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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repealed and replaced as follows: 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. ï MMM, Mixed Markets & Makers District . 

a. Purpose 

b. Sub-Districts 

c. Table 1. Permitted, Conditional, and Accessory Uses 

d. Table 2. Dimensional Standards 

e. Design and Development Standards 

f. Performance Standards for Specific Uses 

g. Nonconformities 

h. Administration 

i. 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 Sub-

District 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. 
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(1) Sub-District Boundaries. 
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(2) Sub-district MMM2 Regulating Plan. 
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(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 
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(4) MMM2 and MMM3 Build-To Line Requirement. 

a. Building build to line ï 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 MMM1 MMM2 MMM3 MMM4 Notes 

Single family detached dwelling P X X X  

Two family dwelling P X X X  

Three-family dwelling P X X X  

Multi-family dwelling (4 or more units)  C P P P  

Mixed residential & commercial building C P P P  

Live-work unit P P P P (f) 

      

Adult day care facility C P P P  

Auto repair C C X C  

Auto sales, leasing, and rental (may include service)  X X X C (f) 

Body art establishment (subject to licensing) X P P P  

Child day care facility P P P P (f) 

Catering C P P P  

Churches, chapels & other worship buildings P P P P  

Contractor operations with no exterior storage or 
overnight parking of fleet vehicles & trailers 

P P P P  

Craft production C P/C P/C P/C (f) 

Essential services P P P P  

Gasoline service station X C X C  

General retail business (within a building)  P P P P  

General service business (within a building) P P P P  

Health club, dance studio or similar uses P P P P  

Hotel or motel X P P P  

Indoor commercial recreation X C C C  

Medical or dental clinic C P P P  

Municipal buildings & uses P P P P  

Museum, library, theater & similar uses C P P P  

Office P P P P  

On-sale, off-sale liquor, beer or wine establishments C C C C  

Parking ramps, garages & surface lots X C C C  

Pet boarding, kenneling & grooming C C C C (f) 

Public & private parks & playgrounds P P P P  

Reception or meeting hall  X C C C  

Recording studio C P P P  

Restaurant, cafe, coffee shop, cafeteria or deli C P P P  

School, public or private C P P P  

Small wireless facility (see Sec. 54-402)  P P P P  

Veterinary Clinic C P P P  

Accessory Uses      

Car washes (accessory to gas station)  X C X C  

Drive thru facilities X C X C (f) 

Exterior storage for contractor operations and craft 
production 

X C X C (f) 

Fences, signs, & decorative landscape features P P P P  

Garages & accessory structures (see Sec. 118-208) P P P P  

Home occupation (see Sec. 118-249) P P P P  
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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 MMM1 MMM2 MMM3 MMM4  

Front setback/build-to range мрΩ Ƴƛƴ 
олΩ ƳŀȄ 
(1)(2) 

0Ω Ƴƛƴ 
млΩ ƳŀȄ 

0Ω Ƴƛƴ 
млΩ ƳŀȄ 

лΩ Ƴƛƴ 
нрΩ ƳŀȄ 

 

Side setback - interior рΩ Ƴƛƴ лΩ лΩ лΩ  

Side setback ς side street, corner lot фΩ Ƴƛƴ όмύ лΩ лΩ лΩ  

Rear setback млΩ Ƴƛƴ мнΩ лΩ лΩ  

Maximum height орΩ όоύ  ссΩ όоύ  пуΩ όоύ  пуΩ όоύ   

Minimum lot width плΩ Ƴƛƴ NA NA NA  

Minimum lot area 5,000 sf NA NA NA  

Maximum commercial Floor Area Ratio (FAR) 0.5 (4) NA NA NA  

Maximum lot coverage by buildings- residential 35% (5)  90% 90% 90%  

Minimum lot coverage by landscaping- residential  25% 10% 10% 10%  

Maximum lot coverage  by driveways & surface 
parking- residential 

25% 40% 40% 40%  

Maximum lot coverage by buildings- nonresidential 
and mixed use 

50% (6) 95% 100% 100%  

Minimum lot coverage by landscaping- nonresidential 
& mixed use 

25% 5% 0% 0%  

Performance standards for Parking Design and Supply 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 sub-district 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 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) The maximum lot coverage by buildings for residential buildings containing at least 3 dwelling units may be increased up 
to 50% with a Conditional Use Permit. 
6) The maximum lot coverage by buildings for nonresidential and mixed-use buildings may be increased up 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 sub-district 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 sub-district. 

(4) Accessory buildings.  

a. 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. 
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b. For single-family dwellings, two-family dwellings, and three-family dwellings in the 

MMM -1 sub-district, accessory buildings and structures shall be regulated as if the 

property is a two-family dwelling in the R-2 district. 

(5) Trash/recycling enclosure. Any trash storage that is not contained within a building must be 

completely screened by a trash enclosure.  

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. 

d. For single-family dwellings, two-family dwellings, and three-family dwellings in the 

MMM -1 sub-district, trash handling shall be regulated as if the property is a two-family 

dwelling in the R-2 district. 

(6) Loading docks. Shall not be located in a front yard and doors shall not face Concord Street. 

(7) Mechanical equipment screening.  

a. 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. 

b. For single-family dwellings, two-family dwellings, and three-family dwellings in the 

MMM -1 sub-district, mechanical equipment screening shall be regulated as if the 

property is a two-family dwelling in the R-2 district. 

(8) Building height is defined as the vertical distance from the average elevation of the finished 

elevation of the site to: 

a. The top of the cornice of a flat roof; 

b. The top of a mansard roof; 
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c. A point directly above the highest wall of a shed roof; 

d. The uppermost point of a round or other arch-type roof; 

e. The mean distance from the eave line to the peak of the highest gable on a pitched, 

gambrel, or hip roof. 

(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. 

d. For single-family dwellings, two-family dwellings, and three-family dwellings in the 

MMM -1 sub-district, landscaping shall be regulated as if the property is a two-family 

dwelling in the R-2 zoning district. 

(10) Parking. 

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

b.  Surface parking as an accessory use: 

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. 
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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. The site design requirements for the parking facilities of single-family dwellings, two-

family dwellings, and three-family dwellings in the MMM1 sub-district shall be the 

site design requirements that are in place for two-family dwellings in the R-2 district. 

 

e. 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. 

f. 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.  

g. 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.  
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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 

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. 

h. 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. 

i. 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 36ò 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. 
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(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: 

(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. 

Public Street Frontage Screening Example 


