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Agenda
1. Zoning District Changes
2. Zoning Map Changes
3. Use Table Changes
4. Discussion: Shop-Condos
5. Next Steps



Zoning District Changes



Changes to all Zoning Districts

a) Description and Intent
b) Permitted Uses. List of uses that are permitted with out requiring additional reviews.
c) Permitted Uses with Additional Standards. List of uses are permitted, provided they meet the 

additional standards listed in Article 11.
d) Conditional Uses. List of Conditional uses may be permitted, on a specific site only after review 

and approval by the Planning and Zoning Commission and ratification by the City Commission 
provided they meet the additional standards listed in Article 11.

e) Accessory Uses. List of allowed accessory uses provided most will have additional standards that 
must be met per Section 101-7-4. Accessory uses

f) Development Standards 
1. Setbacks 

a. Front (Corner and pass through lots now specifically state as two front yards
b. Side
c. Rear

2. Lot Coverage (Maximum % of lot coverage (instead fo Floor Area Ratio or FAR)
2. Density
3. Lot frontage (width)
4. Height Limits
5. Other as needed 

District 
Changes

Consistent 
listing of 

allowed uses 

Consistent 
Organization For 
All Districts –
generally:

Consistent 
listing of  

development 
standards 



RR – Rural Residential

• New zoning district for Future Land Use Plan for RR designated areas in the Extra-
territorial Jurisdiction (ETJ)

• Replaces R12 
• Minimum lot size of 1.5 acres  

• Aligns with Morton County rural residential lot sizes
• Recommended minimum size needed to support on-site septic system & wells

• Park dedication requirement will apply but will likely favor multi-use trails over 
traditional parks as a means to improved safety and connectivity

• Some R7 zoned lots in the City’s ETJ could be rezoned as RR.
• Not recommended in areas where only portion of platted lots are >1.5 acres
• For those lots that remain as R7, the minimum lot size requirement will still be based on 

soil type and recommendation of Western Plains Public Health.

• Paired with new design standards for local roads in RR developments without curb 
or gutters or parking. Roadway + Roadway shoulders, Stormwater ditches and 
option to include a multi-use path adjacent in wider ROW.

District 
Changes



R7, R4, R3.2, and RM Residential 
Districts
No major changes overall in these districts other than elimination of R12 (inset), updates for 
organizational consistency (previous slide) and the following:

District 
Changes

R12
• No properties are 

or have been 
zoned as R12 

• Contained 
unnecessarily 
specific lot and 
residence size 
(3500SF+) 
requirements that 
favors large 
homes. 

• Nothing in the R7 
would restrict the 
type of 
development the 
R12 required.

District Elimination

Zone Change Notes

R7
Removed Conditional Use Requirement for ADUs – Changed to be Permitted with Additional 
Standards
One standard setback / No longer graduated based on roadway type
Other uses move to include standards (utility)

R4
No property is currently zoned as R4 but several PUDs reference the R4, so keeping it 
unless an alternative idea is presented.
Similar uses and standards as R7 but with smaller lots

R3.2
ADU to be Permitted with Additional Standards for lots with a detached residence 
Considering small scale retail

RM

Exiting Commercial Uses (banks, health-medical, office) (currently allowed here within a 
detached residential structure)) will allow these uses now under Permitted with Additional 
Standards and as part Mixed Use. 

Have discussrf removal of single detached residential and duplex dwellings so district is 
more multi unit dwellings – this needs weighed considering changes to the DF boundaries.



MA, MB, MC, and MD Industrial Districts
The only significant changes to these districts included:
• Reduced number of industrial districts to 2
• Combined MC with MA 

• The MC district is identical to MA but also allows animal hospitals.
• Animal hospital use added to MA as either Permitted with Additional Standards or with the 

approval of a Conditional Use Permit 
• Combined MD with MB

• The MD district is identical to MB except also allows temporary livestock handling and medical 
marijuana growing.

• Temporary livestock handling and medical marijuana l use added to MA as either Permitted 
with Additional Standards or with the approval of a Conditional Use Permit 

• A new or replacement heavy industrial zoning district is also specifically for the 
Marathon Refinery and the Mandan Natural Gas Power Plant. Allowed uses 
would be limited to the refinery and power plant as well concrete batch plants 
and other heavy industrial uses. 

District 
Changes

MC & MD
District Elimination



Commercial Districts
• No significant changes are proposed to these districts.  

• Will remove FAR standards and instead rely on other existing setback and height standards to 
regulate the building envelope. 

• Added “Neighborhood” to the title of the CA district to reinforce its intended purpose. New full name 
is: CA – Neighborhood Commerical District

Working Group Discussion:
The CA – Neighborhood Commercial District is described as 

“a district in which the principal use of land is for commercial, and service uses to serve the surrounding residential 
district and in which traffic and parking congestion can be reduced to a minimum in order to preserve residential 
values and to promote the general welfare of the surrounding residential districts.”

Do you feel it is appropriate to allow a neighborhood bar in the in the CA (Neighborhood Commercial) 
district which is intended to provide goods and services to those residents in the immediate vicinity. 

If you do not think a neighborhood bar should be allowed in the CA, are there additional use standards 
that you believe might help make it more appropriate?

District 
Changes
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residence size 
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Downtown Districts
Use Table edits to:

1. Match use definitions used in all other district

• Ie.: The Utilities and Essential Services in DC/DF is called the Utility Service Group in all other zoning districts.

• Slight differences in each can lead to something being easily missed if not reading each carefully where applicable

2. Place all unified definitions in one place to avoid duplicating in DC/DF

Most other changes are related to the DF
1. Limited commercial uses appropriate for abutting residential neighborhoods), 

2. Updating and redefining the geographic reach of the DF (reduction) See draft zoning map. 

• Will greatly reduces the footprint of the DF district to primarily be a one-block buffer around the DC 

• Exceptions in area to stretch zone farther out to include some other predominantly commercial areas. 

3. Simplifying allowable uses in DF to remove any uses that are not compatible with surrounding residential neighborhoods and uses;

• Ie. Auto repair garage or service, service group B, major entertainment events, and drive-throughs.  

District 
Changes

DF
• Reduction in 

overall size 
and wide range 
of uses. 

• Helps to 
reinformce DF 
as a transition 
and buffer from 
low density 
residential 
zones with 
more intensive 
downtown area

Major Reduction



Planned Unit Development
District 
Changes

• Proposed revised standards will link the approval of a new 
PUD to the public benefits it provides for the City

• Goal is to reduce applicants using the PUD as a work 
around to the rules or getting a variance

• Will clearly defines when a PUD can be approved as well 
as what flexibility can be granted. Ie. 

✅ Development standards (setbacks, building 
height, etc) 

❎ Uses 

• Possible public benefits include open space or provision to 
protect a natural feature beyond the parks and open 
requirements, providing a mixture of use or higher 
residential density (lower public infrastructure cost) or 
preserving important historic or cultural resources.



Future Zoning Map



Future Zoning Map 
Map to guide changes to the current 
property zoning designations to achieve the 
following objectives:
• Minimize Non-Conformities: Reduce the 

risk of properties being non-compliant 
with the zoning regulations.

• Align Land Use: Ensure that developed 
areas match the appropriate zoning 
districts, development standards and 
permitted uses.

• Update Obsolete Designations: Replace 
outdated, missing zoning districts, or 
those identified for removal in the 
ordinance from the property zoning 
designations on the map.

Zoning Map

Many communities adopt new 
zoning ordinances but delay the 
effective date for the following 
reasons:

1.Preparation: Time is needed 
to align zoning district 
changes with the new code, 
contact property owners, and 
meet public notice and 
hearing requirements.

2.Transitional Period: Allows 
property owners and 
developers to adjust and 
understand new requirements, 
ensuring a smoother 
transition.

3.Public Awareness: Provides 
an opportunity for public 
education and awareness 
campaigns about the new 
regulations.

4.Staff Preparation: Time for 
city staff to update application 
forms, guides, online 
resources, and review 
processes, and to receive 
training.

5.Legal Review: Allows for 
resolution of any legal 
challenges or appeals.

Consider Adoption 
with Delayed 

Implementation

Note: This version and the one included in your 
packet were created using a map file that has not 
been maintained or updated. A new map using the 
most current map data will be produced.



Future Zoning Map 

Zoning District Change Notes
1. Rezone to new RR District
2. Smaller DF District
3. Combined MA and MC
4. Combined MB and MD
5. City Initiated: Rezoned All 

Manufactured Housing parks 
to RH

6. Rezone all Morton County 
Zoning and replace with new 
or suitable zoning district for:

a. Morton Industrial  New 
Intensive Use Zoning

b. Residential – Morton County 
 R7

Zoning Map
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Use Groups



Structure
Use Groups: Zoning use-groups are an effective way to classify and group the spectrum of different land 
uses.  Mandan’s land uses are grouped into 17 categories based on the similarity and compatibility of their 
functions. Continuing to utilizing use-groups in the new ordinance will provide:
• Clarity and Organization: By grouping similar land uses together, use-groups provide a clear structure. 

This organization simplifies the process of understanding which activities are allowed in specific zones.
• Predictability: Use-groups create consistency. When a property owner or developer knows the use-group 

for a particular zone, they can predict the allowable uses without extensive research.
• Efficiency: Instead of listing individual uses, the ordinance can refer to use-groups. For example, instead 

of individiually specifying “ flower shop, butcher shop, office supplied or antique-, music -,  grocery-, or 
jewelry-store,” it can refer to “Retail Group A .” This provides a way to streamline the ordinances and 
allowed uses across multiple zoning districts educes redundancy.

• Applicability: Use groups are listed under zoning districts either “as-of-right” or, under specific conditions, 
by authorization or special permit requiring the approval of the Planning and Zoning Commission. Inder 
the new ordinance, Use groups will fall under any of these categories 
• Permitted – No additional review, may seek building permit
• Permitted with Additional Standards - Required to provide meet additional standards when located within a 

specific district which is reviewed and approved administratively by the Planner and/or other staff
• Accessory - Allowed in addition to, but never alone and may contain additional standards that must be met 

which is reviewed and approved administratively by the Planner and/or other staff
• Conditional – Uses that could be detrimental to surrounding similar zoned properties but may be appropriate 

provided additional and stringent standards will be met. Review and Permit approval from Planning and 
Zoning Comission which may be revoked and is tied intrinsically to use and specific location.

Use Groups

Flexibility: Use-groups 
allow for flexibility. If a 
new type of use emerges 
(e.g., co-working spaces 
or a bee-keeper 
communal housing), it 
can be categorized under 
an existing use-group or 
added as a new one.

Adaptability: As 
community needs 
change, use-groups can 
be updated more easily 
than individual use 
listings. This adaptability 
ensures that zoning 
regulations remain 
relevant over time.

Use-groups also 
help future proof the 

ordinance by 
providing:



Summary of Changes

• Overall, Mandan’s current use-groups are sufficient for capturing most of 
the various use groups needed

• Some relatively minor edits and updates have been made (next slide). 
• A few use groups need to be streamlined, modernized and updated. 

These include:
◦ Retail Group A
◦ Service Group A
◦ Industrial Group A

Use Groups



Summary of Changes
Other Use-group significant changes include:

• Group Dwellings: Will include transitional housing (halfway homes)
• Retail Group A: Change to add retail store - associated  “garden centers
• Retail Group B: Will include commercial greenhouse and/or nurseries
• Service Group B: Remove off-premise signs (billboards from 

Remove self-storage units 
• Office-Bank Group: Remove commercial schools, 

add medical clinics / urgent care facility
• Commercial Rec. Group: Identify a better name option and add campground, water park, 

fitness center racetrack to list of typical uses.  
• Wholesale group: Clarify that distribution is an appropriate use in this group.
• Health-Medical Group: Remove medical clinics which will move to the office-bank group
• General Farming: Extract all use standards and move to appropriate sections

Will add beekeeping, farming – crops, and livestock markets 
• Industrial Group B: Remove of junkyards (list separately w/ additional standards), 

Add data centers and automobile body shop 
• Religion Group Will consider renaming this district. New Name will focus more on the 

: character of the uses (for example, places of assembly, schools, etc.

Use Groups

Truck Farming 
Group

• Not necessary 
as a stand 
alone as all of 
the 
use/activities 
can be 
integrate with 
the General 
Farming Use 
Group.

Use-Group 
Elimination



Shop-Condos



Shop Condos Group Questions

Consider:
Construction Type and Materials: Most feature typical wood stick frame construction 
and may or may not have fire suppression/fire walls.
Consider how some uses may create a negative affect on human health and safety
Consider any noise impacts from the use or associated with the use such as deliveries
Consider safety of the parking areas and grounds

What are some potential concerns an 
owner with a retail shop may hear or 
encounter, or worse not hear, from 
customers about this location.

Is the construction type, quality, appearance and 
building form of typical shop condos (see photo) 
appropriate for any uses typical in any of the 
following use groups:

Retail Group A (typical retail sales)
Retail Group B (retails sales of large item 
stored inside and outside)
Service Group A (hair salons, dry cleaner, 
shoe repairs, animal hospital)
Service Group B (carwash, motor vehicle 
repair, kennel)
Office-Bank Group
Food and Beverage (resturants, bars)

Wholesale Group
Health/Medical
Education
Industrial 
Commercial Recreation
Common Conditional  Uses: Child Care 
Center, Cigar Lounge, Adult Boostore, 
Microbrewerty Medical Marijuana Dispensary, 
Religious Uses

Q2

Q3

Q4Are there uses in any of these 
groups that should not be 
allowed in the same structure?



Next Steps



Up Next 
• Erin in-person visit August 19-20
• Next working group meeting: August 19th or 20th

• Work session with Planning & Zoning: 8/19, 3pm
• Public Open House 8/20, late afternoon/evening

Next Steps
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