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Mixed Markets and Makers District and Establish Standards
for Site Plan Review
ACTION REQUESTED
A motion recommending approval or denial of an ordinance that would create the Mixed Markets and
Makers District and establish formal standards for site plan review.
BACKGROUND/ DISCUSSION
Background
The 2040 Comprehensive Plan calls for a study and zoning update on Concord Street North between
Wentworth Avenue and the city’s northern border with Saint Paul. The entire corridor has been zoned
mixed-use since 2004 which matches the City’s official future land use map. Unfortunately, the existing
North Concord Mixed use (NCMU) standards have proven to be unworkable on Concord Street North due
to issues with parcel configuration, topography, and the sheer costliness and complexity of the NCMU Code’s
building design and site design requirements. City Staff has undertaken this zoning update in partnership
with Michael Lamb Consulting LLC. The project is funded by a “Statewide Health Improvement Partnership”
grant from Dakota County. The following activities have already taken place:
•

In April, City Staff sent out an informational mailing and a survey to property owners on the corridor
inviting them to participate in the project. The project team visited the corridor to study the land and
the existing businesses and the team met with several property owners to discuss the project.

•

In April and May, Staff and the project consultant facilitated two joint Worksession meetings with
the Planning Commission and City Council.

•

In June, the Planning Commission and the City Council reviewed a “corridor vision” document that
laid out the goals for the update. The City Council unanimously adopted a resolution approving the
corridor vision at their meeting on June 17, 2021.

•

In September, the Planning Commission and City Council reviewed an initial draft of the ordinance
and provided feedback. The City Council requested minor changes relating to parking regulations.

•

In September, the project team held an open house and invited affected property owners (via direct
mailing) and the general public (via online announcements).

Proposed Mixed Markets and Makers District
The project team used the “corridor vision” document as the basis for drafting a zoning update. As proposed,
the update will have the following format:
•

All of the properties currently zoned North Concord Mixed Use (NCMU) that are south of Wentworth
Avenue will be rezoned to Concord Gateway Mixed Use District 1 (CGMU-1). The CGMU district and
the NCMU district are nearly identical so these properties will see almost no change to their zoning
status.

•

All of the properties currently zoned North Concord Mixed Use (NCMU) that are north of Wentworth
Avenue will be rezoned to a new zoning district called the Mixed Markets and Makers District (MMM)

•

The MMM district will consist of four (4) different subdistricts. The subdistricts will be based on the
four distinct “character areas” that were identified in the corridor vision.
o MMM-1 is the area next to Saint Paul. This subdistrict will be flexible to allow lower-density
uses such as single-family homes, duplexes, and triplexes in addition to small commercial
buildings and apartment buildings.
o MMM-2 is the area around the old Cenex office building. This is the part of the corridor with
the deepest lots and the most potential for significant redevelopment and infill development.
This subdistrict is geared towards being business-friendly to encourage investment. Many
different uses will be allowed and development will be market-driven. There will be some
design guidelines in place to ensure that development is pedestrian-oriented.
o MMM-3 is a small area of land around the intersection of Concord Street and Bryant Avenue
near the entrance to Kaposia Landing Park. This area was historically a streetcar stop and
many of the existing buildings are already pedestrian-oriented. The goal of this subdistrict is
to develop this intersection into something truly special that the community will be proud of
which may become a regional destination and enhance the entrance to the park. This
subdistrict will have stricter design standards than the other subdistricts.
o

MMM-4 is the area at the southern end of the corridor ending at Wentworth Avenue. This
area has many shallow lots which are challenging to utilize and develop. It has a very eclectic
array of existing businesses. This subdistrict will allow a great deal of zoning flexibility to
hopefully allow these challenging parcels to be put to good use by creative property owners.

Key Concepts in the MMM Zoning District
The overarching goal of the MMM district is to encourage investment in North Concord by making
development regulations more straightforward and business-friendly. The City wants owners to be able to
invest in their properties without having to petition for variances. Some key concepts that are being
proposed are:
1. Property owners will have more options for exterior building materials than they do today.
2. New buildings in the MMM district must contain pedestrian-oriented design features such as windows,
doors, awnings, etc.

3. The MMM-2 and MMM-3 subdistricts will require new buildings to be up against the sidewalk with a
build-to-line requirement. The rules will be more flexible for the rest of North Concord.
4. As stated in the approved corridor vision, parking in the MMM district will be handled differently than it
is in the City’s other zoning districts. The approach that is being proposed is an emerging “best practice”
which many cities and towns across the United States are adopting in their mixed-use districts to help
new businesses be successful.
a. The City will require all buildings with residential units to provide off-street parking for those
units. The proposed parking requirements for multifamily residential buildings are based off of
the City’s 2019 parking study and are the same requirements that were placed on “The Yards”
development which was approved in 2020 through a PUD.
b. Commercial uses will not have a firm number of parking spaces that they are required to provide
in order to get the City’s permission to operate. Each commercial business will be allowed to
build its own parking facilities and can choose how many parking spaces to build based on their
needs. There are three exceptions to this policy:
i. Auto sales and auto repair businesses will still need to provide the full number of offstreet parking stalls required in the City Code. This is necessary because these uses are
auto-oriented and require a large amount of car storage.
ii. Businesses that require a Conditional Use Permit or a Planned Unit Development approval
must present a parking plan for review and approval by the City Council as part of their
CUP proposal, just as they do today.
iii. New buildings that are over 7,500 square feet in size and the adaptive reuse of existing
buildings that are over 15,000 square feet in size will require the Applicant to submit a
parking and circulation plan for review by the Planning Commission and City Council. The
City Council must approve the parking plan for these large developments. This is a new
requirement that was added based on City Council feedback at their September
Worksession.
c. The City is ONLY being flexible with the quantity of parking stalls, not the quality. All new parking
lots still must follow the City’s rules for stall size, surface paving, drive aisle size, curbing,
handicapped accessibility, drainage, and other requirements.
5. Almost all of the uses that are currently allowed in the NCMU district will continue to be allowed in the
MMM district. The general goal is “more flexibility” and several new uses are going to be allowed. The
uses in the MMM district will be listed out in a table format because some uses will be allowed in certain
subdistricts but prohibited in the others.
6. The MMM-1 subdistrict will allow small residential buildings like single-family homes, duplexes, and
triplexes.
7. The MMM district would allow “craft production” which is artisan manufacturing with a public-facing
component.

8. The MMM-2 and MMM-4 subdistrict would both allow fully screened exterior storage for contractors’
operations and craft production as an accessory use with a conditional use permit but will require the
storage to be at least 80 feet away from Concord Street.
9. The MMM-2 and MMM-4 subdistricts would allow commercial indoor storage as an accessory use. The
part of a building which is used for storage must be at least 80 feet away from Concord Street.
10. The MMM-4 subdistrict would allow auto sales as a conditional use but with a .25 Floor Area Ratio
requirement and a requirement that the property be at least 1 acre in size.
11. Existing nonconforming buildings that do not meet the MMM design requirements may still be
expanded. Major additions will require review by the Planning Commission and City Council through a
Conditional Use Permit.
12. As written, the MMM district would allow City Staff to approve development projects and site plans
administratively in some cases as long as the project does not involve platting, conditional use permits,
or variances (which all must be reviewed/approved by the City Council).
Other Goals of the Proposed Ordinance
In addition to replacing the North Concord Mixed Use zoning district with the Mixed Markets and Makers
District, the proposed ordinance would also:
•
•
•

Establish formal review procedures for site plans. This is currently missing from the City Code.
Add new zoning definitions to support the new district.
Update the Code’s rules for approving quasi-public structures to match the City’s actual practices.

How to Obtain More Information About the Project
If any members of the Planning Commission would like to review earlier materials relating to this project
including the approved Corridor Vision document, Staff has put together a project website which includes a
FAQ and detailed information regarding the existing zoning rules and some historical context for how the
existing rules came to be. The project website can be accessed at the following URL:
https://www.southstpaul.org/809/North-Concord-Mixed-Use-Zoning-DistrictRequired Action
A motion to recommend approval or denial of an ordinance that would create the Mixed Markets and
Makers District and establish formal standards for site plan review.
Attachments
A. Existing Zoning Map
B. Draft Ordinance
C. Proposed Zoning Map
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Zoning Designations
Residential

Acres

Percentage

R1 - Single Family

530.47

18.1%

R2 - Single and Two Family Residence District

718.54

24.5%

R3 - General Residence

30.39

1%

R4 - Multifamily Residential District

82.56

2.8%

C1 - Retail Business District

39.71

1.4%

GB - General Business District

129.88

4.4%

CGMU1 - Concord Gateway Mixed Use District 1

24.23

.8%

CGMU2 - Concord Gateway Mixed Use District 2

10.97

.4%

NCMU - North Concord Mixed Use District

80.51

2.7%

C
I-494

Commercial

.2%

RT- Rail Transportation District
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2.8%

P - Park / Public

288.63

9.8%

ROW - Right of Way

82.23

2.8%

WAT - Water

11.49

.4%

South

Henry

.7%

6.76

Other
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I - Industrial District
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MRCCA - Mississippi River Corridor Critical Area
Total

Airport Safety Zone A

2933.58

Airport Safety Zone B

100%

Airport Safety Zone C
Primary Surface
PUD - Planned Unit Development
Shoreland District Overlay

0
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This Zoning map is a representation of various maps and ordinances that make up
the City of South St. Paul zoning code. Percentage of Acreage is calculated from
county parcel data. Results are representational and not to be used for purposes other
than zoning. For detail information pertaining to a specific property or zoning district,
please contact the City of South St. Paul Planning Department at http://www.southstpaul.org/
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ATTACHMENT B
DRAFT ORDINANCE
City of South St. Paul
Dakota County, Minnesota
Ordinance No. 13XX
AN ORDINANCE ESTABLISHING THE MIXED MARKETS AND MAKERS
DISTRICT, ESTABLISHING SITE PLAN REVIEW PROCEDURES, AND AMENDING
MISCELLANEOUS SECTIONS OF THE ZONING CODE TO ALIGN WITH THE
GOALS OF THE NEW DISTRICT
The City Council of the City of South St. Paul does ordain:
SECTION 1. REPEAL AND REPLACE. South St. Paul City Code Section 118-127 is hereby
repealed and replaced as follows:
Sec. 118-127. – MMM, Mixed Markets & Makers District.
a.
b.
c.
d.
e.
f.
g.
h.
i.

Purpose
Sub-Districts
Table 1. Permitted, Conditional, and Accessory Uses
Table 2. Dimensional Standards
Design and Development Standards
Performance Standards for Specific Uses
Nonconformities
Administration
Prohibited Uses

(a) Purpose. The purpose of the Mixed Markets & Makers (MMM) District is to provide for
flexibility of allowed uses in an effort to make the corridor more business-friendly, open to
development, and positioned to adapt to evolving use demands. This includes allowing a mix of
uses throughout the corridor and specific land development standards for each of four sub-districts.
The district is organized around two key ideas:
(1) A business-friendly, market-driven approach with reduced or no minimum parking
requirements for some areas/properties, and;
(2) Coordination with the Mississippi River Corridor Critical Area ordinance to establish
bluff-impact regulations that preserve the buildable potential of parcels along the
corridor.
(b) Sub-Districts. The district is comprised of four sub-districts that are based on the different
built character and conditions of each. Development and investment are guided by the SubDistrict Boundary and Regulating Plan, a consolidated table of uses (Table 1) and a
development standards table (Table 2). The standards in this section are intended to implement
the Corridor Vision document adopted by the City Council on June 21, 2021.

1

(1) Sub-District Boundaries.

2

(2) Sub-district MMM2 Regulating Plan.

3

(3) Sub-district MMM3 Regulating Plan.
a. Building Facade Types. In
sub-district MMM3, the
facades of new buildings
which face a public street
must have an especially high
level of pedestrian-oriented
design. The facade types
listed below are expressly
allowed. Any other proposed
building facade must be
reviewed by the City Council
as part of a site plan review:
1. Shopfront

2.

Common Entry

3. Stoop

4

(4) MMM2 and MMM3 Build-To Line Requirement.
a. Building build to line – In the MMM2 and MMM3 sub-districts, the building build-to
line (maximum building setback) shall be 0-10 feet.
1. For any lot with frontage on Concord Street, at least 50% of the footprint of the
principal building shall meet the build-to line requirement along Concord
Street.
2. The build-to line requirement stated above is also in effect for side streets in the
MMM3 district but the requirement may be waived or modified by the City
Council as part of a site plan review if it can be demonstrated that the proposed
building will create an overall positive pedestrian-oriented experience.

Graphic Illustrating Build-To Line (Maximum Building Setback)
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(c) Table 1. Permitted, Conditional and Accessory Uses.

Table 1 Principal Use

Single family detached dwelling
Two family dwelling
Three-family dwelling
Multi-family dwelling (4 or more units)
Mixed residential & commercial building
Live-work unit

P
P
P
C
C
P

Adult day care facility
Auto repair
Auto sales, leasing, and rental (may include service)
Body art establishment (subject to licensing)
Child day care facility
Catering
Churches, chapels & other worship buildings
Contractor operations with no exterior storage or
overnight parking of fleet vehicles & trailers
Craft production
Essential services
Gasoline service station
General retail business (within a building)
General service business (within a building)
Health club, dance studio or similar uses
Hotel or motel
Indoor commercial recreation
Medical or dental clinic
Municipal buildings & uses
Museum, library, theater & similar uses
Office
On-sale, off-sale liquor, beer or wine establishments
Parking ramps, garages & surface lots
Pet boarding, kenneling & grooming
Public & private parks & playgrounds
Reception or meeting hall
Recording studio
Restaurant, cafe, coffee shop, cafeteria or deli
School, public or private
Small wireless facility (see Sec. 54-402)
Veterinary Clinic
Accessory Uses
Car washes (accessory to gas station)
Drive thru facilities
Exterior storage for contractor operations and craft
production
Fences, signs, & decorative landscape features
Garages & accessory structures (see Sec. 118-208)
Home occupation (see Sec. 118-249)

MMM1

MMM2

MMM3

MMM4

X
X
X
P
P
P

X
X
X
P
P
P

X
X
X
P
P
P

C
C
X
X
P
C
P
P

P
C
X
P
P
P
P
P

P
X
X
P
P
P
P
P

P
C
C
P
P
P
P
P

C
P
X
P
P
P
X
X
C
P
C
P
C
X
C
P
X
C
C
C
P
C

P/C
P
C
P
P
P
P
C
P
P
P
P
C
C
C
P
C
P
P
P
P
P

P/C
P
X
P
P
P
P
C
P
P
P
P
C
C
C
P
C
P
P
P
P
P

P/C
P
C
P
P
P
P
C
P
P
P
P
C
C
C
P
C
P
P
P
P
P

X
X
X

C
C
C

X
X
X

C
C
C

P
P
P

P
P
P

P
P
P

P
P
P

6

Notes

(f)

(f)
(f)

(f)

(f)

(f)
(f)

Commercial indoor storage
X
C
X
C
(f)
Off-site storage for contractor operations
X
C
X
C
(f)
Off-street parking and loading
P
P
P
P
Outdoor display/sales (no vehicles, boats or trailers) X
C
C
C
(f)
Vehicle Rental
X
C
X
C
(f)
P = Permitted Use
C = Conditional Use
X = Prohibited Use
Note: Uses marked with an (f) have special performance standards that are unique to the MMM district which are listed
in Subdivision (f) of this ordinance.

(d) Table 2. Dimensional Standards.

Table 2 Standards
Front setback/build-to range
Side setback - interior
Side setback – side street, corner lot
Rear setback
Maximum height
Minimum lot width
Minimum lot area
Maximum commercial Floor Area Ratio (FAR)
Maximum lot coverage by buildings- residential
Minimum lot coverage by landscaping- residential
Maximum lot coverage by driveways & surface
parking- residential
Maximum lot coverage by buildings- nonresidential
and mixed use
Minimum lot coverage by landscaping- nonresidential
& mixed use
Performance standards for Parking Design and Supply

MMM1
15’ min
30’ max
(1)(2)
5’ min
9’ min (1)
10’ min
35’ (3)
40’ min
5,000 sf
0.5 (4)
35% (5)
25%
25%

MMM2
0’ min
10’ max

MMM3
0’ min
10’ max

MMM4
0’ min
25’ max

0’
0’
12’
66’ (3)
NA
NA
NA
90%
10%
40%

0’
0’
0’
48’ (3)
NA
NA
NA
90%
10%
40%

0’
0’
0’
48’ (3)
NA
NA
NA
90%
10%
40%

50% (6)

95%

100%

100%

25%

5%

0%

0%

These standards are contained within the text of the
MMM Ordinance and Article VII of the Zoning Code

1) Nonresidential principal buildings and mixed-use buildings do not have a minimum setback requirement from street
right-of-way lines.
2) Existing single-family dwellings, two family dwellings, and three-family dwellings in the MMM1 subdistrict with front
setback nonconformities are not required to adhere to front setback requirements when additions, alterations, or
modifications are being constructed so long as the front setback nonconformity is not being increased. They may utilize the
front building line of the existing structure as their front setback line for additions and/or they may also construct additions
that reduce a nonconformity with the maximum setback requirement.
3) Additional height may be allowed with a Conditional Use Permit.
4) Additional FAR may be allowed with a Conditional Use Permit.
5) Residential buildings containing at least 3 dwelling units may increase lot coverage to 50% with Conditional Use Permit.
6) The maximum lot coverage by buildings for nonresidential and mixed-use buildings may be increased to 75% with a
Conditional Use Permit.
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(e) Design and Development Standards.
(1) Building materials.
a. At least 90% of any building façade facing Concord Street shall be Class I, II, or III
materials as defined in Section 118-9. In addition to the listed materials, finished wood
siding and engineered wood siding may also be used.
b. On a corner lot, at least 90% of the façade facing the side street shall be comprised of
Class I, II, or III materials as defined in Section 118-9. In addition to the listed
materials, finished wood siding and engineered wood siding may also be used.
c. Facades that face an interior property line or a rear property line may be comprised of
any combination of Class I, II, III, or IV materials, as defined in Section 118-9. In
addition to the listed materials, engineered wood siding may also be used.
d. Up to 10% Class IV or Class V materials may be used on any façade as an accent
material.
e. Single-family dwellings, two-family dwellings, and three-family dwellings in the
MMM-1 subdistrict shall be permitted to utilize any exterior building material that is
allowed for two-family dwellings in the R-2 zoning district.
(2) The façade of buildings along Concord Street shall include elements that relate to pedestrians
which must be oriented towards Concord Street. These should include doors and windows,
texture, projections, awnings and canopies, ornament, etc. There shall be a primary pedestrian
building entrance which faces Concord Street (a door at the corner of an intersection will
satisfy this requirement).
(3) Exterior building walls facing Concord Street and side streets on corner lots shall not exceed
50 feet in length without including at least two of the following: change in plane, change in
texture or masonry pattern, windows, or an equivalent element that subdivides the wall into
human scale proportions.
a. This provision shall not apply to single-family dwellings, two-family dwellings, and
three-family dwellings in the MMM-1 subdistrict.
(4) Accessory buildings. Accessory buildings shall be constructed of similar materials and colors
as the principal building. Unique accessory buildings which differ from the principal building
to create a deliberate aesthetic effect and accessory buildings that are over 200 square feet in
size may be allowed through a site plan review by the City Council.
(5) Trash/recycling enclosure. Any trash storage that is not contained within a building must be
completely screened by a trash enclosure.
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a. Trash enclosures should be constructed of concrete, block, or a similar incombustible
material and the enclosure shall be surfaced or painted to match or complement the
principal building. Chain link fences with privacy slats are not permitted as a trash
enclosure material.
b. Trash enclosures need not be covered or roofed, but all trash within uncovered
enclosures must be stored in covered receptacles. Manufactured containers specifically
designed for trash storage and removal may be used provided they are covered and
maintained in a neat, attractive manner and remain adequately painted.
c. Properties that have existing legal nonconforming exterior trash handling may
construct a trash enclosure out of composite decking material. Trash enclosures
constructed of composite decking material must be placed at least ten feet away from
the principal building unless the principal building is equipped with sprinklers.
(6) Loading docks. Shall not be located in a front yard and doors shall not face Concord Street.
(7) Mechanical equipment screening. Mechanical equipment which is located on the ground or
protrudes from the side of a building shall be screened in a manner that is consistent with the
standards laid out for the GB and Industrial districts in Sec. 118-9. Mechanical equipment
that is located on a rooftop shall be screened in accordance with Section 118-242.
(8) Building height is defined as the vertical distance from the average elevation of the finished
elevation of the site to the average height of the highest roofline.
(9) Landscape improvements.
a. All land area not occupied by buildings, structures, accessory structures, parking areas,
driveways, sidewalks, or other hard surface areas shall be sodded or mulched and
landscaped with approved ground cover, flowers, shrubbery and trees.
b. At least ten percent of the total land area within the perimeter of private parking and
driveway areas shall be landscaped.
c. At least one overstory tree shall be provided for every 1,500 square feet of landscaped
area on the entire lot.
(10)

Parking.
a. Structured parking shall be subject to the same setback requirements as other structures.
b.

Surface parking as an accessory use:
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1. Surface parking is prohibited in the front yard directly in front of a
building. Parking shall be provided to the side or rear of buildings in
midblock areas.
2. Surface parking stalls shall be set back at least 5 feet from side and rear
property lines. This requirement may be reduced to zero in cases where
a cross-access easement is put in place to allow cars to circulate between
adjacent properties.
3. Surface parking shall be set back at least 5 feet from the front property
line. This requirement may be reduced in situations where an applicant
demonstrates that they are able to provide code-compliant screening for
their surface parking within a smaller setback area, such as by
constructing a masonry wall.
c. Surface parking as a principal use.
1. Shall not be located on corner lots.
2. Shall be set back at least 80 feet from the Concord Street right-of-way,
as shown on the regulating plans.
3. Public parking lots may be closer than 80 feet to the Concord Street
right-of-way but still must comply with all other requirements outlined
in this ordinance.
d. Parking Minimums, Residential.
1. A minimum of 2 spaces is required for a single-family dwelling.
2. A minimum of 3 spaces is required for a two-family dwelling.
3. A minimum of 4 spaces is required for a three-family dwelling.
4. The design requirements for the parking facilities of single-family
dwellings, 2-family dwellings, and 3-family dwellings in the MMM1
district shall be the design requirements that are in place for 2-family
dwellings in the R-2 district
e. Parking Minimums, Multi-Family. In multi-family buildings, one-bedroom and
efficiency units shall provide at least one parking space per unit. All units with more
than one bedroom shall provide at least two parking spaces. Dens, libraries, and other
extra rooms within dwelling units that can be converted to a legal bedroom shall each
count as one bedroom.
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f. Parking Minimums, Commercial / Mixed Use. There shall be no set minimum parking
requirements for most nonresidential uses in the MMM districts. The following parking
supply requirements are in effect:
1. Auto sales/service and auto repair, which are car-oriented uses that
require extensive car parking, must continue to adhere to the minimum
parking requirements listed in Section 118-354.
2. With conditional uses and planned unit developments, spaces shall be
provided in the amounts and locations as per approved site
development and use plans and conditions, as may be determined by
City Council. The City Council will consider factors such as industry
guidelines, travel demand management strategies implemented by the
applicant, parking need studies provided by the applicant, availability
of transit and pedestrian connections, availability of on-street and
shared parking, and any dedicated bicycle parking that is provided at
or near the proposed use.
3. New construction of a principal building that has more than 7,500
square feet of gross floor area shall require a circulation and parking
plan for review by the City Council as part of a formal site plan review
if the project does not adhere to the minimum parking requirements
listed in Section 118-354. The City Council may approve, reject, or
approve with modifications any circulation and parking plan. The City
Council may establish a minimum parking requirement for these
projects and will consider factors such as industry guidelines, travel
demand management strategies implemented by the applicant, parking
need studies provided by the applicant, availability of transit and
pedestrian connections, availability of on-street and shared parking,
and any dedicated bicycle parking that is provided at or near the
proposed use.
4. The reuse of an existing principal building that has more than 15,000
square feet of gross floor area shall require a circulation and parking
plan for review by the City Council as part of a formal site plan review
if: (1) the project involves a change of use, (2) the new use requires more
parking under Section 118-354 than the former use, and (3) the new use
will not adhere to the minimum parking requirements listed in Section
118-354. The City Council may approve, reject, or approve with
modifications any parking and circulation plan. The City Council may
establish a minimum parking requirement for these projects and will
consider factors such as industry guidelines, travel demand
11

management strategies implemented by applicant, parking need
studies provided by applicant, availability of transit and pedestrian
connections, availability of on-street and shared parking, and any
dedicated bicycle parking that is provided at or near the proposed use.
g. All provisions of Article VII of the Zoning Ordinance, which regulates off-street
parking and loading, shall be in effect in the MMM districts unless explicitly stated
otherwise in this Section. In situations where there is a conflict between the MMM
ordinance and Article VII, the provisions of the MMM ordinance shall prevail.
h. Screening on public street frontage. Where parking fronts a public ROW it shall be
screened with an edge planting, decorative fence, wall, or a combination of these
elements that is at least 36” high. The screening shall also include one overstory tree
per 30 feet, on center, of lot perimeter unless this requirement is waived or modified
by the City Engineer in situations where the parking setback area is not sufficiently
wide to allow the planting of overstory trees without damaging adjacent
infrastructure. The graphic below shows an example of screening that could be
employed to satisfy this requirement.

Public Street Frontage Screening Example

(f) Performance Standards for Specific Uses.
In addition to performance standards found elsewhere in the City Code, the following performance
standards are in effect for a number of specific uses in the MMM district:
12

(1) Accessory outdoor sales and display.
a. Shall only be permitted within an area not greater than one thousand (1,000) square
feet or ten (10) percent of the gross floor area of the ground floor of the building,
whichever is greater
b. Shall be located at least twenty-five (25) feet from any residentially used or zoned
property.
(2) Auto sales, leasing, rental.
a. Requires minimum 1-acre site and minimum Floor Area Ratio (FAR) of .25.
b. Surface parking lots for displays of for-sale vehicles must adhere to the same
screening requirements as customer parking areas.
c. May include automobile repair and service uses.
(3) Child day care facility.
a. If a child care center has a play area which is located in a front yard or adjacent to
a public or private street, the play area shall be surrounded by a fence that is at least
three and one-half (3/12) feet in height.
b. The fencing requirement shall not be applicable to group family day cares, as
defined in Section 118-8.
(4) Commercial indoor storage.
a. Commercial indoor storage as an accessory use shall require a conditional use
permit.
b. Commercial indoor storage is limited to being located within the principal building.
c. That portion of the principal building that is used for commercial indoor storage
must be located at least 80 feet from the Concord Street right-of-way. A conditional
use permit application shall include a site plan and floor plan that demonstrates
compliance with this requirement.
(5) Craft production.
a. Must include a retail/eating/drinking/tasting component that is open to the public
and occupies a minimum of 10% of usable space.
b. All production and processing activities are to be conducted within an enclosed
building. Distribution activities must be conducted within an enclosed building
unless otherwise allowed by conditional use permit.
c. May include accessory exterior storage, subject to the provisions outlined in this
ordinance.
d. Craft production of alcoholic beverages shall require a conditional use permit.
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e. Any craft production use with a gross floor area that is greater than 10,000 square
feet shall require a conditional use permit.
(6) Drive thru or drive in lanes are not allowed within the building build-to range or in front
of any building; they must be located to the side or rear of a building.
(7) Exterior storage.
a. Exterior storage is allowed only as an accessory use. It requires a conditional use
permit and must abide by Section 118-240.
b.

All exterior storage must be set back at least 80 feet from the Concord Street rightof-way.

c. Exterior storage shall be screened with a wall or privacy fence a minimum of 60”
(inches) high. Chain link fences with privacy slats are not permitted as screening
for exterior storage.
d. Off-site exterior storage, which requires a conditional use permit, is allowed only
as an accessory use. The off-site exterior storage site must be located within 2,640
feet of the principal use and the principal use must be located within the MMM
district. The distance shall be measured from the nearest property line of the two
parcels.
(8) Live/work unit.
a. The office or business component of the unit shall not exceed 30% of the total gross
floor area of the unit.
b. The business component of the live-work unit may include offices, small service
establishments (not including auto service or repair), homecrafts which are
typically considered accessory to a dwelling unit, and the limited retailing of goods
that can be sold as a permitted use in the underlying MMM sub-district, by
appointment only.
c. The size and nature of the work space shall be limited so that the building type may
be governed by residential building codes. An increase in size or intensity beyond
the specified limit would require the building to be classified as a mixed-use
building. Likewise, the use of the unit for a type of business not listed above would
require the building to be classified as a mixed-use building and the use would then
be subject to applicable zoning requirements.
(9) Pet boarding, kenneling, and grooming are allowed only during normal daytime business
hours from 7 AM to 8 PM.
(10)

Vehicle rental.
a. Vehicle Rental as an accessory use shall require a conditional use permit.
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b. Rental vehicles must be stored at least 80 feet from the Concord Street right-of-way
in a clearly marked designated area that is identified in the conditional use permit.
c.

The conditional use permit shall establish a maximum number of rental vehicles
that can be stored on the property and may include limitations on the type and size
of rental vehicles that can be stored on a particular property. It is not the intent of
this ordinance that vehicle rental be the principal use of a property or that the use
consumes a large amount of space on any particular property.

d. This section is not intended to restrict the parking of shared passenger vehicles that
are provided by a car sharing provider that has been authorized to operate in South
St. Paul.
(11)

Veterinary clinics.
a. All activity shall take place completely within an enclosed building with
soundproofing and odor control. Outdoor kennels are prohibited.

(12)
No multi-family residential development or mixed-use development shall be
permitted to exceed the maximum density per acre established in the Comprehensive Plan.

(g) Nonconformities.
(1) Nonconformities shall be administered consistent with State Statute and the City’s adopted
nonconformity ordinance unless otherwise noted in this section.
(2) Requirements for expansion or enlargement of existing nonconforming buildings.
a. The total square footage or percentage of any and all previous expansions to an
existing nonconforming building that have taken place since November 1, 2021
shall be aggregated for calculating the size or percentage of the total expansion to
the existing building under the terms of this section.
b. Expansion or enlargement of nonconforming buildings. Any expansion of an
existing nonconforming building shall be constructed using compatible materials,
colors, and architecture. If an expansion(s) or addition(s) is greater than 10,000
square feet or if the expansion(s) or addition(s) adds more than 50 percent to the
building’s original floor area, a conditional use permit is required and the City may
add reasonable design conditions to comply with the MMM district’s design
requirements.
c. Applicability to Nonconforming Uses. It is not the intent of this section to permit
the expansion of a nonconforming use. That portion of a nonconforming building
that is expanded under the terms of this section may only contain allowed uses.

(h) Administration.
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(1) Permitted uses and development plans in the MMM District must be submitted to the
Zoning Administrator for review. The Zoning Administrator, after seeking comment from
the City’s other departments and any relevant regulatory agency, shall have the authority
to approve site and building plans so long as the proposed use is permitted and the site and
building plan is fully compliant with all of the terms of this ordinance. At their discretion,
the Zoning Administrator may refer a Site and Building Plan to the Planning Commission
and City Council for review.
(2) Variances shall be processed in accordance with section 118-39.
(3) Conditional use permits shall be processed in accordance with section 118-40.
(4) Appeals shall be processed in accordance with section 118-38.

(i) Prohibited uses. The following uses of land or buildings in the MMM District are prohibited:
(1) State-licensed residential care facilities.
(2) Within the MMM District, no structure or land may be used for small wireless facilities
located outside of the right-of-way.
SECTION 2. ENACTMENT. South St. Paul City Code Section 118-47, Site Plan Review is
hereby enacted as follows:

Sec. 118-47- Site Plan Review.
(a) Purpose. The purpose of this Section is to establish the City’s site plan review procedures
and provide regulations pertaining to the enforcement of site design standards consistent with the
requirements of this Ordinance.
(b) Type of Review.

(1) Administrative Review. The site plans for projects, including but not limited to
those types of projects listed below, may be reviewed and approved
administratively by the Zoning Administrator or their designee in coordination
with the City’s other departments and any relevant regulatory agencies, however,
the Zoning Administrator may, at their discretion, refer any site plan to the
Planning Commission and City Council for review:
a. Modifications to existing multifamily buildings in residential zoning
districts where the modification does not add additional dwelling units,
wholly conforms to the City Code, and does not require a conditional use
permit, variance, or other City Council approval.
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b. Minor modifications to existing commercial, industrial, and institutional
buildings where the modification wholly conforms to the City Code and
does not require a conditional use permit, variance, or other City Council
approval.
c. Accessory structures, accessory buildings, and accessory parking and
loading facilities that wholly conform to the City Code and do not require
a conditional use permit, variance, or other City Council approval.
d. Projects located in the MMM district that conform wholly to the City
Code and do not require a conditional use permit, variance, or other City
Council approval.
(2) City Council Review. Site plans for the following projects shall automatically
require review by the Planning Commission and approval by the City Council
unless it is explicitly stated elsewhere in the ordinance that a specific type of
project may be approved administratively:
a. New construction in the C-1, GB, CGMU, I, I-1, RT, and NRDD districts
and new construction of buildings for institutional uses in the R districts.
b. Substantial alterations that make a change to the footprint of an existing
principal structure in the C-1, GB, CGMU, I, I-1, RT, and NRDD districts
or a substantial alteration that makes a change to the footprint of an
institutional use in an R district.
c. New construction of a multifamily building with three or more units in any
R district or any project that adds additional dwelling units to an existing
multifamily building in an R district.
(3) Exempt from Site Plan Review. Except in those cases specifically cited within
this Ordinance, the following shall be excepted from the requirements of this
Section and shall be processed through the building permit review process:
a.
b.
c.
d.

Single- and Two-Family Dwellings
Three-Family dwellings in the MMM district
Noncommercial hangars at the Fleming Field Municipal Airport
Recreational structures and buildings in public parks

(c) Evaluation Criteria. The City shall evaluate the proposed site plan based upon compliance
with the City Comprehensive Plan, provisions of this Ordinance and other applicable chapters of
the City Code
(d) Required Site Plan Application Information and Materials. The following information shall
be submitted with all site plan applications unless waived by the Zoning Administrator.
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(1) A completed Planning and Zoning Application including the property owner’s
signature or a letter of consent.
(2) A certified land survey depicting the following:
a.
b.
c.
d.
e.
f.
g.
h.

Scale of plan;
North point indication;
Existing boundaries with lot dimension and area;
Existing site improvements;
All encroachments;
Easements of record;
Legal description of the property; and
Wetlands, lakes, springs, rivers or other waterways bordering on or running
through the subject property.

(3) A scaled site plan showing:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.

Lot Size;
Lot Location;
Adjacent streets to the site;
Dimensions, location, and setbacks of existing and proposed buildings and
structures;
Locations of buildings on adjacent properties within 100 feet of the exterior
boundaries of the subject property;
Existing and proposed parking and loading areas and access drives, types of
surfacing, curbing and drainage;
Sidewalks, walkways, and trails;
Proposed fences, walls, retaining walls, and other similar improvements;
Total amount of building coverage; and
Total amount of impervious surface coverage and/or total amount of
landscaped area.

(4) A narrative from the applicant explaining the request including:
a.
b.
c.
d.
e.

Type of business/activity;
Expected activities on the site;
Number of Employees on site;
Number of anticipated customers at any one time on site; and
Hours of operation.

(5) Architectural elevations and dimensions of proposed buildings with exterior
materials labeled.
(6) Building and floor plan (drawn to scale).
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(7) Landscaping plan (including location, size and species of materials being planted).
(8) Stormwater management plan.
(9) Grading plan.
(10)

Utility plan.

(11)

Drainage plan.

(12) Other plans and information that may be required by the Zoning Administrator
including but not limited to:
a.
b.
c.
d.

Lighting and photometric plan;
Sound control plan;
Odor management plan;
Architectural elevations of all buildings (type, color, and materials used for all
external surfaces);
e. Plans depicting fences, retaining walls, or other accessory structures;
f. Fire protection plan; and/or
g. Trash handling plan and trash enclosure plan.
(e) Site Plan Review Procedure.
(1) Prior to commencing any construction, an application for site plan approval shall be
submitted to the city by the applicant or their authorized agent. The completed
application with all required attachments shall be submitted to the Zoning Administrator
along with an application fee and escrow deposit as established by the City Council.
Pursuant to state statute, an application for site plan approval shall be approved or denied
within sixty (60) days from the date of its official and complete submittal unless extended
pursuant to Statute or a time waiver is granted in writing by the applicant.
(2) In the case of an administrative site plan review, the Zoning Administrator or designee
shall reach a decision on the application within sixty (60) days of the receipt of a
complete site plan application. If a site plan requires City Council approval, the Zoning
Administrator shall place the application on the agenda of the Planning Commission’s
next regular meeting to begin the process.
(3) The Zoning Administrator shall instruct appropriate staff persons to prepare technical
reports where appropriate, and provide general assistance in conducting an evaluation of
the request.
(4) The Planning Commission shall review the site plan submittal. After said review,
the Commission shall make a recommendation for approval or denial to the City Council.
The Commission shall draft written findings of fact to support any recommendation of
denial.
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(5) The City Council shall review the site plan application and shall either approve the site
plan upon determining that it is consistent with the City Code or deny the site plan upon
determining that it is not consistent with the City Code.
(6) Conditions and restrictions may be imposed on a site plan approval to protect the public
interest and to secure compliance with the requirements of this Ordinance.
(f) Lapse of site plan approval. Unless otherwise specified in the approval, a site plan
approval shall lapse and become null and void one year following the date on which the
application was approved, unless prior to the expiration of one year, the applicant or property
owner has substantially started the construction of any building, structure, addition/alteration, or
use requested as part of the approved plan. The property owner or applicant shall have the right
to submit a request for a time extension which may be granted by the Zoning Administrator in
the case of an administrative site plan approval or by the City Council in the case of a site plan
approval that they have granted.
(g) Appeals. Appeals from a Zoning Administrator decision shall be made within 60 days of the
Zoning Administrator decision by filing a written notice with the City Clerk stating the action
from which the appeal is made and the specific reasons for the appeal. The appeal shall follow
the procedures outlined in City Code Section 153.026.
SECTION 3. AMENDMENT. South St. Paul City Code Section 118-8, 118-9, 118-95, 118208, 118-239, 118-240, 118-262, 118-263, 118-267, and 118-273 are hereby amended as follows:
Sec. 118-8. - Lots, distances, and definitions.
Craft Production means a commercial use that involves the production of arts, crafts, foods,
beverages or other product with on-site production and assembly of goods primarily involving the
use of hand tools and/or small-scale equipment. Due to the limited scale of the activities and small
boutique nature of craft production establishments, they are compatible, and are often co-located
with, retail sales and service uses. This use category includes but is not limited to ceramic art, glass
art, candle-making, custom jewelry manufacture, bakeries, confectionaries, butchers, coffee
roasting establishments, and food and/or beverage production.
General Retail Sales retail sales means retail sale of products to the general public, sometimes
with provision of related services, and produce minimal off-site impacts. General retail sales
include but are not limited to the following:
(a)

Antiques and collectibles store;

(b)

Art gallery;

(c)

Bakery;

(d)

Bicycle sales and repair;

(e)

Book store, music store;

(f)

Butcher shop;
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(g) Candy store;
(h)

Clothing and accessories;

(i)

Deli;

(j)

Drugstore, pharmacy;

(k)

Electronics sales and repair;

(l)

Florist;

(m)

Food and related goods sales;

(n)

Furniture store;

(o)

Jewelry store;

(p)

Hardware store;

(q)

News stand, magazine sales;

(r)

Office supplies;

(s)

Pet store;

(t)

Photographic equipment, film developing;

(u)

Stationery store;

(v)

Picture framing; and

(w)

Video store.

General Service Business means a business that provides services to the general public that
produce minimal off-site impacts. Service businesses include but are not limited to the following:
(a)

Bank, credit union;

(b)

Barber and beauty shops;

(c)

Dry-cleaning pick-up station;

(d)

Food shelf;

(e)

Interior decorating/upholstery;

(f)

Laundromat, self-service;

(g)

Locksmith;

(h)

Mailing and packaging services;

(i)

Massage center;

(j)

Medical or dental clinic or laboratory;

(k)

Photocopying;

(l)

Post office;

(m)

Radio and television service and repair;

(n)

Shoe repair;
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(o)

Small appliance repair;

(p)

Tailor shop; and

(q)

Watch repair, other small goods repair.

Live-work unit means a dwelling unit in combination with a shop, office, studio, or other work
space within the same unit, where the resident occupant both lives and works.
Nonconforming use, lot, or buildings means any legal use or lot already in existence, recorded, or
authorized before the adoption of the ordinance from which this chapter is derived, or
amendments thereto, that would not have been permitted to become established under terms of
the zoning code as now adopted. A nonconforming building is one which does not meet the
minimum height, bulk, density, and yard requirements of this chapter; a nonconforming building
or structure or portion thereof which is or hereafter becomes vacant and remains unoccupied for
a continuous period of one year shall be deemed abandoned and shall not thereafter be used.
(1) In any R-1, R-2, R-3 and R-4 district, a legally existing two or more family residential
use shall not be nonconforming as to use of structure and land and may be enlarged,
extended, reconstructed or altered, provided no additional dwelling units are added on
the lot and that the yard setback and percent of land use requirements of the district in
which that use is a permitted use are met.
(2) In any C-1, CGMU, MMMNCMU or GB district, existing residential uses shall not be
nonconforming as to use of structure and land and may be enlarged, extended,
reconstructed or altered, provided that no additional dwelling units are added on the lot
and that the minimum requirements of the R-2 district are met.
Veterinary clinic means an establishment for the routine examination, medical or surgical
treatment and care of domestic household pets generally with overnight boarding facilities for pets
in care, but without kenneling of animals.

Sec. 118-9. - Architectural requirements.
(c) Nonresidential structures.
(4) Exterior design standards. Exterior surface materials of buildings are subject to the
following:
b.

Incorporation of materials: Buildings must incorporate classes of materials in the
following manner:
1.

Office, commercial, and institutional buildings: Must use at least two
different Class I materials and be composed of at least 60 percent, Class I
materials, not more than 40 percent, Class II or III materials, and not more
than ten percent of Class IV materials.
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i.

Buildings within the CGMU and MMMNCMU, zoning districts
shall comply with the standards as established in subsections 118125(h) and 118-127(g).

Sec. 118-95. Zoning use districts established.
The city is divided into the following zoning use districts:
(6)

NCMU, North Concord mixed-use district. MMM, Mixed Markets and Makers district

Sec. 118-208. Accessory buildings and structures.
(e) Maximum size.
(2) All other uses:
a.

Accessory buildings shall not exceed the footprint to the principal building to
which they are accessory.

b.

Accessory buildings larger than 200 square feet shall require a conditional
use permit unless a different process for review is provided in a specific
zoning district.

Sec. 118-239. The principal building.
(a) Unless otherwise noted in a specific zoning district, principal buildings with more than one
principal use, in which one of those uses is a dwelling unit and the other is nonresidential,
shall require a conditional use permit to ensure that a proper and safe space is provided for
the residential portion of the building.

Sec. 118-240. Exterior storage.
(a) No exterior storage is allowed on property used for residential purposes. In all zoning
districts, all materials, equipment, and personal property shall be stored within a building or
fully screened so as to not be visible from adjoining properties or public rights-of-way.
Exterior storage is only allowed by a conditional use permit in the following commercial
zoning districts (except as provided in section 118-129):
(4) NCMU, North Concord mixed-use district MMM, Mixed Markets and Makers
District; and
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Sec. 118-262. Visual standards and building permits.
(b) Before construction may begin and before a permit is issued for any building, structure, or
land use, the applicant shall, if necessary, submit an application for a site plan review
consistent with the provisions outlined in Section 118-47. other than those a single-family
or two-family dwelling home, a complete set of plans (two copies required), including lot
size, building location, drives, parking, loading areas, storage, utilities, fences, sidewalks,
screening, drainage plan, landscaping, exterior elevation of the proposed building, and such
other information as may be required or requested, shall be submitted to the city engineer.

Sec. 118-263. Quasipublic structures.
No quasipublic structure shall be located within the public right-of-way except with the
written approval of the City Engineer. by conditional use permit. Such structures shall include
trash containers, bicycle racks, benches, planting boxes, awnings, flagpoles, light standards,
stairs, light wells, loading wells, church directional signs, bus stop shelters, newspaper racks and
dispensers, unapproved roadway parking of vehicles, and similar uses (see also section 118-207).
Sec. 118-267. - Multifamily residential, townhouses, and cluster developments.
(a) Applicability. This section applies to multifamily residential, townhouses, and cluster
developments in the R-3 and R-4 zoning districts.
(ab) Building permits required. A building permit shall be required for the construction of and
before a certificate of occupancy is issued for the repair, remodeling, or reconstruction of any
structure containing or intended to contain three or more dwelling units.
(bc) Comprehensive municipal plan to control. No multifamily residential rezoning or conditional
use permit shall be issued for a structure to contain three or more dwelling units unless the lot
or land parcel for which the permit is requested shall be located in a multiple residence district
as shown in the comprehensive municipal plan, and such application where the lot is not
located in the proper multiple residence district shall constitute a request to amend the
comprehensive municipal plan to include said lot or parcel in such multiple district. In such
case, the planning commission shall consider and hold a public hearing on said proposed
change. In the consideration of the question, the city shall consider the neighborhood area in
which the parcel is located and shall make its findings and recommendations to the city
council. If the council shall, by resolution, effect a change so as to include the parcel in the
proper multiple residence district in the comprehensive municipal plan, the city shall process
the application for a multifamily residential zoning district.
(cd)

Application. The application for an multifamily residential zoning district shall be made on
forms prepared by the city engineer and shall be accompanied by a site plan or a series of
plans showing the following information:
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(de)

Financial resources. The applicant shall demonstrate financial capacity to perform all the
requirements included in the permit, and the city council may, in its own discretion, require a
performance bond running to the city to ensure proper performance, in such amount as it shall
determine.

(ef)

Standards. In addition to the requirements imposed in other provisions of this chapter
applicable to the district in which a multiple dwelling is constructed, the following additional
standards shall apply:

(fg)

Density requirements. Net density calculations shall not include any part of a public street
right-of-way, but shall include private drives, private streets, parking space, the area occupied
by buildings, utility easements and similar uses. Certain density credits may be provided under
planned unit development and other conditions, as provided for in this Code; in addition, the
following density credits may be provided:

(gh)

Conversion of existing residential building to multiple dwelling use. Buildings originally
designed for one or two families and in existence on the effective date of the ordinance
adopting this chapter may be converted or expanded to accommodate additional dwelling units
by the issuance of a conditional use permit, provided that they conform to the following
standards:

(hi)

Location standards for three-family or more homes. The following standards shall be
mandatory before a conditional use permit or zoning may be approved, and the city council
shall make specific findings that such standards are complied within its determination:

(ij)

Townhouses. Townhouse developments and twin houses consist of the placing of common
wall residential dwelling units in compact groupings. Townhouse developments and twin
houses shall be permitted in such residential districts as permit multiple dwellings of
comparable size and number.

(jk)

Cluster developments. Cluster developments shall be permitted in any multiple-family
district by the issuance of a planned unit development conditional use permit.

Sec. 118-273. Exceptions to the minimum requirements for all districts.
(2) Permitted encroachments into required yards and setback areas.
d.

In residential zoning districts (R-1, R-2, R-3, and R-4) and single-family
dwellings, two-family dwellings, and three-family dwellings in the MMM1
subdistrict:

SECTION 4. AMENDMENT. The Zoning Map is hereby amended pursuant to the attached
Exhibit A. This exhibit depicts all of the parcels currently zoned NCMU-North Concord Mixed
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Use which are north of Wentworth Avenue being rezoned to MMM- Mixed Markets and Makers
Subdistricts 1-4 and all of the parcels currently zoned NCMU which are south of Wentworth
Avenue being rezoned to Concord Gateway Mixed Use District 1 (CGMU-1).
SECTION 5. SUMMARY PUBLICATION. Pursuant to Minnesota Statutes Section 412.191, in
the case of a lengthy ordinance, a summary may be published. While a copy of the entire ordinance
is available without cost at the office of the City Clerk, the following summary is approved by the
City Council and shall be published in lieu of publishing the entire ordinance:
This ordinance replaces the North Concord Mixed Use district with the Mixed Markets and
Makers district. It modifies several existing zoning code sections to properly align with the rules
for the new district. It adds several zoning definitions and modifies minor zoning rules in support
of the new district. It also establishes standards for site plan review.
SECTION 6. EFFECTIVE DATE. This ordinance shall become effective upon publication.
Approved:

_________________________

Published:

_________________________

_____________________________________
Christy Wilcox, City Clerk

Exhibits
A- Updated Zoning Map
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