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Planning and Zoning 101

Presenter Notes
Presentation Notes
Plan Commission 101 
Do you have a town plan commission? Can you describe their basic functions and how they work with the town board? Are you struggling to recruit and retain members or questioning if you need a plan commission?  Do you want to maximize the effectiveness of your commission or have specific questions?  This session is for you. We will cover the basic roles and responsibilities of the plan commission, and open the session to audience Q&A. 



Show of hands – who is here?

• Town, County, City, Village
• Local official, staff, community member
• Experience with zoning

Presenter Notes
Presentation Notes

Image source:
https://fisher.osu.edu/blogs/leadreadtoday/blog/why-should-leaders-care-about-diversity-and-inclusion




Comprehensive Plan



• Protection of community resources and character
• Targeted economic development or public investments
• Cost-effective delivery of services
• Intergovernmental communication and cooperation
• Balance of community interests and private rights
• And so forth…

Planning allows a community to anticipate, 
balance and decide how to meet its needs:

Purpose



Comprehensive Plan
• Guide to physical, social, and economic development
• Provides guidance over 20-year period
• Includes goals, objectives, policies, data and maps
• Programs and actions to implement plan

Image: City of New London Plan Commission, http://communityplanningandconsulting.com

(Wis Stat. 66.1001)



Nine Required Elements
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A wide variety of tools are available to implement community plans (including plans, programs, policies, guidelines, actions, budgets, and regulations). Six broad categories of tools:
Information – tools for gathering or disseminating information.
Cooperation – tools that encourage intergovernmental cooperation or communication.
Investment – tools for investing or recovering public dollars.
Incentive  –tools that encourage a desired behavior.
Regulation – tools that prescribe a required outcome.
Design – tools that encourage a particular pattern of development or design.

Informational Tools
Informational tools are used to gather or disseminate information. Tools designed to gather information include special purpose plans, studies and impact analyses. Tools designed to disseminate information include factsheets, brochures and educational campaigns. Just as public participation tends to result in plans that are more reflective of citizen desires, education can increase the rate of acceptance, participation and overall success of other plan implementation tools.
Intergovernmental Tools
Intergovernmental tools are designed to foster cooperation and communication among two or more units of government. Intergovernmental efforts involve the coordination of plans, policies and programs to address issues of mutual interest. Communities may also agree to enter into formal intergovernmental agreements. For example, communities may agree to consolidate services, share buildings or equipment, hire joint staff, share revenues, or address long-standing boundary issues.
Public Investment Tools
Public investment tools are tools designed to invest or recover community dollars. The most common form of public investment is the construction of public facilities such as roads, trails, parks, government buildings, and public utilities. Many communities use capital improvement plans to identify and prioritize capital spending. Public investment tools designed to recover public dollars include impact fees, special assessment districts, and tax increment financing districts. Community decisions about public investment significantly impact the location, timing and rate of private development.
Incentive-Based Tools
Incentive-based tools rely on the use of rewards or disincentives to encourage a particular type of behavior. While some tools use financial incentives to encourage a desired behavior, others rely on the intrinsic motivation of residents to take actions that benefit the community. Incentive-based tools are becoming popular for encouraging landowners and developers to conserve open space, develop away from sensitive areas, develop at higher densities, or provide other public benefits. Examples include conservation easements, purchase or transfer of development rights, density bonuses, tax incentives, and inclusionary housing.
Regulatory Tools
Regulation is the most common form of plan implementation used by local government. Regulatory tools provide clear provisions about what can and cannot be done in a community. At the same time, they often lack flexibility in dealing with unique development situations. The two most common regulatory tools in Wisconsin are zoning and subdivision regulations. Other tools include conservation subdivision regulations, planned unit developments, urban growth boundaries, and adequate public facilities ordinances.
Design-Based Tools
Design tools are used to encourage a particular pattern of development or design. While some design guidelines and policies can stand on their own, others need to be implemented through targeted public investment, regulations or incentives. Examples of design-based tools include low-impact development, transit-oriented development, conservation subdivision design, and transportation demand management.

Spider Chart, Radar Chart, Web Chart, Polar Chart, Star Plot



Regulatory Tools to Implement the Plan

Comprehensive Plan

Zoning Ordinance Subdivision Ordinance Official Map

Guiding Document

Presenter Notes
Presentation Notes
http://innov8tiv.com/wp-content/uploads/2014/12/z50.jpg
https://burnett.uwex.edu/files/2010/09/Official_Mapping.pdf 
http://communityplanningandconsulting.com

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwjKvtalyqjQAhWD44MKHWjOC9kQjRwIBw&url=http://innov8tiv.com/lamudi-kenya-looks-impact-zoning-regulations/&psig=AFQjCNEL5svsKAJGqMP8ePX1YnhSORP9Yw&ust=1479224342369030


Consistency Requirement

• New or amended zoning, land division, and official 
mapping ordinances must be consistent with an 
adopted comprehensive plan 

• Consistent means “furthers or does not contradict 
the objectives, goals and policies contained in the 
comprehensive plan” 

 

(Wis Stat. 66.1001)

UPDATES 
COMING!

2025 Wis Act 173
primarily impacting 

cities/villages 
(effective 1-1-28) 

Presenter Notes
Presentation Notes
Plan does not translate directly to ordinance
Plan should support ordinance
Plan is long-range, visionary
Ordinance is regulatory, contains more detailed guidance




Zoning



Why do we have zoning? 

Zoning is one tool to 
achieve community 
goals such as:
• Public health, safety, and 

welfare
• Natural resource 

protection
• Community character and 

aesthetics
• Protection of public and 

private investments

Presenter Notes
Presentation Notes
At its core, zoning is designed to protect the public health, safety and welfare. It can also be used to implement the goals and objectives found in a comprehensive plan. It can protect community resources, such groundwater, surface waters, farmland, and historic and cultural resources; to maintain community character and aesthetics; to promote desirable patterns of development; and to protect public and private investments.  


http://www.uwsp.edu/cnr/landcenter/landcenter.html


General Zoning for Towns

Option 1:
County Zoning  
746 (60%)

Option 2:    
Town Zoning 
245 (20%) 

Option 3:
No Zoning
253 (20%)

Presenter Notes
Presentation Notes
2023 Comprehensive Plan and Land Use Inventory, WI DOA
https://doa.wi.gov/Pages/LocalGovtsGrants/Comprehensive-Planning-Library-of-Plans.aspx




A zoning ordinance contains two parts:

75’

Buildable 
Area

30’

30’

Industrial

Residential

Airport 
Commercial

Conservancy

Text – Describes suitable uses and 
regulations that apply within each 
district or community wide

Map – Divides the  community 
into zoning districts 

Presenter Notes
Presentation Notes
Image source: 
https://propertybangalore555.wordpress.com/2015/05/15/zoning-regulations-some-terms-and-definitions/



Special Forms of Zoning

• Shoreland zoning
• Floodplain zoning
• Wellhead protection
• Airport  protection
• Historic overlay
• Bluff or steep slopes
• Farmland preservation
• Extraterritorial zoning

Stand-alone ordinance or “overlay” district 
in which additional rules are created to 
protect a specific area or resource. 

Ex. Shoreland, Wetland, Floodplain Zoning

Presenter Notes
Presentation Notes
This map shows where shoreland zoning applies: lands within 1,000 feet of the ordinary high-water mark (OHWM) of a navigable lake, pond or flowage, and land that is within 300 feet or the (OHWM) of a navigable river or stream, or to the landward edge of a floodplain if that is greater. Shoreland zoning ordinances apply only in the unincorporated areas of counties, but wetland protection features apply in all shorelands throughout the state.




General Zoning Ordinance Organization

• Purpose statements
• Zoning districts 
• Allowed uses
• Dimensional standards
• Development standards
• Administrative procedures

Presenter Notes
Presentation Notes
There is no state statute that establishes a standard format or numbering system for ordinances
Some use year and ordinance number in that year such—Ordinance 2010-#1
Some use numbered sequence from one year to next
Suggest that a code of ordinances by chapter helps organize
Important to have an index and/or table of contents to keep tabs on ordinances

Image Sources: 
(bottom) City of Ashland, Unified Development Ordinance
https://www.coawi.org/DocumentCenter/View/352/City-Zoning-Ordinance---Unified-Development-Ordinance-UDO-PDF
(top) http://townofsanluisco.org/ordinances.html 




Purpose Statements

• Purpose statements provide justification for 
regulations

• Help elected and appointed officials, zoning staff, 
and courts interpret and apply regulations

• Statements may be found in several locations 
throughout ordinance
– Introduction
– Zoning Districts
– Conditional Uses 

A

Presenter Notes
Presentation Notes
A great amount of deference is given to local decision-makers when crafting ordinances. An ordinance is presumed valid unless the petitioner proves otherwise (arbitrary/capricious, unreasonable, unconstitutional). The purpose statement helps to record legislative findings and government purpose. It provides support for the regulations that follow. 

Image: https://alleyesondc.com/2018/03/26/coming-soon-the-alleyesondc-show-discusses-zoning-laws-gentrification/ 



Zoning DistrictsB

A standard set of general zoning 
districts does not exist. 

Communities may use similar 
nomenclature but set their own 

uses and standards.  

Presenter Notes
Presentation Notes
Newark Zoning and Land Use Regulations (NZLUR) 
Newark, NJ – Hector Design Service 
http://hectordesignservice.com/newark-zoning
https://www.newarknj.gov/zoning 



Allowed UsesC
Permitted Uses

Conditional Uses

Many communities 
moving from prescriptive 
list of uses to use-based 
classification system

Presenter Notes
Presentation Notes
Example: Jackson County, NC
https://library.municode.com/nc/jackson_county/codes/code_of_ordinances?nodeId=CD_ORD_APXIUNDEOR_ARTIXREDIST_S9.4CUCOPLDI
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/14666/342004/9.5.8.a.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/14666/342004/9.5.8.b.png 




Dimensional StandardsD
Dimensional Standards

Presenter Notes
Presentation Notes
Imagine a 2-page summary for each district. This is a graphic embedded in code publishing software (MuniCode)

Example: Jackson County, NC
https://library.municode.com/nc/jackson_county/codes/code_of_ordinances?nodeId=CD_ORD_APXIUNDEOR_ARTIXREDIST_S9.4CUCOPLDI
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/14666/342004/9.5.8.a.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/14666/342004/9.5.8.b.png 



Development StandardsE
Development StandardsParks and Open Space
Stormwater Management
Buffers, Fencing, Screening
Landscaping, Tree Protection 
Parking, Signage, Lighting

Presenter Notes
Presentation Notes
Imagine a 2-page summary for each district. This is a graphic embedded in code publishing software (MuniCode)

Example: City of Sumpter, SC, Draft Unified Development Ordinance
https://www.sumtersc.gov/planning/unified-development-ordinance
https://www.sumtersc.gov/sites/default/files/uploads/Departments/Planning/UDO/draft-udo-chapter-c-9.18.pdf 


Example: Jackson County, NC
https://library.municode.com/nc/jackson_county/codes/code_of_ordinances?nodeId=CD_ORD_APXIUNDEOR_ARTIXREDIST_S9.4CUCOPLDI
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/14666/342004/9.5.8.a.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/14666/342004/9.5.8.b.png 



Administrative ProceduresF

Ex: Newark, NJ http://www.newark.org/home/showdocument?id=4251 Ex: Mt Pleasant, WI https://ecode360.com/36326935

Presenter Notes
Presentation Notes
Images:
(text on left) Newark NJ http://www.newark.org/home/showdocument?id=4251
(flowchart on right) Village of Mt Pleasant https://ecode360.com/36326935





Common Zoning Decisions

1. Permitted Use – use that is listed and allowed by-right 
within a given zoning district

2. Conditional Use – use that is listed and allowed provided it 
meets local ordinance requirements and conditions imposed

3. Zoning Amendment / Rezone – change to zoning 
ordinance text or map

4. Variance – relaxation of an ordinance standard that may be 
allowed by zoning board when state standards are met 

5. Administrative Appeal – contested decision or 
interpretation of zoning ordinance



Establishment of Districts, 
Uses and Standards



Uses for each district:
Permitted Use 
Use is listed and 
allowed by right   
in all  parts of the 
zoning district
  

Granted by zoning 
administrator

Conditional Use 
Use is listed for the 
district and allowed if 
they meet ordinance 
standards and 
attached conditions      
Decided by zoning board, 
plan commission, or 
governing body

Prohibited Use 

Use is not listed for 
the district or is 
expressly prohibited

May apply for rezone or 
use variance, if allowed



Ex. Residential District
Permitted Uses Conditional Uses Prohibited Uses

Presenter Notes
Presentation Notes
http://houselovers22.blogspot.com/2014/12/house.html
https://www.phrasemix.com/answers/whats-the-difference-between-house-and-home
https://www.architecturaldesigns.com/multi-family-house-plan-69382am.asp
http://www.tripadvisor.com/Restaurant_Review-g41499-d840346-Reviews-Corner_Store-Chatham_Cape_Cod_Massachusetts.html
http://www.istockphoto.com/photos/industrial-building
https://www.pinterest.com/troyvBBQ/strip-center-ideas/
http://miastoiludzie.pl/2017/09/19/sezon-grzewczy-tuz-tuz/ 



Sample Use Table

Zoning District A1
Intense 

Agriculture

A2
Light 

Agriculture

RR
Rural 

Residential

R1
  Single Family

R2
Multi Family

C1
Commercial

Livestock facility P C - - - -

Residential poultry 
and beekeeping

P P P C C -

Agricultural tourism C C C - - C

Agriculture-related 
business

P P C - - C

Roadside stand P P P - - C

P Permitted - ProhibitedC Conditional 



Which types of uses are most controversial 
in your community? 

Gravel pits or quarries

Frac sand operations

Large livestock farms

Solar or wind farms

Shooting ranges

Campgrounds

Other



Sorting Exercise – 
Let’s Play!



Land Use Sorting Exercise

Racetrack

Always OK Never OKLet’s discuss

Artisan manufact

Landfill

BarResidential subdivision

Mobile homes

Shooting range 

Adult entertainment

Non-metallic mining

Large livestock operation

Organic farm Sit-down restaurant

Drive-thru restaurantGroup home

Apartment Wedding barn

Dog kennel

Salvage yard

Campground

Church

Hardware store

Park

K12 school

Solar farm



What are your concerns?
• Specific uses
• Placement or mix within community
• Density of development
• Siting on a given parcel
• Impacts on water, agriculture, forests, etc.
• Ability to provide infrastructure or services

Presenter Notes
Presentation Notes
Outline for the workshop

Image source:
https://www.kpsol.com/benefits-using-discussion-forums-knowledge-management-environment/



Choices

1. Zoning district
2. Permitted, conditional, or prohibited use
3. Density and dimensional standards
4. Development standards 



Ex. Sawyer County Zoning Ordinance
• Kennel allowed in RR-2, A-1 and A-2 zoning districts 

with conditional use permit



Choices

1. Zoning district
2. Permitted, conditional, or prohibited use
3. Density and dimensional standards
4. Development standards 

Examples 
• Non-metallic mining
• Campgrounds
• Mix of uses (ex. residential and commercial in downtown)



No harm to public health or safety

Site access and traffic safety

Compatible with surrounding uses

Adequate utilities and public facilities

Drainage and stormwater management

No harm to environment

Property values

Neighborhood character

Aesthetics

Consistent with comprehensive plan

Common Ordinance Standards 

Consider adding 
specific standards 
for commonly 
granted uses

CUP standards must 
be reasonable and 
to the extent 
possible measurable

Two recent unpublished court cases 
have supported these factors.
But use with caution!



Maps, maps, 
everywhere maps!



Comprehensive Plan:
Future land use map

Zoning Ordinance:
Zoning map

Presenter Notes
Presentation Notes
Map91_ExistingLandUse-print



Developing the future land use map
Future land use mapBasemaps

Presenter Notes
Presentation Notes
https://www.researchgate.net/figure/Different-layers-of-data-can-be-combined-through-a-GIS-to-represent-realistic-and_fig3_318236667



Rezoning Requests

Effective Jan 1, 2028 
If a city or village receives a request to rezone land for 
residential development, it must grant the request within 
90 days if all of the following are satisfied: 
• Current housing supply does not meet existing or forecasted 

demand in next 5-year period
• Area is identified in the comprehensive plan for residential use
• Proposal falls within min/max net density specified in plan
• Located near existing development and can be reasonably 

served by existing infrastructure and services 
• Not located in farmland preservation district/agreement/AEA

COMING!
2025 Wis Act 173

Effective 
January 1, 2028
(cities, villages) 

Presenter Notes
Presentation Notes
Wisconsin Legislature: 2025 Wisconsin Act 173
Image credit: Post It Notes - ClipArt Best 



Takeaways
For cities and villages 
• Update comprehensive plan to include future residential 

projections, depict on maps, and include min/max density
• In most cases, rezones for residential development must be 

granted if shown on future land use map 
• Future land use map and descriptions have gained importance! 

(change to consistency)

Countywide implications
• Discuss sewer service area planning, cooperative boundary 

agreements, extraterritorial zoning and other tools to manage 
growth 

Presenter Notes
Presentation Notes
Wisconsin Legislature: 2025 Wisconsin Act 173
Image credit: Post It Notes - ClipArt Best 
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