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Executive Summary
The completion of a Comprehensive Plan
update is a welcome opportunity to conduct a
thorough refresh of the zoning code.
The current code has become convoluted as
amendments, overlays, and appendixes have
been added over the years.
This refresh attempts to address those pain
points, however, without erasing the good parts
of the existing code nor the continuing work
being done by departments within the City of
Lebanon. Several of chapters are already strong
and do not need to be drastically altered at this
time.
This regulatory diagnostic report attempts to
address the following main objectives:
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•

Document format and organization:
Streamline the code for ease-of-use while
integrating relevant content such as the
Signs Ordinance and Overlays.

•

Process and administration: Organize the
application review and entitlement
processes to better achieve the community’s
goals.
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•

Regulations content: Address specific
issues within the code as identified by the
users and in the Comprehensive Plan.

•

Districts and uses: Realign the current
districts with the Future Land Use
categories, uses, and map.

The sections to this report contain descriptions
about the current issues, recommendations for
how the issues could be resolved, and finally
action items that summarize the
recommendation for easy implementation.
This report concludes with three appendices that
form the outline for the refreshed code and
tables for the new districts based on the future
land use and the districts’ uses and dimensional
standards.
Following this report, the next step in the
process is to execute the zoning refresh by
applying these action items and transforming the
code from its current, convoluted state into the
new outline and improved future land use
districts

Legal Underpinnings of Zoning
The power to adopt and enforce municipal
development codes is granted by Tennessee’s
planning legislation, enacted pursuant to
Chapter 165 of the Private Acts of the General
Assembly of the State of Tennessee for the year
1921; Chapter 613 of the Private Acts of the
General Assembly of the State of Tennessee for
the year 1931; and Chapter 625 of the Private
Acts of the General Assembly of the State of
Tennessee for the year 1935. Tennessee’s
legislation was patterned after model legislation
drawn by the Federal government in the 1920’s.
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The purpose of development codes is to
promote the health, safety and welfare of the
residents of jurisdiction through a variety of
means. The codes are authorized to avoid
excessive concentrations of population and
wasteful scattering of population, thereby
encouraging such distribution of population and
such classification of land uses as will tend to
facilitate and conserve adequate provisions for
transportation, water supply, drainage,
sanitation, educational opportunity, and
recreation; and preserving landmark buildings,
objects and sites.

Lebanon Forward 2040 Comprehensive Plan
General Overview
The most recent vision for the City of Lebanon was established and confirmed by the community through
the recently adopted Comprehensive Plan, “Lebanon Forward 2040”.

Overall Vision
The City of Lebanon will be a safe, clean, family-friendly town for all its citizens
that preserves the natural areas and encourages growth in its existing activity centers
with safe transportation connections.

Supplementing the overall vision, the land use vision states: “Encourage residential, retail and job growth
in existing activity centers and near existing infrastructure.”

Priorities in Connection to Zoning
•
•
•
•
•
•

Lebanon Forward 2040 lists five priorities as identified by the Vision Committee:
Transportation/Traffic/Infrastructure
Planning (Zoning) Contextual Growth
Downtown Redevelopment of Older Historic Areas
Parks and Recreation
Entertainment/Things to Do

The Planning (Zoning) Contextual Growth priority includes creating a new Land Use Plan, updating the
Zoning Code to match the Land Use Plan, and treating the established older areas like a town and newer
areas like a suburb.

Guiding Principles
A series of Goals and Strategies and a Future Land Use Plan prepared as part of the comprehensive
planning process will influence future growth and development. Implementation will be driven by a series
of guiding principles to help the City of Lebanon realize its vision:
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•

Promote Mixed-Use Activity Centers: Strengthen and encourage the development of activity
centers within walking distance of residential neighborhoods so people have convenient and
affordable places to live, work, shop, and participate in civic life. The top priority for centers
should be the historic Downtown.

•

Build City Character and Identity: Coordinate building form, site design, and streetscape
improvements to reinforce a distinct brand or image for the City. A core priority should be to
preserve and revitalize Downtown. Employ traditional neighborhood standards throughout the
community.
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•

Emphasize Housing Choice and Diversity: Provide a variety of housing choices to accommodate
a diverse range of residents at all stages of life and groups at varying income levels. Promote infill
housing that complements neighborhoods.

•

Grow the Economy: Promote a health and sustainable business environment by investing in
efficient infrastructure, providing a business-friendly environment, and building a community that
is attractive to employers and employees with a high quality of life.

•

Promote Transportation Choice and Mobility: Provide a safe, reliable, and integrated
transportation system that balances all modes of transportation. Consider land use and
infrastructure together and encourage Transit-Oriented Development.

•

Feature All Things Green and Healthy: Encourage land use decisions that avoid or minimize
negative health impacts and improve opportunities for residents to lead healthy and active lives.

Future Land Use
During the comprehensive planning process, the residents of Lebanon expressed a desire for both
separated rural/suburban living and a compact, walkable mixed-use downtown and urban neighborhoods.
The plan identifies four activity nodes to focus more compact growth: Downtown, South Hartmann, West
Main Street/Hamilton Station, and the Leeville/Highway 109 Area.
The Future Land Use map is an important element that will influence the revision of the current zoning
ordinance; It provides location-based direction and land use visions for the entire city. This map
recommends areas to focus higher density, walkable development, which areas to maintain and enhance
lower density suburban development and which large areas to preserve rural and open space character.
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Character Areas
The Comprehensive Plan also identifies three character areas that would benefit from specific design
standards to encourage quality development.
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•
•
•

Downtown: opportunity for Transit-Oriented Development near Lebanon Music City Star Train Station,
upper floor residential and office space in historic buildings, and infill housing and commercial along
several corridors.
West Main Street: opportunity for suburban retrofit, compact mixed-use, and rural preservation
coordinated with roadway and sidewalk improvements.
Hwy 109/Leeville: opportunity for the City to create gateway character and compact, walkable
residential neighborhoods.

Two other character areas were previously studied by the City.
•
•
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South Hartmann Drive (2018): opportunity to accommodate future commercial and residential growth
with a “sense of place” along the corridor.
Sparta Pike (2018): opportunity for an extension of the Music City Star commuter rail line to the Expo
Center and adjacent development.
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Stakeholder Engagement
Summary
The engagement process has included
extensive conversations with a wide variety of
stakeholders using a virtual platform for small
group discussions. Focus groups included the
following:
•
•
•
•
•
•
•
•
•
•
•

City Planning Staff
City Engineering Staff
City Fire Department
City Management Team
Consulting Engineers
Architects
Landscape Architects
Home Builders; Residential Developers
Non-residential Developers
Planning Board
Mayor and City Council Members

The City has a solid reputation with the design
and development community. Any concerns and
frustrations expressed were not based on any
individuals but rather with the code standards or
the overall process.
The conversations resulted in several
suggestions regarding best practices from
surrounding communities. These comments
have been referenced in the following report and
will be considered during the code drafting
phase.

Stakeholder Comments by Theme
Townhome Standard
•
•

Needs work to achieve the City’s goals.
Mayor thinks that they look industrial,
doesn’t like garages on the front.
Need to clean up the frontage, no
driveways.

Street sections
•
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Current frustration from developers
regarding cost-to-build, lack of clarity, and
other issues. Also, frustration from utility
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•
•

•
•

providers about the inability to install utilities
within the right-of-way.
Right-in-right-out islands should be roll-over
and without signs so fire trucks can access.
The 24” gutter pan requirement on small
residential streets is overkill and disliked by
all. A more compact design would increase
safety by decreasing overall roadway width
and automobile speeds.
The roadway sections in the South
Hartmann Overlay should be citywide
models.
Several options for default street sections
should be available to match the context to
prevent “reinventing the wheel” and utility
placement. Default street sections should
have the option to include street trees and
on-street parking

Materials
•

•

Architects felt like too much brick is required,
could replace with other high-quality
materials. ACM metal panels and Hardie
Board should be allowed.
Lebanon shouldn’t “look like everywhere
else”.

Architecture
•
•

Ask for 4-sided elevations to review.
Hold everyone to a higher minimum
standard.

Transparency
•

Both developers and Planning Commission
said that the current standards aren’t
working well. Should be able to move the
total transparency around the building, or at
least front load it.

Parking
•
•

Recently changed, no need to change again
at this moment.
No complaints from the reviewers or
applicants about current requirements.

•

In the future, requiring parking based on the
district rather than the use could facilitate
adaptive reuse of buildings.

•

Landscaping:
•

Mixed feelings on whether there should be
more. Revising the current regulations
should work.

Planning Commission review
•

Multifamily
•

•

While this is typically a quick part of the
process, it has been removed for by-right
applications in the overlay districts, which
could be extended to other parts of the city.
Planning Commissioners want to keep a
hand on the development. However, they
would like to see fewer variance requests.

Application Process

Fire application review

•

•

•
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Address the need for amenities in the
neighborhood of multifamily to ensure that
value is upheld long-term.

Expedited review: In-personal meeting to
review the materials like in Metro Nashville
and Murfreesboro. Have all of the relevant
boards there, give them a week in advance
to review. Hammer out issues.

Electronic submissions portal: Good start,
should have some additional features,
including status of sign-offs, and a checklist.
Pre-application: needs to have a checklist
and a completeness check stage. Potentially
require more information at the Planning
Commission stage so the application doesn’t
change as much as it goes along.
Engineering wants more detail before
Planning Commission because the plans
change so much.
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•

Only about 20% of submissions get approval
on their first application.
Coordination between zoning and fire review
should be strengthened.

Rezoning process
•

Rezoning has been a fast process through
Council, which maybe makes PUDs and
SPs more popular.

Document Format and Organization
Introduction
One of the keys to a successful development
ordinance is its ability to convey information in a
manner that is logical, easy to find, and
specifically related to desired development
outcomes. Layout is an important element. More
important still, is a logical hierarchy to the
document that provides the necessary order and
prioritization for development regulations.
Ideally, this hierarchy includes an explanation of
the intent of various development regulations
included in the ordinance and a clustering of
similar information so that the end-user can
easily find all information related to a specific
topic area.
Eliminating redundant and unnecessary
language will be a key objective of updating the
zoning code but reducing the length should not
be the primary goal in and of itself. The zoning
code must be equipped with the details needed
to answer the day-to-day questions that arise in
administration and enforcement of the
ordinance.
The ordinance must be a robust legal document
because of its legal authority to approve, deny,
or attach conditions to development. Simply put,
development expectations that are not included
in the ordinance are not enforceable.
The zoning code should be more user-friendly
and accessible by applying logical organization
and good technical writing principles. In fact, the
page layout, format, and organization of a code
document has just as much, if not more, to do
with the user-friendliness of a document as its
overall length.

Format
The current structure of Lebanon’s zoning code
is generally good. The annotated outline in
Appendix A provides summary of the proposed
table of contents for the zoning code, which
suggests some updates for clarity and
consistency.
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One issue with the readability of Lebanon’s
current development regulations is the lack of a
clear regulatory hierarchy. Intuitively, the most
important information in a zoning code should be
the easiest to find.
In the current City of Lebanon zoning code, the
chapters do not follow a consistent pattern, with
zoning districts, use provisions, and dimensional
regulations broken up across chapters. For
example, Chapters 5-7 (Residential,
Commercial, and Industrial District Regulations,
respectively) should be merged along with the
other changes to the districts that align with the
Future Land Use Plan (covered later) to create a
comprehensive Districts chapter. Use provisions
are currently spread across multiple chapters
(including within each district chapter and
Chapter 3) should be merged and clearly
communicated within a single table.
The structure of the zoning code should follow a
logical hierarchy. Important and often used
sections such as districts, uses and dimensions,
and design standards should be prominently
located at the beginning of the document and
easy to find. More mundane sections such as
definitions, enforcement, and administration can
be placed toward the end of the document.
Action item: Reorganize the ordinance to
consolidate the most important and
frequently used information at the front.
Action item: Group all districts within a
single chapter, including the special districts
from Chapter 10.
Action item: Incorporate code appendixes
A-F into the main chapters of the zoning
code for ease-of-use.

Overlays
Two overlays have been added to the end of the
code, the Residential Infill Overlay and South
Hartmann Gateway Overlay.

Action item: Incorporate the two overlays
into the Chapter 9: Overlay Districts for
ease-of-use.

Signs
The current sign regulations sprawl across 57
pages under separate titles and are the classic
example of how so much text should be
reconsidered for consolidation into a series of
easy-to-read tables and graphics.
Action item: Consolidate the signage
requirements into easy to navigate tables
and graphics.
Action item: Merge the Sign Ordinance
under this Title within the Development
Standards chapter.

Definitions
Definitions are a foundational element of any
regulatory document. Any inconsistency or lack
of clarity within definitions obscures the
regulatory intent of the ordinance. Staff and
boards rely upon an understanding of the code’s
regulatory intent to administer the ordinance and
developers rely upon it to apply the ordinance to
their work. However, it is important to not
administrate by definition, so definitions should
not be encumbered with additional requirements.
Clear definitions are critical to ensure that
different people interpret an ordinance in the
same manner. Moving definitions as they relate
to floodplains with all the other definitions in the
appendix will create a standardized language for
the ordinance.
Currently Definitions are repeated throughout
the document, sometimes repeating terms. In
this refresh of the code, definitions from all
chapters should be consolidated into a single
glossary at the end of the document for ease-ofuse.
Action item: Ensure clarity in definition
meaning.
Action item: Consolidate definitions in one
location at the end of the document.
13
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Page layout and overall format
Once an intuitive regulatory hierarchy and
numbering system is in place, the page layout
and format of the ordinance should be revised
so that the specific standards are communicated
more effectively.
A monotonous text layout immediately
discourages the user, and ultimately, impedes
the effectiveness of the document. Lebanon’s
zoning code suffers from lack of visual clarity.
The intended hierarchy of the code language is
obscured by the absence of effective indents,
margins, and paragraph spacing.
The graphic on the following page illustrates the
use of contemporary page layout and design
elements to improve readability and usability of
code documents. Improving the “visual
readability” of the document will help the zoning
code to be more accessible and user-friendly to
a wide variety of audiences.
Action item: Create a standard layout for
the zoning code that utilizes contemporary
best practices for publishing, is easy to
navigate, and is accessible to a variety of
other users.

Graphics and Tables
Lengthy sections of uninterrupted text are
hallmarks of typical zoning codes. Unfortunately,
the City of Lebanon’s code fits this description.
The zoning code should be more effectively
communicated by consolidated tables and/or
concise illustrations. The zoning code does a
more effective job than most at reducing text to
bulleted lists and tables that communicate
regulations at a glance.
Similarly, the use of graphics can be a quick and
effective way to clarify specific regulations.
When used properly, tables and graphics can
communicate information without eliminating the
regulatory details needed to support desirable
development outcomes and answer day-to-day
questions that arise in the enforcement of the
ordinance.

Using graphics to illustrate code standards also
provides the coinciding benefits of a clearer
explanation of regulatory intent and an example
of the application of regulations to a typical
context. This will help create a greater emphasis
on form-based regulations, which require
effective illustrations to explain design
expectations.
Action item: Condense long portions of
ordinance narrative into tables and charts
that are easier to read and understand.
Action item: Use graphics to clarify
specific regulatory language and intent.

14

City of Lebanon, Tennessee
ZONING and REGULATORY DIAGNOSTIC REPORT

The use of contemporary page layout and design elements can improve readability and usability.
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Adaption for Municode
About Municide
Municode.com is a popular site that hosts
ordinances, codes, and regulations. In addition
to using a printable PDF of the zoning code,
many municipalities choose to post the code on
Municode as well. There are two common ways
of doing that: in HTML format or as a PDF.
HTML format loses graphic design quality and
appears like a stripped down text-heavy
webpage. When using PDF format, the guest will
click a link to view a module of the zoning code
and a separate window opens with the PDF
displayed.

HTML Format
Municode’s primary format for displaying zoning
codes is HTML. Municode requires the original
source document (e.g., WORD or InDesign) in
order to publish the code with associated images
and graphics. Municode technicians strip out
many of the graphic formatting elements in order
to make the content HTML compatible. This is
one of the drawbacks of HTML, but it does
provide enhanced searching features over PDF
format. It also provides predictability for users
who are accustomed to using Municode in other
jurisdictions.

Submitting a Draft
Municode representatives suggest submitting a
draft version of the zoning code, which they will
use to develop a cost estimate for the City of
Lebanon to host the zoning code on their
platform. Representatives may also be able to
recommend the best methods to host the zoning
code to maximize user-friendliness and to
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explain the platform in more detail to staff of
Lebanon.

Common Issues Converting to HTML for
Municode
•
•
•

•

Consistent numbering formats are important
when using the cross-referencing feature
online.
Page numbers and running headers are
typically removed and replaced with
Municode page number and header formats.
Hyperlinks are removed and replaced.
Municode is only able to link to the
Chapter/Article/Section or internal reference
within the text. They are unable to link to
figures, table, and illustrations at this time.
Most words in shaded, colored, bold,
underlined, or italicized text are translated to
standard text when converted to Municode.
Action item: Determine if HTML or PDF
submission is more appropriate for
Lebanon and format the code accordingly.

Numbering
Even a thoughtfully organized code document
like Lebanon’s can seem inaccessible and
difficult to follow if the numbering system it uses
to reference each code section is inconsistent.
This is the case in a few instances in the City of
Lebanon’s zoning code, mostly with inconsistent
bulleting and spacing.
Action item: Ensure all parts of the zoning
code are formatted.
Action item: Ensure that the numbering
format is compatible with Municode.

Code maintenance and accessibility
Code Maintenance
Codes are never static documents. They are
amended as necessary to reflect the
expectations of the community and changes in
the way we live and travel through our
neighborhoods. As such, it is important that the
revised code is prepared in a manner that
accommodates ongoing changes without a
significant overhaul of the code format.
With a revised code, the need for amendments
should be minimized. There are several
strategies that will allow the City of Lebanon to
keep pace with any ongoing amendments and
seamlessly integrate new language and graphics
into the body of the code.
The use of “flowing” text and graphics in the
revised zoning code will allow new material to be
added without the reorganization of entire
sections of the code. When new material is
added, flowing text boxes automatically move
context across columns and/or across pages as
necessary. Tables, charts, and graphics can be
anchored within flowing text boxes so that they
are automatically realigned as well.
Action item: Develop a template with
“flowing” text and graphics, master pages,
and text styles that allows city staff to
seamlessly integrate ongoing amendments.
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Accessibility
The use of Adobe InDesign will also allow the
city to publish the updated zoning code in an
interactive PDF format. PDF documents are a
universal standard that can be viewed
electronically on almost any computer, mobile
device, and operating platform.
They are self-indexing, in that they allow readers
to search for specific terms throughout the
document; they are easily navigable, through
supporting quick bookmark functions to link to
different sections within the code; and they are
interactive, by providing the ability to link to web
resources or companion ordinances that exist
outside the document.
This will dramatically improve the accessibility
and usability of the ordinance by allowing
readers to search for any topic or term within the
document and instantly link to other regulatory
documents, policies, guidelines, specifications,
or other resources that may inform a
development application.
Action item: Improve online access to
information by creating searchable,
interactive PDFs with linked resources.

Code writing principles
Although this report offers specific
recommendations uniquely tailored to Lebanon’s
regulatory context, there are some basic
principles for good technical writing as it relates
to the drafting of any development ordinance. As
the city proceeds with the revision of its Unified
Development Ordinance we believe that the
following should be addressed:
1. User-friendliness is in the eye of the
beholder. Nearly everyone will have different
ideas about how the ordinance should be
arranged. However, agreement is needed
on the conventions for arranging the
ordinance up-front, in order to avoid
problems with cross-referencing later.
2. Arrange the ordinance logically by topic. The
following principles should be followed:
−

−

Similar subjects should be arranged
together by article or chapter — e.g.,
procedures, improvement standards,
nonconformities — rather than scattered
throughout the ordinance.
The more interesting and/or commonly
used parts of the ordinance should be
placed at the front (e.g., uses and
development standards), with
administrative provisions and definitions
at the rear of the ordinance. This allows
laypersons as well as administrative
officials to quickly find the most
important and frequently used
information.

3. Application submittal requirements are
needed in order to provide effective
standards and guidance for applicants and
permitting officials. These should be
relegated to standalone documents or
appendices at the rear of the ordinance.
They should also be incorporated as
independent documents that do not require
a legislative process to change so that staff
can adjust the requirements as necessary to
suit their development review procedures.

18

City of Lebanon, Tennessee
ZONING and REGULATORY DIAGNOSTIC REPORT

4. Provide references (and links for online
versions) in a consistent manner (e.g.,
italics).
−
−
−
−

Any defined word in the ordinance.
Other related provisions in the ordinance
or elsewhere in the Municipal Code.
Relevant adopted policies or
interpretations outside the ordinance.
Appropriate sections of other adopted
plans.

5. Eliminate provisions that have outlived their
usefulness. Standards are frequently carried
forward from previous ordinances and
amendments. The desire to condense or to
eliminate code provisions to make a code
more readable can offend neighborhood or
business constituencies that championed
those provisions. However, the ordinance
cannot be all things to all people or interest
groups. The ordinance cannot be held to a
reasonable length if it attempts to address
every conceivable undesirable situation.
Instead, reasonable choices must be made
to implement the city’s planning policies
while respecting the rights of landowners,
businesses and neighborhood groups.
These choices should establish clear
parameters that reflect the city’s planning
policies, rather than providing a
comprehensive list of forbidden situations.
6. Regulations should be prescriptive
(specifying what is expected), rather than
proscriptive (specifying what is prohibited).
7. Remove standards that are unnecessary,
outdated, or not worth the cost of
administration. This not only reduces
volume, but it also reduces budget and
staffing needs. However, it must be
recognized that the city might face
complaints about areas or issues that it
chooses not to regulate.
8. Regulate from the “general” to the “specific.”
9. Consolidate long sections of narrative and
repetitive lists of standards into tables. For

example, older ordinances typically create
long “laundry lists” of uses and dimensional
regulations within each set of district
regulations. The alternative to that approach
is consolidated tables of permitted uses by
district and/or dimensional standards by
district. This communicates use allowances
and information like setbacks and height
regulations much more clearly. It also allows
readers to compare standards across
districts.
10. Eliminate repetition throughout the
document.
11. Match fonts and styles to be consistent with
the hierarchy of the ordinance, reflecting the
relative importance of each heading or
provision.

17. Provide references to dates of revisions
within each chapter or section, as
appropriate.
18. Use portrait format, rather than landscape.
Do not mix the two, unless there is a clear
benefit to keeping a table to a single page.
19. Publish the document for easy
dissemination to the public using Internet
first followed by print second.
20. Avoid jargon! Use clear language and avoid
ambiguity.

12. Make chapter and section titles descriptive.

21. Use consistent terms (“multifamily” not
“apartments”; “unit” not “dwelling” etc.).

13. Provide purpose and applicability
statements for each ordinance
chapter/section as needed.

22. Use consistent punctuation throughout

14. Use graphics to illustrate the text language.
While graphics add to the length of the
ordinance, they can replace text in some
circumstances. Graphics should only be
used however to provide clarity and illustrate
specific regulatory intent. Images used just
for the sake of making the ordinance more
attractive often do more harm than good by
creating confusion.
15. When utilizing mathematical expressions in
the document, display the actual equation as
opposed to the long, descriptive version of
the mathematical expression containing only
words.
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16. Provide headers and footers to indicate the
document title, page numbers, chapter
name and number, section name and
number, and the most current adoption date.
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23. Remove and avoid “legalese” and use
common language when possible.
24. Use the present verb tense. “Shall” and
“must” are mandatory, “should” and “may”
are permissive.
25. “And” means all words apply, “or” may apply
singularly or in combination, and “either”
applies singularly but not in combination.
26. Singular is preferable to plural.
27. Be gender-neutral, using “person” or
“applicant.”
28. When in doubt, SIMPLIFY!

Process and Administration
Predictability
The City of Lebanon has a good reputation as a
place to build with few code-related issues and
supportive staff. Users of the code expressed
their appreciation for fast turnarounds for site
plan review, rezoning, and staff support for
sending notices. The recommendations in the
following section relate to how the City’s process
and administration of development applications
can be further improved and streamlined to
achieve the community’s goals.
A primary goal of any development ordinance
should be to establish standards and processes
that lead to predictable development outcomes
for all involved – city leadership, neighbors, and
the development team. When the administration
of local development ordinances offers
predictability:
•
•

•

Neighbors are reassured because they have
a clear expectation of what changes to
expect in their growing community.
Developers are encouraged to invest in
community-focused projects because they
have clear pathways to approval and
predictable costs.
The municipality is bolstered by consistent,
high-quality investments in its built
environment.

Based on our stakeholder interviews and our
internal analysis, the current development
review process could be easier for developers
and business owners to navigate. The principal
issue is the fact that most development
applications must run a gauntlet of staff reviews,
planning board reviews, public hearings, and
City Council reviews and decisions.
Clarifying intentions and streamlining processes
will move the city from “deal-making” to “visionsetting”. In doing so, the City of Lebanon can
raise expectations and implement key goals
using a transparent, predictable process that
channels the time and resources otherwise
wasted on entitlement navigation towards
development quality and community amenities.
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The South Hartmann Overlay is a good example
of providing a clear vision without being overly
prescriptive, thereby allowing builders to
contribute to a wider goal while still having
freedom within their site.

Streamlining the Application and Review
Process
Electronic plan review portal
Lebanon is already moving in the right direction
by accepting applications via an online portal.
Users of the portal, both on the City and
applicant side, have recommended expanding
upon the capacities of the online system to
enhance the process.
Currently, only a small fraction of the
applications receive approval after the first
submission as the applications are often missing
information. Users recommended a checklist
and an initial completeness check to help
applicants prepare for submission before an
application makes its way into the approval
process.
Action item: Provide applicants with more
information about the status of the review,
including which departmental signoffs have
been completed.
Action item: Create a robust checklist for
required application information.
Action time: Notify applicants throughout
the review process when certain milestones
and specific department approvals are
completed.
Action time: Assign a City staff point-ofcontact at the application acceptance stage.
Action item: Include a “completeness
check” review stage at submission to kick
incomplete applications out of the system.

Pre-application and expedited review
Other communities around Lebanon (notably
Metro Nashville and Murfreesboro) are
conducting applicant review processes in a more
efficient manner that also results in better
outcomes for the city. These communities gave
two meeting steps that help things move along.
First, there is a pre-application review meeting
where applicants can discuss their intentions
with City staff and receive recommendations
about issues such as whether or not a traffic
study will be required. Second, after site plan
submission, a live meeting is held where the
applicants and all relevant reviewing
departments can discuss the application
together at once.
These meetings are held at the same time each
week and offer the opportunity for the city staff
and designers to find creative solutions to
challenging situations, often benefiting the
overall outcomes.
Departmental reviews from engineering, fire, and
utilities that previously took months and several
rounds of iteration could be condensed into a
single week of review and a group meeting. This
can also prevent issues where one department
signs off, but then the plan needs to be
overhauled by a later-stage review, such as fire
lanes, causing the whole process to start over.
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Staff time is also saved, as they do not have to
review as many changes to the plan.
Action time: Offer an expedited review
process and multi-department, in-person
review meeting opportunities.

Planning Commission approval
The South Hartmann Gateway and Residential
Infill overlays do not require Planning
Commission approval for by-right applications.
By omitting this step, significant time is saved,
both for the applicants and for the Commission.
Without having to approve by-right applications,
the Commission can focus on conditional
applications and variances.
Action time: Consider expanding the
administrative approval capacity for by-right
applications from the overlay districts to the
entire city.
Variance requests also follow a repeating
pattern as the reality of the development
landscape in the City of Lebanon conflicts with
the code as it is written. Adjustments to the code
to alleviate the need for variances are described
in the following section, Regulations Content.

Regulations Content
Introduction
The following summarizes the key findings from
the zoning and regulatory analysis. This includes
considerations and recommendations to improve
the City’s regulatory framework to better support
infill, redevelopment, and adaptive reuse
projects while preserving the community’s
historical character.
Refinements to the regulations will follow the
prescriptions outlined in the Document Format
and Organization section of this report. This will
include cleaning up any repeating standards that
are currently found in multiple sections of the
code, such as multiple lighting codes and
sidewalk standards.
While this section focuses on issues, there are
many parts of the zoning that are currently serve
the community’s needs, have recently been
updated (i.e. parking standards), or are being
updated through department-led initiatives (i.e.
storm water management).

Stormwater and Flood Management
The City of Lebanon’s stormwater management
and flood management ordinances are based on
model ordinances and are maintained by their
respective departments. Currently, the City is
working with applicants to build and evaluate the
efficacy of several best-management practices
for low-impact development, such as
bioretention and subsurface retention.
In relation to the goals of the Comprehensive
Plan, restrictions and requirements for uses
within water buffers is an opportunity to create
walkability and connection to nature. Easements
along water bodies have been used for
greenways in the past, such as the Cedar City
Trail. However, there is not a defined process for
designating unrestricted public access in
easements for new subdivisions, so some
opportunities to negotiate extended greenway
systems in the future may be harder to
accomplish.
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Action item: Ensure that the standards are
context-sensitive to be able to allow
minimal buffers within urban walkable parts
of the city while maintaining wide buffers in
low-density areas and the countryside.
Action item: During the permitting process
for subdivisions, designate easements
along water bodies for unrestricted public
use to allow for greenways.
Action item: Consider flood risk
management standards for occupants in
unmitigated flood risk areas such as the
square.

Townhomes
The current regulations allow for townhomes that
appear “industrial” in character and lack humanscale features.
Garages and driveways in front of buildings
make for unattractive and uncomfortable places.
Action item: Add a requirement for front
porches with a minimum depth of 6 feet.
Action item: Do not allow front driveways
and garages.
Action item: Require architectural
elevation along the primary façade.

Multifamily
Multifamily development, including apartments
and townhomes, should provide a significantly
different value proposition than single-family
homes to ensure long-term desirability.
Otherwise, residents of multifamily are
incentivized to move into single-family homes as
soon as they are able, resulting in falling values
for multifamily. The value proposition for
multifamily, therefore, should be easy access to
different amenities and land uses in the
surrounding community.
To achieve this value proposition, multifamily
development should be concentrated in mixed-

use environments where schools, grocery
stores, parks, transit, and diverse cultural and
business offerings are within a safe and
comfortable walk or bicycle distance.
Furthermore, where multifamily uses already
exist, the city should consider whether those
areas are suitable as community anchors where
diverse land uses should be allowed and
incentivized.
With these attractive amenities in place,
residents will have a reason to stay and to prefer
a walkable lifestyle. Otherwise, residents that
are driving for all their needs anyway are more
likely to move out at the earliest opportunity.
Action item: Focus the development of
new, multifamily dwellings within walkable,
urban environments with diverse land uses.
Action item: For existing multifamily land
uses, consider promoting community
anchors such as additional retail and open
spaces would be appropriate.

Building Materials
Architectural designers working in the
community believe that a more diverse mix of
high-quality cladding options in addition to the
prescribed brick would improve their ability to
cohesively design attractive buildings.
Lebanon should not “look like everywhere else”
and identifying and maintaining a distinctive
character is an asset for the community.
Action item: Expand the recommended
material palette to include high-quality fiber
cement siding (Hardie Board) and
aluminum composite material (ACM)
panels, for example.

Street Sections
Homebuilders are frustrated by the current
practices, both regulated and de facto, that
require overly wide street sections and
easements, which also preclude street trees and
curbside parking.
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The standard 24” gutter pan is too large for
tertiary roads and unnecessarily increases the
road width, negatively impacting walkability.
Fire trucks have issues with curbs on right-inright-out intersection islands and with tight
turning radiuses in neighborhoods and dead-end
streets without sufficient space to turn around.
Fire trucks do not have issues with alleys that
are inaccessible to drive down by fire truck as
long as the parcel depth is shallow enough (less
than 100’) to allow for aerial suppression.
Action item: Adopt standard street
sections, starting from the South Hartmann
Gateway Overlay.
Action item: Limit travel lane widths to the
minimum required by the State of
Tennessee per road type to reduce vehicle
speed and improve road safety.
Action item: Work with the utility providers
to eliminate the need for easements along
the right-of-way. Create consensus and
sign-off on a standard utility placement
within corresponding street sections without
easements.
Action item: Allow and encourage street
trees and on-street parking.
Action item: Provide a standard that allows
for alley-loaded residential development
while encouraging parking on the alley side
instead of front-loaded garages.
Action item: Require roll-over curbs
without any vertical obstructions on right-inright-out intersection islands.
Action item: Encourage street connectivity
in site plans to avoid dead-end streets and
cul-de-sacs.
Action item: Where turning radiuses are
smaller (a benefit to pedestrians), use rollover curbs and require sufficient open
vertical space for maneuvering around the
corner.

Architecture
Stakeholders across the board expressed an
interested in raising the bar for minimum
architectural design performance. This is
especially true as national corporations are
building more in the City of Lebanon, they will
only do as much as the code requires, otherwise
the minimum standard will be applied.
Action item: Require four-sided elevations.
Action item: Bolster the design regulations
for façade articulation (14.808) to ensure
that townhomes and other relevant building
types avoid a plain or industrial
appearance.

Transparency
The number of variance requirements for
transparency has led to complaints from both the
developers and Planning Commission. The
current General Commercial district regulations
are overly prescriptive in terms of the location of
the transparency.
Action item: Allow for the location of the
required transparency to be shifted to the
front of the building from the sides and rear
to meet the City’s goals.

Landscaping
Stakeholders are divided as to whether more
landscaping should be required or not, but there
is a consensus that the current standards are
not achieving the City’s goal of creating
attractive streets. Landscaping requirements
were higher in the past, and have been updated
in recent years, but the fit is still not ideal.
Action item: Improve the landscaping
requirements to meet the City’s goals
without creating onerous requirements for
developers.
Action item: Use clauses in the nonconforming section to get existing
properties to add landscaping in a manner
that is commiserate with levels of
reinvestment.
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The landscaping requirements have an overlap
with street sections in the planting strip
standards. The current standards have not been
a controversial subject, but should be examined
to ensure that the standards can also create
highly walkable development in Lebanon’s
downtown in such a way that does not overly
increase the width of the street while still offering
sufficient tree canopy.
Action item: Offer planting strip options for
complete streets within constrained rightsof-way that are compatible with a walkable
environment.
Related to landscaping, the treatment of
surfaces in Lebanon need to be addressed to
reduce dust, especially in times of drought. To
this end, the regulations regarding gravel lots
should be bolstered.
Action item: Define and require dust-free
materials on larger lots, including industrial
areas and parking lots.

Conservation Development
The conservation subdivision standard does not
account for preserved open space unless it is
unbuildable (i.e. on a slope).
Action item: Edit the definition of open
space to allow the preservation of natural
areas that would be buildable.

Infill and Redevelopment
Building in the downtown is more difficult than it
should be. Infill and urban redevelopment are
the most efficient use of limited resources and
infrastructure. As such, it should ideally be
easier to approve than greenfield development
(buildings on undeveloped land such as open
space and agriculture). However, constraints
such as irregular parcels, setbacks, access
needs, parking requirements, allowable mix of
uses, and open space requirements are typically
the culprits for stymying infill.
For example, redevelopment around the Square
is notoriously hard to pull off, despite the area
being at the core of the community. To rectify

this problem, every aspect of the code
connected to infill development should be
reconsidered to remove roadblocks stopping
redevelopment projects that would contribute to
the urban environment and overall municipal
service delivery efficiency.
Action item: Remove roadblocks such as
allowable uses, dimensional standards, and
other regulations that would prevent infill
redevelopment in Lebanon’s core area.

Block Length Requirements
The manner in which block lengths are
calculated in section 14.807 Circulation and
Mobility results in the frequent need for
variances to the frustration of reviewers and
applicants alike. The current code should not
specify a minimum block length, but instead only
regulate the maximum.
Action item: Update the block length
definition to eliminate the minimum length
and perimeter.

Off-Street Parking Location for
Walkability
The design of off-street parking is currently
regulated in the Development Standards section,
which addresses access regulations and buffers.
However, the location of the parking is not
addressed. As parking lots between the street
and the primary building detract from walkability,
additional language should be added to ensure
appropriate parking locations especially in the
City of Lebanon’s community cores.
Action item: Determine what parts of the
city should have parking located to the rear
or side of buildings and update the design
standards accordingly.

South Hartmann Drive Standards
Specific standards for South Hartmann are
found in both the Development Standards
chapter and the overlay. These standards
should be combined where possible to reduce
overlap and redundancy.
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Action item: Consolidate South Hartmann
requirements from the Development
Standards and overlay district.

Open Space
The Open Space section is currently blank
(14.806). Open space is required within various
districts, however only in as much as it relates to
maximum lot coverage and required yards.
The purpose of this section should be to regulate
and control the clearing of tree and wood
vegetation, to encourage the protection and
preservation of existing trees and root systems,
especially on the front, side and rear of parcels
subject to development, to encourage the
planting of new trees, and to establish
procedures and minimum standards for fulfilling
these purposes in appropriate areas. Any
changes to this section would not apply to any
existing and approved subdivisions.
Parks and open space play a vital role to many
different people, young and old, active and
inactive, but the effectiveness of parks is largely
dependent upon their design and position within
the community and greater region. Thoughtful
design and broad accessibility are crucial
components of successful park areas for both
the qualitative impact of user experience and the
quantitative effect of leveraging higher municipal
revenues. When combined with environmental
stewardship and tree preservation, protecting
open space in land development activities can
have a cumulative, synergistic impact.
A number of communities have taken the
approach of requiring more open space (typically
increasing the passive park requirements) for
more suburban neighborhoods and using a
sliding scale for projects that are closer to key
centers, nodes, and existing community
facilities. Additionally, many have calibrated their
open space requirements to broader parks and
recreation standards that consider the number of
acres per 1,000 people.
Action item: Add open space requirements
including for tree removal and steep slope
protection.

Action item: Consolidate and adjust open
space requirements and consider a sliding
scale and dwelling-based requirements.
There are occasions when providing the full
amount of required open space on site does not
make practical sense, particularly if there are
planned facilities nearby. For this reason, the
city should also consider allowing a payment in
lieu of open space dedication. This would also
ensure that smaller infill development
contributed to the creation of parks for additional
residents without placing the burden of providing
substandard park space on-site.
Action item: Allow payments in lieu of
open space dedication.
Other jurisdictions locate other requirements
related to open space within a wider chapter for
natural resource protection, such as water
buffers, resource extraction, stormwater
management, and floodway projection.
However, for Lebanon those requirements could
stay in their current locations.
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Historic Guidelines
The Historic Guidelines are inadequately specific
to address the current conditions within the City
of Lebanon. However, addressing the specificity
of these Guidelines is not within the scope of this
zoning refresh. However, at the very least, the
Historic Guidelines should be consolidated
within the main section of the zoning code.
These first steps should make addressing
specific issues within the Guidelines easier in
the future.
Action item: Move the Historic Guidelines
from the appendix to the appropriate
Overlay Districts chapter.
Action item: Merge the Historic Guidelines
definitions with the definitions from the rest
of the code.

Districts and Uses
About
The delineation of the community into districts that contain a uniform set of standards within each is a
fundamental component of every zoning ordinance across the United States. In addition to these “base
districts” many communities permit certain Conditional Districts, Overlay Districts, and Planned Unit
Development Districts.
Currently, the City of Lebanon uses 22 base districts: 8 residential districts, 6 commercial districts, 3
industrial districts, and 5 special districts. There are also 5 overlay districts (floodplain, airport, historic,
South Hartmann, and residential infill). The new zoning will have 17 base districts with 8 residential
districts, 5 commercial districts, 2 mixed-use districts, 2 industrial districts, and all 5 overlay districts.

Future Land Use Categories
Comprehensive Plan Future Land Use Categories
Future Land Use
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Existing Zoning District(s)

Rural Preservation/Open Space (RPO)

RR Rural Residential Agricultural

Suburban Low Density Residential (RSL)

RS20 Low Density Residential

Suburban Medium Density Residential (RSM)

RS12 Medium Density Residential 12,000

Low Density Residential (RLD)

RS9 Medium Density Residential 9,000
RD9 Medium Density Residential

Medium Density Residential (RMD)

RS6 High Density Residential
RD9 Medium Density Residential

High Density Residential (RHD)

RM6 High Density Residential
R2 High Density Residential

Mixed Housing (Automatic Upzone Component)
(RXH)

RS12 Medium Density Single Family Residential
RS9 Medium Density Residential 9,000
RD9 Medium Density Residential
RS6 High Density Residential
RM6 High Density Residential

Public/Institutional/Residential (RPI)

RP2 Medium Density Residential-Professional Office
CO Commercial Office

University Campus (UC)

UC University Campus

Interchange Commercial (CI)

CG Commercial General

Suburban Commercial (CS)

CS Commercial Service

Commercial Mixed-Use (CXU)

CN Commercial Neighborhood
OP Office Professional
RP2 Medium Density Residential-Professional Office

Office/Medical (CMO)

CN Commercial Neighborhood
CO Commercial Office
OP Office Professional

Transit Oriented (TOD)

DMU Downtown Mixed Use
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Downtown Mixed Use (DXU)

CD Commercial Downtown
DMU Downtown Mixed Use

Light Industrial (IL)

IL Industrial Light
IP Planned Business/Industrial Park

Heavy Industrial (IH)

IH Industrial Heavy

Summary of Future Land Use Districts

•
•

Rural Preservation/Open Space (RPO)
Located in rural areas of the city and areas that
are undevelopable or difficult to develop due to
flooding issues, terrain, or distance from existing
services. It also includes existing designated
open space like parks.
•
•
•
•

Low density development with an emphasis
on agricultural uses and protecting natural
areas
Minimum 3-acre lots
Residential and agricultural uses permitted
Appropriate zoning districts for rezoning: RR

Low Density Residential (RLD)
Low Density Residential zoning provides for a
higher single-family residential density than
Suburban Low and Suburban Medium
residential density. This zoning is ideal for
established residential areas closer to centers of
activity where walking is an option.
•
•
•

About 1/5 acre lots
Minimum 7,500-9,000 square feet lots
Appropriate zoning districts for rezoning:
RS9 and RD9

Suburban Low Density Residential (RSL)

Medium Density Residential (RMD)

This area (0 to 2 units per acre) consists of large
lot, single-family residential homes in a more
automobile oriented form of development.

MDR, which are traditional medium density
residential areas (greater than 5.0 units per
acre) marked by residential uses that include
duplexes, condominiums, and multi-family units,
including townhomes, flats and Cottage Court
style developments—as well as traditional sized,
single-family lots. This land use designation will
benefit from nearby facilities and services,
including churches, schools, and various
community-related amenities, while providing
appropriate access to quality roads. Medium
Density Residential can be located near some
commercial activity and is compatible with more
intense but not heavy industrial uses.

•
•
•

Low density suburban single-family
development with the possibility of an
accessory dwelling unit
20,000 square feet to half an acre lots or
larger
Appropriate zoning districts for rezoning:
RS20

Suburban Medium Density Residential
(RSM)
Suburban Medium Density Residential
development (2.1 to 5.0 units per acre) is typical
of most subdivided land areas in a more
automobile oriented form of development.
•
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RS12

Medium density suburban single-family
development with the possibility of an
accessory dwelling unit
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•
•
•
•
•

Historical density of small-town residential
neighborhoods
Single Family, 2 family flats and townhome
units
Up to 8 units per acre
Minimum 5,000-5,600 square feet lots
Appropriate zoning districts for rezoning:
RS6 and RD9

High Density Residential (RHD)

Public/Institutional/Residential (RPI)

High Density Residential is designed for
residential uses that are denser than the
standard historical lots. This land use category
includes existing apartment complexes and
mobile home parks.

Public/Institutional/Residential future land use is
centered on areas with public and government
centers, schools, and institutions. This allows for
a variety of residential and institutional uses.

•
•
•

Mostly Multi-family residential
Up to 16 units per acre
Appropriate zoning districts for rezoning:
RM6 and R2

Mixed Housing (Automatic Upzone
Component) (RXH)
Mixed Housing, which incorporates all housing
types, Low, Medium, and High densities. The
goal of the Mixed Housing category is to
promote and allow for the context-sensitive
appropriate mixing of housing in and around a
traditional downtown or newer Planned Unit
Development or Residential Specific Plan.
The allowable uses and dimensional standards
for RXH must allow for flexibility depending on
the surrounding context, whether it is low density
or higher density development, and then allow
for stepping up within the site.
An ideal Mixed Housing development could
include a mix of low, medium, and high-density
residential uses with the density allowed being
automatically calibrated to the surrounding
neighborhood. No one should see a dramatic
change next door (like a large apartment
complex next to a single-family neighborhood)
but no area will be exempt from incremental
change either.
A single-family home should be allowed an
accessory dwelling unit by right. A duplex lot on
a block of duplex lots would be allowed to move
to a quadplex by right without the need of
approval; however, a duplex lot on a block of
duplexes would not allow for a 16-unit building
because the jump in intensity would be too high.
•
•
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This future land use will be primarily located in
established residential and institutional areas
around the Square.
•

Appropriate zoning districts for rezoning:
RP2 and CO

University Campus (UC)
University Campus future land use
encompasses Cumberland University and areas
where the university is likely to expand in the
future.
This future land use would allow compatible
uses for a University.
•

Appropriate zoning districts for rezoning: UC

Interchange Commercial (CI)
Interchange Commercial category provides
commercial activity that accommodates the
interstate traffic. These areas are located within
close proximity of major arterial roadways.
Interchange Commercial also offers a transition
from commercial uses to residential and
industrial uses.
CI should be the primary location for autooriented services, including gas stations, oil
change, and car lots. By promoting these uses
within CI, the other commercial districts interior
to the community will not support those uses.
Additionally, retail, service, hotel, restaurant, and
various other customer-oriented establishments
create the Interchange Commercial land use
category. Commercial development should be
concentrated in nodes/districts so as not to
encroach upon residential or incompatible uses.
These nodes should be developed at major
intersections and along thoroughfares that
accommodate heavy traffic. Commercial centers
serve regional and local needs and should be

designed to accommodate pedestrian as well as
vehicular traffic. Large residential developments
are not appropriate but limited residential uses
are possible in some areas.
•
•
•
•

Retail, service, and office uses
Complementary multi-family and singlefamily residential use
No more than 4 units per building
Appropriate zoning districts for rezoning: CG
Zoning

Suburban Commercial (CS)
This category is for the Commercial strip malls
more typical of the suburban environment but
not near a major interchange. High volumes of
pedestrian traffic are not likely so the automobile
will be the primary way to get around. Some
residential uses will be mixed in, but interstate
activates like billboards and large truck stops are
not appropriate.
•

Appropriate zoning districts for rezoning: CS

Commercial Mixed-Use (CXU)
Mixed-use development along existing
commercial corridors and light commercial
activity directly adjacent and accessible to
residential areas is designed to be a pedestrian
friendly and walkable land use category.
Commercial Mixed-Use is intended to be a
transition between residential and commercial
areas and should include community institutions
such as churches and smaller commercial retail
and services. Neighborhood retail centers, such
as convenience stores or small markets, should
be located only a short distance from residents
so longer trips do not have to be made to large
commercial centers.
•
•
•
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mixed-use development.
Along West Main Street and South
Cumberland Street
Appropriate zoning districts for rezoning:
CN, OP, and RP2
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Office/Medical (CMO)
The Office/Medical category provides
commercial activity that accommodates
business, office, and medical facilities where
residents work and commute to daily. CMO also
offers a transition from the Commercial category
to other uses, including HDR, Public, and Mixed
Housing. The CMO land use is located near
residential and industrial areas and allows for
secondary medical use.
•
•
•

Office and Medical uses
Some residential
Appropriate zoning districts for rezoning:
CN, CO, and OP

Transit Oriented (TOD)
Transit Oriented Development – TOD involves
the creation of compact, walkable communities
centered around high-quality transit systems.
TOD is designed with the pedestrian as the
highest priority and a train station or planned
train station as the prominent feature of its
center. The surrounding area contains a mixture
of uses including office, residential, retail, and
civic uses within a ten-minute walk of the train
station with reduced and managed parking.
•
•
•
•

High density development near transit
stations
Mixed residential and commercial uses
More than 16 units per acre
Appropriate zoning districts for rezoning:
DMU

Downtown Mixed Use (DXU)
Residential, Public, and Commercial uses make
up the Downtown area, which should embody a
variety of uses that create an economic and
community hub for the City of Lebanon. An
appropriate mix of uses includes government
offices, retail, office, medium to high density
residential uses, places of worship, meeting
areas, and parks/open spaces. Downtown areas
should be promoted as the civic, cultural, and
entertainment centers of Lebanon. The Square
is the most productive area of the City; this
model should be made available to other

potential activity centers that are at least 5 or 6
miles away from the Square.

chapters and appendixes – many of which are
not defined within the ordinance.

•
•

It should come as no surprise that with so many
use categories there is a fair level of
redundancy, including between the surplus of
residential definitions.

•
•

Mixed residential and commercial uses
Focused on the Square and Downtown
Lebanon around the Square, the City
Centers in the South Hartmann Study, the
Leesville Community (Hickory Ridge Rd and
Martha Leeville Rd) and possibly Hamilton
Station
Emphasis on historic preservation and
maintaining character of the Square.
Appropriate zoning districts for rezoning: CD
and DMU Zoning

Light Industrial (IL)
Industrial areas/parks can be easily supported
by the Industrial/Commercial category, which
provides an appropriate mix of commercial and
varying intensities of industrial activity. I/C areas
are usually adjacent to industrial land uses and
provide a transition to less intense uses such as
Commercial, C/O, RMU, or HDR. The area
south of Interstate 40 along Highway 109 is one
particular site that can benefit from both
commercial and industrial development.
•
•

Light Industrial and Manufacturing Uses
Appropriate zoning districts for rezoning: IL
and IP Zoning

Heavy Industrial (IH)
The Industrial designation includes uses such as
manufacturing, warehousing, distribution,
assembly, or the maintenance of products. It
may also include heavy industrial uses, without
the stereotypical “smokestack” appearance. This
future land use is primarily for intense industrial
activities. These areas should have access to
truck routes, hazardous material routes,
railroads, the airport, and major highways.
•

Appropriate zoning districts for rezoning: IH
Zoning

Use Table
Because of the current organization of the code,
use provisions are scattered across multiple
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A substantial amount of rightsizing, defining of
terms, and modernizing is appropriate for the
Uses Permitted, starting with the organization of
all the uses into one easy to navigate Use Table.
As mixed-use continues to bear fruit once again
and flexibility will be key to our post-pandemic
recovery, a simpler use table will benefit
everyone. Though there is no magic number of
use categories there are several simple
questions that should be asked:
•
•

•
•
•

•

Are there use categories uses that are
clearly outdated?
Can several uses be simply consolidated
into a category rather than a tenant type
(i.e., Clothing Services vs. Costume Rental,
Dressmaking, Dry Cleaning and Laundry
Establishment, Millinery (Fabric) Shop, Shoe
Repair Shop, Tailor and Pressing Shop, and
Tuxedo Rental)?
Can a use be simply defined and
differentiated from the others?
Are use definitions consistent with other
policies and codes, particularly state codes
(e.g., Child Care, Brewery)?
What known uses have negative
externalities inherent to the use (e.g., adult
bookstores) requiring separation or
segregation as opposed to site related
issues that can be mitigated (e.g., drive-thru
uses, schools)?
Is there consistency of use permission
across a range of similar districts?
Action item: Organize the use table and
declutter the use categories through
consolidation and modernization.
Action item: Replace references to
previous districts throughout the code,
including in various tables and matrixes.

Appendix B contains the Land Use Activity
Classification Table which indicates uses that

are permitted, not permitted, or conditional uses
within each of the 20 zoning districts.

Dimensional Standards
Dimensional requirements (“bulk and setback”)
are currently unconsolidated throughout the
district chapters and development standards,
such as the supplemental bulk regulations. The
dimensional standards are also repeated in both
list versions and tabular versions.
There are some discrepancies between the lists
and tables, such as side setback in High Density
Residential, which is 5 ft. in the text and 10 ft. in
the table.
Some districts have incomplete dimensional
standards, such as DMU Downtown Mixed Use
District, which has no development, lot, or
building requirements.
For the purpose of this report, the existing
dimensional standards are mapped onto the
Future Land Use districts from the
corresponding preceding districts.
Action item: Create a unified table of
dimensional standards for all districts,
including pulling relevant dimensional
requirements from the Development
Standards chapter.
Action item: Transfer dimensional
standards from existing districts to the
Future Land Use districts.
See Appendix C has the updated dimensional
standards.
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Subdivision Regulations
Introduction
While the Subdivision Regulations are not part of
the Zoning Code, the two documents inform
each other in the process of controlling the
division of land. As a regulation and not an
ordinance, the Subdivision Regulations are
adopted by the Lebanon Planning Commission,
not by the City Council. The Subdivision
Regulations control both residential and nonresidential land division.
The Subdivision Regulations have requirements
and procedures related to building design,
drawing submission formats, and road
construction. Recently, the Engineering
Department has updated the Appendix C
Standard Drawings.

Zoning and Subdivision
Stakeholder comments and this report’s
recommendations on street sections,
conservation, stormwater buffer easements, and
other topics are applicable to standards in the
Subdivision Regulations.
Action item: Ensure that proposed zoning
changes cascade to relevant sections in the
Subdivision Regulation.
Action item: Work with the engineering
department to create new residential street
cross sections that achieve the City’s goals
in the Comprehensive Plan for road safety
and pedestrian accessibility.
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Appendix A: Annotated Outline
Appendix B: Districts and Uses Table
Appendix C: Dimensional standards
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