
D-1 ZONING AND
DESIGN
GUIDELINES



BACKGROUND

The City is initiating an amendment to 
the Zoning Regulations that will convert 
the existing “C-5” zoning to “D-1” and 
eliminate the “C-5” District.  

The “C-5” District was created in 1992.  
The “D-1” Downtown District was created 
in 2001 to better encourage mixed use 
activity downtown.



BACKGROUND
 In recent years Downtown has seen increased 

investment and greater overall interest in its 
historic character.  The City of Topeka invested 
$5 million, which was matched with more than 
$2 million of private investment, to upgrade the 
streetscape and utility infrastructure along 
Kansas Avenue.  

 Additionally, two historic districts were added to 
the National Register in 2015 and design 
guidelines were written and approved for the two 
historic districts in 2016.  



BACKGROUND
The current C-5 downtown zoning does 

not protect mixed use or urban design 
character.  The D-1 zoning does and 
further assures integrity of the historic 
districts. 

There are three components to the D-1 
District: 
 use matrix, 
 design guidelines, and 
 signs.



D-1 ZONING



USE MATRIX
• 18.60 Use Matrix categorizes uses as “Allowed (‘’)”, “Subject 

to Specific Use Requirements (‘S’)” in 18.225), “Conditional 
(requires Conditional Use Permit) (‘C’)” or “Prohibited (‘-’)”.

• Purpose? Ensure uses in “D-1” are consistent with the 
nature of a Downtown- Entertainment - Mixed Use Center. 

• Amendment will eliminate C-5 and convert the zoning of all 
C-5 properties to D-1 (TMC18.50).  D-1 uses, for the most 
part, remain consistent with C-5 uses. 

Web link:  
https://www.topeka.org/planning/Documents/Topeka
ZoningMatrix.pdf



USE MATRIX

• Highlighted Changes: 

1. Clarifies Specific Use Standards for “Dwelling Units on 
main floor” with intent to encourage Mixed Use Activity on 
ground floors of buildings Downtown.  Allowed subj to “S”. 

2. Establishes Specific Use Standards for “Drive-up/Drive-
through facilities” for design and placement.

3. Allow “Drinking Establishments”. Require CUP in C-5.

4. Allows “Retail Merchandise/Outdoor Display” in D-1 
subject to standards.  Prohibited in C-5.  

5. Allows “Micro-breweries, Micro-distilleries” in D-1 subject 
to standards.  Allowed only by CUP in C-5.  

Web link:  
https://www.topeka.org/planning/Documents/Topeka
ZoningMatrix.pdf



USE MATRIX

Dwelling Units on Main Floor. Dwelling units located on main 
floors shall meet the following requirements: 

(1)The units must be subordinate in area or location to nonresidential 
uses on the main floor; or

(2) The units shall be allowed in structures that were originally built 
for use as dwelling units, the structure has been used historically for 
dwelling units, or the dwelling units were converted from hospital, 
school, or hotel rooms

TMC18.225 Specific Use Standards



USE MATRIX

Drive-up/Drive Through Facilities.

(1)In D and X Districts, the drive-up window,  menu boards and 
all lanes needed for vehicle stacking shall be located to the 
rear or side of the principal building.

(2) In D and X Districts, the drive-up window facility shall be 
secondary and subordinate in size to the principal uses of the 
structure in which the drive-up facility is located. 

(3). . . (additional standards see full section of 18.225).

TMC18.225 Specific Use Standards



USE MATRIX

Retail Merchandise Outdoor Display. Items for sale that are 
displayed outside buildings, exclusive of very large items such as 
vehicles and construction materials, shall meet the following 
standards:

. . . (additional standards see full section of 18.225).
(4 ) In D and X Districts, retail merchandise outdoor display areas shall 
occur only during normal business hours.  The outdoor display area shall not 
obstruct vehicular or pedestrian circulation and provide adequate pedestrian 
clearance.

TMC18.225 Specific Use Standards



USE MATRIX

(x) Micro-Alcohol Production in X-2 and X-3 and D Districts: 

1. Micro-breweries are limited to 5,000 barrels per year.

2. Tap rooms and tasting rooms are permitted as an accessory use and should 
be located near the street front side of the building.  

3. Any portion of the building that fronts a public street should have a store 
front facade and include windows and door openings along the street 
frontage. 

4. The area of the building used for manufacturing, processing, brewing, 
fermenting, distilling, or storage should be above or below the ground floor 
or located to the rear of the building or otherwise subordinate in area and 
extent.   

TMC18.225 Specific Use Standards



D-1 DESIGN GUIDELINES
 Purpose

The purpose of these guidelines is to provide the 
regulatory authority to ensure that new construction 
and renovation of existing structures is consistent with 
the established urban form of Downtown. 

These guidelines are to be used as criteria for the 
design of new public and private projects and to be 
utilized in the evaluation of new projects. These 
guidelines seek to balance private property rights 
against the public interest of protecting the 
appearance and existing investments Downtown.  

Web link:  
https://www.topeka.org/planning/Documents/
D1Project_Draft.pdf



D-1 DESIGN GUIDELINES
 Creative solutions

The D-1 guidelines describe ways to achieve the 
stated purpose of the guidelines and offer flexibility in 
meeting the key concepts for good downtown design. 

Not all guidelines will or are intended to be met.  The 
“should”, “recommended”, or “encouraged” statements 
offer flexibility and indicate that the city is open to 
design features that are equal to or better than those 
stated, so long as the intent is satisfied.



D-1 DESIGN GUIDELINES
 Infill Development  Context sensitive design

 Techniques to help 
ensure compatibility 
with neighboring 
properties:
 Maintain street wall
 Different wall materials
 Differentiating upper 

stories from the street 
level by setting back the 
upper stories.



D-1 DESIGN GUIDELINES
 Street Orientation  Buildings should 

generally be built up 
to the edge of the 
sidewalk in a 
consistent plane 
with other buildings 
on the street.



D-1 DESIGN GUIDELINES

Architecture 
and Context

 New construction is not 
required to implement any 
particular architectural style, 
but should be designed to be 
compatible with the scale, 
form and materials of 
surrounding structures, by 
applying these guidelines.



D-1 SIGN GUIDELINES

Purpose: 

• To provide for the type of signage appropriate in 
a traditional downtown environment. 

• To encourage reasonable standards that balance 
community objectives with the needs of 
businesses and other users. 

• To reduce visual clutter and encourage signs 
compatible with their surroundings. 



D-1 SIGN GUIDELINES

Types of Signs Permitted: 
• wall signs
• signs on canopies and awnings
• projecting signs
• free standing (ground) signs 
• roof signs
• electronic message centers



D-1 SIGN GUIDELINES

• Pedestrian Level:
– One or more signs
– No more than 20% of the exterior building elevation at the pedestrian level
– No more than 150 square feet
– If 150 square feet is less then 20% of exterior building elevation, sign must be 150 

square feet or less

Wall Signs

Pedestrian Level:
• One or more signs per establishment
• No more than 20% of the exterior building 

elevation at that level
• Signs not to exceed 150 sf

Above Pedestrian Level: 
• For buildings of 3 stories (40’) or more – one 

sign above first level not to exceed 150 sf. 
• For buildings higher than 3 stories (greater 

than 40’) – one sign above first level not to 
exceed 300 sf 



D-1 SIGN GUIDELINES

• Pedestrian Level:
– One or more signs
– No more than 20% of the exterior building elevation at the pedestrian level
– No more than 150 square feet
– If 150 square feet is less then 20% of exterior building elevation, sign must be 150 

square feet or less

Projecting Signs (aka “blade signs”)

• One per establishment
• Sign mounted to the exterior of the first or 

second floor
• Sign area limited to 10% of the building on 

the level at which sign is located, not to 
exceed 75 sf. 



Building 
Facade

Wall Sign

Awning

Awning is treated 
as a wall sign 

when at an angle 
between 0 and 45 

degrees of the 
building façade.
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25 Feet

20% of Building Face or 
150 Square Feet

20% = 180 Square 
Feet

No More Than 150 
Square Feet
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100 Feet

Wall Sign Above Pedestrian Level
No larger than 300 
square feet



Awning

Regulated as a 
wall sign

Marquee
Electronic
Message
Center

Awning and Marquee Signs
• Size regulated as wall or projecting signs depending on angle of sign. 
• Movie or theater marquees are allowed 100% of allowed signage to be an EMC. 



Marquee

Signs
• Size regulated as wall or projecting signs depending on angle of sign. 
• Movie or theater marquees are allowed 100% of allowed signage to be an EMC. 



D-1 SIGN GUIDELINES

• Pedestrian Level:
– One or more signs
– No more than 20% of the exterior building elevation at the pedestrian level
– No more than 150 square feet
– If 150 square feet is less then 20% of exterior building elevation, sign must be 150 

square feet or less

• Ground signs

• Roof signs

• Electronic message centers (EMCs) 



SO, WHAT HAPPENS NEXT?
Presentation and Discussion at the 

Topeka Planning Commission’s 
November 21st meeting

Tentatively scheduled for a Public 
Hearing at the Topeka Planning 
Commission’s January 23rd meeting.  

If the Planning Commission 
recommends approval, the zoning 
conversion will go to the City Council



D-1 WEBSITE
https://www.topeka.org/planning/Pages/D-1-
Zoning.aspx



D-1 ZONING

CONTACT INFO

 Mike Hall
Current Planning 
Manager
785-368-3728
mghall@topeka.org

 Annie Driver
Planner II
785-368-3728
adriver@topeka.org

 Dan Warner
Comprehensive Planning      
Manager

785-368-3728
dwarner@topeka.org


