required yards, how building lines are established, and how they
function in various districts, the City should incorporate descriptive diagrams or
graphics to illustrate the information.

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

The definition of vision clearance ensures that visibility at intersections is
maintained, which is positive for pedestrian, cyclist and automobile safety.

=

This language is redundant in expressing that single-family homes may go where
they are permitted, however, it provides flexibility for lots that were subdivided
prior to the presence of the lot minimums contained within the Code. This
flexibility should be extended to other residential property types.

1107.07 Requirements for corner lots.
1107.08 Accessory buildings in N, S and
R Districts.
1107.09 Accessory uses in B-1 Districts.

1107.10 Vision clearance.

=

=

!

=

1107.11 Lot requirements for singlefamily dwellings.

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

1107.12 Height requirements.
1107.13 Existing conditional uses.
1107.14 Required areas and
dimensions.
1107.15 Essential services.
1107.16 Extraction of minerals, oil or
gas prohibited.

1107.17 Fences.

1107.18 Additional uses; Board
determination.
1107.19 Flood hazard areas.
1107.20 Satellite dish antenna
regulations.
1107.21 Radio and television antenna
regulations.

1107.24 Infringement on property
lines.

1107.25 Development standards for
service stations.

+

=

This language should be consolidated with section 1108.

=

=

=

=

=

=

=

=

=
=

!

Essential services are defined in this section. This definition should be consolidated
with all other definitions in a comprehensive glossary.
Mineral extraction should be added to the use table and permitted only in the I-2
district, and also defined within the glossary to ensure clarity around where they
are permitted for the reader.
This language should be included in a chapter that covers additional development
regulations, instead of inclusion amongst dimensional standards and procedural
information.

=

=

!

No lot, yard, court, parking area, floor area may be reduced in size beyond the
requirements of the Code.

=

=

!

This language is positive in that it gives flexibility to structural portions of a building
that may go above the height requirement. There is also flexibility for structures to
exceed the 25 feet height requirement in some districts if additional side yard is
provided.
Conditional uses already in existence prior to the adoption of the Code are
considered to be conforming.

=

=

1107.22 Buffer and transition between
noncompatible uses.

!

This language provides flexibility for accessory buildings and structures, while
providing regulations that ensure that are appropriately sized and situated on the
lot. However, this information should be put into tables for improved readability
and to allow readers to find the relevant information more easily.

This passage is not clearly written and should be revised. Additionally, if a use is
not listed in the zoning Code at the time of administrative review, there should be
clear direction on how staff should proceed with interpreting the use vis-à-vis the
Code.

=

!

1107.23 Allowance for business use
extensions and adjoining I-2 Zone.

Although it is common for corner lots to be treated as though they have two front
yards, it is unclear why corner lots must be 20% larger than the required minimum
lot size, especially in districts that generally already have large lot sizes.

=

=

!

!

=

!

These regulations provide reasonable parameters for antenna location within the
City boundary.
Buffering is required when any non-residential district buffers a residential district,
however, there should also be buffering between the high intensity industrial
district (the I-2) and other districts so that the industrial activities within the I-2 can
proceed without disruption in the case that it borders a district with lower
intensity uses.

=

=

=

=

This gives flexibility for businesses to extend operations into the I-2 zone, which
has generally more intense uses.

=

=

=

=

This prohibits infringement over property lines for any structure or sign.

=

=

=

=

This section contains setback regulations for various elements of service stations,
which are reasonable and mitigate their intensity and aesthetics.
Service stations should not be permitted within the B-2 District given that it is a
community-oriented district and service stations cater to highway through-traffic.

1107.26 Requirements for outdoor
displays.
1107.27 Medical Marijuana Services
prohibited.

=

=

=

=

=

The regulations applying to outdoor storage are reasonable and ensure that
outdoor storage does not become an aesthetic or logistical issue for an adjacent
use.

=

=

=

=

=

No activity related to marijuana is permitted within Sidney.
The definitions within this section should be consolidated into a centralized
definitions section, and duplicate definitions should be removed.

Chap. 1108. Flood Damage Protection.
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Consider creating a flood overlay within the zoning map to ensure that residents
understand that their property is within a flood zone, that there are additional
regulations that apply, and that there are insurance implications.
Continue to pursue plans for trails and parks along the riverfront, which can be
designed to absorb 100 year floodwaters and also provide a flood buffer to
buildings in the vicinity.

Chap. 1109. Nonconforming Lots,
Improvements and Uses.
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1111.001 Intent.
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1111.01 Principal uses.
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1111.02 Conditional uses.

Chap. 1111. N-1 NonUrban District.

Chap. 1113. S-1
Suburban Residence
District.
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1111.03 Accessory uses.
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1111.04 Height regulations.
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1111.05 Lot area, frontage and yard
requirements.
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1111.06 Minimum floor area.
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1113.001 Intent.

=

1113.01 Principal uses.
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1113.02 Conditional uses.
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1113.03 Accessory uses.
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1113.04 Height regulations.
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The language for lot requirements for single-family dwellings have been duplicated
from section 1107.11. 1107.11 should be consolidated into 1109. Otherwise, this
section clearly lays out the parameters for non-conformities and their continued
operation under varying conditions.
This district provides flexibility for a multitude of uses within a very low-density
environment where there are natural buffers due to large lot sizes. The minimum
lot size is roughly 3/4 of an acre, with low building heights (35 feet). The
regulations contained within this district are reflective of the desired "non-urban"
nature of the district. The allowed agricultural uses are not intense uses, and are
compatible with the mix of commercial, residential and institutional also permitted
within the district. Although the character of this district reflects the rural nature
found within parts of Sidney, spaced out development patterns can be negative for
connectivity (where almost all travel requires an automobile), neighborhood
activation and accessibility.
Given the application of this district on land that contains passive uses in the
southeast of the City, the City should assess whether a Parks/Recreation, trail or
riverfront zone should be created to apply to cemeteries, parks, trails, recreational
fields, and greenspace within the district. Currently much of the canal feeder trail
is zoned as R-1.
Temporary sign regulations should be removed from the "accessory uses" section,
and included within Chapter 1149.

The development regulations within this district are reflective of the suburbanstyle intent of the district. Lot minimums are roughly 1/3 acre with a front yard
depth of 35 feet. There is more flexibility for institutional uses within the S-1 than
is generally found in single-family districts, which is positive given that they can be
more accessible to residents/residential areas. The City should consider adding a
farm-stand or small grocery use to this district.
Although the character of this district reflects the suburban residential character
found in many parts of Sidney, spaced out development patterns can be negative
for connectivity (where almost all travel requires an automobile), neighborhood
activation and accessibility.
The minimum dwelling floor areas of 1,200 sf for a one story dwelling could be
prohibitive given the rise of single-person households and the need for
affordability. If the quality of housing construction is a concern, then the
minimum CONT...

Chap. 1115. R-1 Single
Family Residence
District.

Chap. 1117. R-2 Single
and Two-Family
Residence District.

Chap. 1119. R-3 MultiFamily Residence
District.

Chap. 1120. O-1 Office

1113.05 Lot area, frontage and yard
requirements.

=

=

1115.001 Intent.
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1115.01 Principal uses.

1115.04 Height regulations.
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1115.05 Lot area, frontage and yard
requirements.
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1115.06 Minimum floor area.
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1117.001 Intent.
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1117.01 Principal uses.
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1117.02 Conditional uses.
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1117.03 Accessory uses.
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1117.04 Height regulations.
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1117.05 Lot area, frontage and yard
requirements.
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1117.06 Minimum floor area.

=

=

1119.001 Intent.
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1119.01 Principal uses.
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1119.02 Conditional uses.
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1119.03 Accessory uses.
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1119.04 Height regulations.
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1115.02 Conditional uses.
1115.03 Accessory uses.

1119.05 Lot area, frontage and yard
requirements.
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1119.06 Minimum floor area.
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1120.001 Intent.
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1120.01 Principal uses.
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1120.02 Conditional uses.
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1120.03 Accessory uses.
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dwelling size should be decreased and design/materials standards should be
added.
Temporary sign regulations should be removed from the "accessory uses" section,
and included within Chapter 1149.

This district is consistent with single-family districts found throughout Ohio with
relatively more flexibility for institutional uses within this district and variance in lot
size.
The southern portion of the Miami River falls within the R zones where it is
bordered by residential properties, greenspace or parking lots. The City should
create an inventory of what is found along the banks of the river. Consider
creating a riverfront overlay or district where river-facing/focused development
may occur.

Similar to the other districts designated for single-family homes, there is a good
mix of additional uses that are compatible with single-family homes. The City
should consider whether the City can provide even greater housing options in this
district, and if a roadside stand or small grocer could be permitted to allow
residents to have greater fresh food access.
The development regulations for residential structures should be consolidated this will keep consistency with development patterns while allowing development
flexibility. Furthermore, when viewing the street and development patterns within
this district, they mirror the single-family districts in layout and form, which does
not promote pedestrian connectivity. Pedestrian connectivity and beautification
should be promoted in portions of the R-2 along the Miami River.
Temporary sign regulations should be removed from the "accessory uses" section,
and included within Chapter 1149. Consider whether the R-1 and R-2 Districts can
be merged to create additional density in the R-1 district.

Consider whether additional low-intensity, compatible commercial/service uses
could be added to this district. The R-3 already had commercial uses in it or
adjacent to it in places like Countryside Commons area. This could provide
amenities for residents, and also provide a boost to businesses that will be located
in close proximity to their customer base. The lot dimensions and setbacks are
consistent with suburban-style development - within the R-3 district within the
central core, it should be evaluated whether the standards can be tailored to the
more historic fabric in the central areas to create and create a connected, vibrant,
walkable environment.
The R-3 areas close to the central core should have development standards that
mirror traditional neighborhood design standards. This will facilitate walkability,
connectivity, neighborhood revitalization, downtown revitalization, and a greater
sense of place.

The intent of the O-1 is to "designate certain land areas for professional,
institutional, and administrative offices which may serve as buffers between
residential and business or industrial uses." The City should move away from
districts where there is an intended single use. For example, it is advantageous for
office workers to have places to eat lunch, or shopping and amenities close to their
place of work. It allows them to "merge trips", which reduces congestion and also

District.

Chap. 1121. B-1 Local
Business District.

Chap. 1123. B-2
Community Business
District.

1120.04 Required conditions.
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1120.05 Prohibited uses.
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1120.06 Height requirements.
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1120.07 Lot area, frontage and yard
requirements.
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1121.001 Intent.

=

1121.01 Principal uses.
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1121.02 Conditional uses.
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1121.03 Accessory uses.
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1121.04 Required conditions.
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1121.05 Height regulations.
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1121.06 Lot area, frontage and yard
requirements.
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1121.07 Minimum floor area.
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1123.001 Intent.
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1123.01 Principal uses.

=

1123.02 Conditional uses.
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1123.03 Accessory uses.
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1123.04 Required conditions.
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1123.05 Prohibited uses.

=

1123.06 Height regulations.

=

1123.07 Lot area, frontage and yard
requirements.
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1125.001 Intent.

=

1125.01 Principal uses.

=

1125.02 Conditional uses.

=

Chap. 1125. B-5 Court 1125.03 Accessory uses.
Square Business District.
1125.04 Required conditions.
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car-generated pollution. Furthermore, businesses hav e better access to clientele.
The development regulations are relatively flexible, however, front yard setbacks
should be decrease in portions of the O-1 near the core of the City. Height
requirements should be increased to allow office buildings maximize space
efficiencies on multiple stories.

"The primary intent of the B-1 Local Business District is to reserve certain land
areas for retail business and personal service uses. These areas will constitute
concentrations of neighborhood business uses located in convenient and close
relationship to surrounding residential development."
The B-1 is located relatively close to the central core north of Water Street, and
also west of the River along Court Street - in these instances, it should be replaced
with a character-based district that promotes good infill development and
walkability. One way to promote walkable development patters would be to
institute setback maximums in lieu of minimums.
Given that the B-1 district is not located near the interstate, interstate signs should
not be permitted in this district.

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

=

!

!

!

=

=

=

!

=

=

=

=

=

=

=
=
=
!

=
=
=
!

=
=
=
!

1125.05 Height regulations.
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1125.06 Lot area, frontage and yard
requirements.
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1125.07 Minimum floor area.
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1125.08 Downtown sidewalk displays.
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"The primary intent of the B-2 Community Business District is to designate certain
land areas for community and highway oriented retail and service establishments
which serve the entire community."
Some of the land that falls within the B-2 is fairly central, like around
Wapokeneta/Russel Rd. and around Court Square, should be neighborhood
oriented and mixed-use, and not "highway-oriented". There should be an effort to
create a sense of place, with amenities for residents in mixed-use districts, which
have much higher tax-dollar revenue than single use buildings with large setbacks.
These more central areas should allow multi-unit dwellings (which are currently
prohibited), and decrease the minimum setbacks. The regulations, in their current
form, would only be appropriate in a district surrounding an interchange with I-75.
Interstate signs should not be permitted in sections of the City that are not near an
interstate.

The intent of this district is to complement the historic nature of the area while
providing a sense of place. The uses currently permitted in this district should be
revised to include only shops, restaurants, pubs, and some minor neighborhoodlevel amenities. Some uses will have a larger footprint than will be desired for this
district, such as a medical laboratory or an automobile parts store.
It is positive that residences are permitted above a first-floor non-residential use,
and will facilitate development patterns that are congruent with the historic urban
fabric. The development regulations generally give adequate flexibility to recreate
the current historic fabric, however, maximum setbacks should be added (current
setbacks have a 0' minimum) so that the building envelopes match the historic
fabric.
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1127.06 Height regulations.
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1127.07 Lot area, frontage and yard
requirements.
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requirements.
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1127.02 Conditional uses.
1127.03 Accessory uses.
1127.04 Prohibited uses.
1127.05 Required conditions.

Chap. 1127. I-1 Light
Industrial District.

1127.01 Principal uses.
1127.02 Conditional uses.
1127.03 Accessory uses.
1127.04 Prohibited uses.
1127.05 Required conditions.

1131.02 Conditional uses.
Chap. 1131. I-2 General 1131.03 Accessory uses.
Industrial District.
1131.04 Prohibited uses.
1131.05 Required conditions.

Chap. 1133. Site Plan Approval.
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This district should mirror an innovation district, with a mix of lighter industrial,
commercial uses, maker spaces, breweries, or any other lighter
production/commercial use that would be compatible in this district. This would
help to facilitate new, innovative, and small-scale businesses in Sidney and
diversify the economy. There are some areas around Lane St. and Maine Ave that
already have auto shops that could be ideal for this kind of district, for example.
The City should not permit Interstate signs unless it is within an area immediately
adjacent to an interstate.
The height maximum should be increased in the district - many warehouses will
likely require "clear" heights greater than 35 feet.

This district accommodates industry that provides economy and jobs to the City of
Sidney. The base regulations of this district are reasonable, however, it should be
reorganized and streamlined. Buffering should be required where this district
abuts all districts except for the I-1.
As indicated in the Plan, there is a section of the I-2 northeast of Court Square that
should be evaluated for the potential to better connect the riverfront, and give
access to the riverfront for residents. Julia Lamb field is just to the south of this
district and it will be an amenity for residents at some future point in time. Ensure
that there is an attractive corridor connecting Court Square to the river.
Where there are no physical alterations occurring on a site, and the use is changing
from a permitted use to another permitted use, consider relieving applicants of the
site plan approval requirement.
The other portions of this section are reasonable, except the "Fee" section should
refer to a fee schedule that is kept on file, rather than listing the fee in the zoning
Code. When listed in the Code, a Code amendment will be required to change the
fee.
It is positive that the Court Square Business District, parking minimums have been
removed. This will facilitate the redevelopment of buildings on lots that were
platted pre-automobile. This will aid in the revitalization of downtown.

Chap. 1141. Off-Street Loading and
Parking.
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Chap. 1142. Conversion of Dwellings.
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The cap of four dwellings for the conversion of an existing building may stymie the
adaptive re-use of larger buildings where redevelopment opportunities are limited.

Chap. 1143. Performance Standards.
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The Code clearly lays out the standards that apply when a use becomes a nuisance,
or disruptive in terms of noise, odor, vibration, dust, etc.

=

Ensure that all large parking lots over a certain threshold have pedestrian access
paths to ensure pedestrian safety when accessing a building, and adequate runoff
mitigation.

Chap. 1144. Residential Planned Unit
Development.

Chap. 1145. Planned Business Center.

Chap. 1146. Planned Industrial Center.
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This Residential Planned Unit Development ("RPUD") gives flexibility for mixed-use
projects which is lacking elsewhere within the Code, however the City should
assess how the RPUD has been used and integrate that flexibility into the code rewrite. These regulations should be woven into character-based districts.

=

The current minimum land area for a Planned Business Center ("PBC") is 10 acres.
In lieu of a PBC, it is recommended that the City create districts whereby
commercial entities have flexibility while still adhering to development regulations
that accomplish the desired development pattern - especially given that this tool is
only available for land already located in a B-1, B-2, or O-1 district. If the City
continues to utilize the PBC to give flexibility, then the minimum land area should
be decreased to 2-4 acres so that it can be used within smaller infill areas.

=

The Planned Industrial Center (PIC) provides flexibility for industrial projects. The
maximum building height of 25 will be prohibitive for some warehousing and
manufacturing uses - this standards should be increased.
The conditional use provisions give flexibility to ensure that uses are compatible with other
uses permitted within the district. Consider the following:

Chap. 1147. Conditional Uses.
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- The distance between a heliport/airport and a residential use should potentially be larger
than 200 feet to ensure that there is no disruption to residences through noise, vibration,
sound or generated air movement.
- Consider decreasing the lot minimum for a cemetery as they are passive uses and 40 acres
may be prohibitive at a point when new cemetery development is required.
- Decrease the lot and building envelope requirements for a nursing home - as the number
of adults requiring care is steadily increasing, this will remove the barrier to development
needed, affordable facilities.
- The requirement to have a 40 feet front yard setback for a professional office in the R-3
should be removed given that appropriate buffering is also required in addition to the
setback requirement.
- Given the variety of online and professional businesses that could be operated from a
home, the City should revise the list of uses permitted as a home occupation.
- Exempted signs, existing signs, signs located relative to the street right-of-way and
prohibited signs should be located within the signage section of the Code for improved
readability.

Regulations related to signage are found scattered throughout the Code and they
should be consolidated to improve readability, consistency and efficiency of finding
signage information.
Chap. 1149. Signs.
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Chap. 1150. Wireless
Telecommunications Facilities.
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Chap. 1151. Board of Appeals.
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There should be greater clarity around the types of detached signs that are
permitted - the current language is vague and could leave room for unattractive
signage. The language for "lighting" should specify that any lighting for a sign must
face the structure or the sign directly without any direct light reaching adjacent
property to avoid disruption to neighbors.
These regulations provide standards for wireless facilities where permitted. They
appropriately reflect state law.
Given the size of lots and setbacks in Sidney, written notice of public hearing for a
variance should be expanded to property owners within 400 feet of the subject
property.

Given the size of lots and setbacks in Sidney, written notice of a zone map change
should be expanded to property owners within 400+ feet of the subject property.
Chap. 1153. Amendments; Zone Map
Changes.
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Chap. 1155. Enforcement and Penalty.
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Given that a zoning Code amendments affect areas anywhere that a district is
applied, the procedures around a Code amendment should be clearer and more
robust that what is currently found in the Code.
Within the signage section there is language expressing that signs kept in disrepair
will result in removal, and additionally chapter 1313 of the building code specifies
the manner for abating nuisance properties within the City. In order to increase
property maintenance and enforcement, the relevant city departments should
undergo an organizational SWOT analysis to discern how enforcement can be
improved.
The ability to undertake a minor subdivision to reduce administrative burdens for 5 or
fewer lot splits (which already have appropriate utilities) is positive.
The subdivision regulations reference adherence to the Thoroughfare Plan, which is a series
of maps within the Comprehensive Plan. The most specific reference to thoroughfares
within the document are within the implementation plan although there are no technical
recommendations.

TITLE SEVEN Chap. 1161. Platting.
Subdivision Regulations
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The subdivision regulations should include requirements that mandate the following:
-Wider sidewalks within walkable areas such as the Court Square business districts and
surrounding area.
-Pedestrian pathways should connect the sidewalk to all building entrances.
-Required pedestrian pathways within parks and trails within subdivisions (especially where
there is an existing trail in the vicinity where connectivity should be prioritized).
-Cul-de-sacs should be prohibited to maximize efficacy and usefulness of roadway
investments and land.
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