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Agenda

1. Review of survey results
• Who responded
• General observations
• Any surprises?
• How do the results impact our 

direction?
2. Best Practices

• Methodology
• Issues

3. Next Steps



COMMUNITY 

SURVEY 

RESULTS



What did we do? 

 How did it turn out?

Survey posted on City of 
Mandan website and promoted 
weekly on City social media with 
teaser engagement questions and 
local Mandan images.

Survey was open from January 2nd 
to January 30th, 2024. 

Survey purpose was to further 
inform the code drafting phase

Higher than expected response 
return rate (considering the topic). 
585 individual responses which is 
equivalent to 2.4% of Mandan’s 
population

Community 
Survey

Results 



Who did we hear from?

~ 79% 
Mandan 

Residents26.3%

25%

85%

33.5%

63.7%

Community 
Survey

Results 



What did we hear

Community 
Survey

Results 

Q8: So far, the main issues/areas of focus identified for the zoning rewrite include the following. 
 Which three at the most important to you?



What did we hear

Community 
Survey

Results 

Small and large single unit detached, 
townhomes, and senior housing ranked 
highest in residential preference. Mixed-use 
development, downtown apartments, condos 
and affordable/low-income housing were 
common write-ins.

Large empty parking lots and parking 
availability in *downtown, at some businesses, 
and at popular ventures most common 
selected parking-related opportunities for 
improvement.

*Follow up survey recommended to determine 
if this is event based 

Slight majority felt the current landscaping 
requirements are sufficient. More landscaping desired 
along East Main and Memorial Hwy, Downtown, and 
areas or businesses currently lacking landscaping.

Downtown, Dykshoorn, Collins Ave, (current) High 
School, parks natural areas/trails and rivers are favorite 
places in Mandan. Many downtowns in other cities, 
including Fargo, Brookings, Rapid City, San Antonio 
Riverwalk as well as many neighborhoods (N. 
Bismarck, Highland Acres, Cathedral) and Sertoma 
park were listed as favorites elsewhere.



Survey Results Discussion 

What surprised you?  

 What did not surprise you?  

  Does anything need a deeper dive?  

   How do the results impact our direction?

Community 
Survey

Results 



Best Practices Research



Best 

Practices

Research
• Shop Condos
• Landscaping
• Park Dedications
• Downtown Fringe
• Right of Way Standards
• Site Triangle
• Private Access Standards



Benchmark Communities 
Benchmark Communities selected based on:
• Shared population characteristics – either current for Mandan or as projected in 2045
• Location – in the region
• Similar Characteristics - either

o A similar major industrial similarity (Oil & gas/refinery, railroad hub, agricultural/livestock 
commercial hub); or

o A smaller community in a larger metro region, preferably separated by a river
• Current Ordinance - quick review to determine how well maintained and up to date the ordinance is



Best Practices

SHOP CONDOS 
Mandan Minot Williston Aberdeen Mankato Moorhead

Multi-Use Shop & 
allowed via a P&Z 
approval of a 
Conditional Use 
Permit (CUP). Types 
of multi-use declared 
with request for CUP. 
Multi Use Shop not 
defined.

Not specifically listed 
in ordinance. 
Interpreted as 
“enclosed 
warehousing-internal” 
which is a storage 
use and permitted in 
industrial zoning and 
as a special use for 
C2 (commercial)

Light touch. No 
definition or  mention 
in ordinance. Mix of 
uses permitted so 
long as each use 
allowed in the district. 
Some restrictions 
based on IBC. 
Parking req, based 
on initial types of 
uses on application.

No specific mention 
in ordinance. Uses 
typical to those in 
shop-condos such as 
storage, contractor, 
automobile shops 
allowed in I-2 
unrestricted industrial 
district.

No specific mention 
in ordinance.  Not 
addressed in 
remainder of 
ordinance & special 
or conditional use 
standards.

“Hobby shops” are 
permitted in all 
mixed-use and 
commercial districts

Bismarck

Not defined except in 
parking under 
Service business.  
Mix of uses defined 
during site building 
permit application. 
Permitted in MA - 
light industrial only.

National Best Practices: No published best practices on topic. ITE online forum recently asked about trip 
generation for “hobby condos” and many respondents noted using mini warehouse uses and that resulting 
traffic has been equal to or less than that use.



Our research came up 
without any strong peer 
community examples. 

What shop condo 
approach do you think 
has merit / might work 
in Mandan?

Discussion 

Image Source: Realty.com

https://www.realty.com/commercial-listings/356211416/4050-21st-Street-Se-101-101-Mandan-ND-58554


Best Practices
LANDSCAPING

Mandan Minot Williston Aberdeen Mankato Moorhead
• Much lower 

standards than 
many similar size 
City’s across region.

• Simply states yards 
must be landscaped 
but no equitable 
standard as to what 
is expected.

• Recommended 
Policy in Land Use 
and Transportation 
Plan and primary 
goal for this project.

Mandatory in all zone 
districts. Special 
standards for 
downtown and the 
following for all other:
• Streets: 1/50’ (less 

for industrial)
• Parking: Interior = 1 

sq. ft /1 parking 
space w/ 1 tree. 
Perimeter (>100+ 
stalls)

• Buffer yards
• On site - next to 

building edges, 
loading areas, trash 
& recycling areas, 
and internal access 
lanes 

New commercial, 
industrial, institutions, 
multi-unit residential 
and for PUDs and 
development 
agreements.
Requires:
• street trees: local 

1/35’ collector ̂  
1/50’

• parking lot 
screening  but no 
interior islands

• buffer yards 
between different 
zones and use 
intensities 

• Provisions to issue 
occupancy permit 
prior to having 
landscaping.

Required for any new 
or replacement 
primary structure and 
parking lots. On-site 
minimums for trees 
and shrubs based on 
lot frontage. Only 
parking lots next to 
properties with a 
residential uses 
require screening, but 
parking lot islands 
required for all. 
Shade Street trees 
(1/30’) in 6.5’ 
boulevard required. 
Commission may 
require ≥ 8’ tall 
buffers 

Required for all uses 
except 1- & 2-family 
residential. Plans 
evaluated on design 
criteria. “Transitional 
yards” or screened 
buffers required 
between commercial/ 
industrial zoning & 
residential zoning. 
Parking lot perimeter 
screening and interior 
islands required.
Boulevard trees 
(1/30’) required by 
developer for all 
subdivisions

Required for new 
development in 
commercial, industrial 
and higher density 
residential district.  
Buffering & screening 
req, between higher 
intensity and lower 
density residential.
Requires:
• Site Landscaping
• Street Trees
• Screening and 

Buffering
Perimeter Parking lot 
screening required 
but no standards. No 
interior parking lot 
requirement



Best Practices

• No single best practice due to local condition variability across communities. 
• Benefits include better and less stormwater management, shade/reduced heat island, 

buffering less compatible uses 
• Some flexibility critical to avoid bottlenecking other community goals such as infill
• Different standards for different character areas is ideal. Walkable areas like downtown 

and traditional neighborhoods should have higher standard than larger lot auto-
oriented and industrial where more site visibility, vehicular mobility needed.

• Landscaped areas, especially if large shade trees present, shown to calm traffic
• Large properly place trees can provide financial savings on summer cooling costs  and 

are known to increase home resell values.
• Native, drought tolerant planting is preferential (can be incentivized)
• Often opposed due to misconceptions.

….landscaping continued
National Best Practices:



Discussion 

Which 
landscaping 
approach do 
you think has 
merit and 
might work in 
Mandan?



Best Practices
PARK DEDICATIONS

Mandan Minot Williston Aberdeen Mankato Moorhead
Per residential unit fee 
in lieu of dedicating 
parkland during 
platting process. 
Developers may grant 
property, but no 
requirement to do so. 
May create a burden 
for the City/Park Board 
to seek out and 
acquire parkland in 
area near a new 
development.

Subdivisions > 10 lots 
or 3 acres must:
• dedicate land;
• pay a fee per unit, 

or
• a combination of 

both.
Standards: 
• Fee per Unit of 

Land Dedication 
based on land, 
materials and 
construction costs. 
Added to building 
permit costs.’

• Land Dedication 
based on actual 
land dedication 
value = total fee 
per unit option 

• Combination of ̂

Must allocate a 
percentage based on 
residential density of 
the subdivision
The percentage varies 
based on the density 
of the subdivision:
I.e. 0 to 6 dwelling 
units per acre: 
dedicate 6% land

Board can waive 
overall requirement.

Alternative allows a 
fee assessment 
alternative added to 
building permit

At least 5% of new 
residential land for 
new schools or parks

General locations 
shown in comp plan, 

Final site determined 
during platting with 
board approval

Colocation 
encouraged

Cash Donation of 
current value of 5% 
allowed as alternate.

Dedication of 
unbuildable land 
discouraged.

Tiered as follows:
• Up to 10 dwelling 

units / gross acre =     
5% dross 
dedication.

• More than 10 
dwelling units per 
gross acre = 
7% gross dedication

• Commercial/ 
Industrial = 5% 
gross dedication

Payment in lieu option 
if too small of an area 
or not in comp plan 
area. Fee = 
%dedication x land 
value

Dedication 
requirements for 
residential 
subdivisions:
• 1 or 2-family: 929 sq. 

ft /dwelling unit 
• Multiple-family: 669 

sq. ft./ dwelling unit 

Payment in lieu option 
at city’s discretion; 
required to pay fee 
based on the type and 
number of dwelling 
units + fair market 
value of land, at the 
time of plat approval 
and only used parks 
and trails within,  
nearby or for regional 
park facility.



Best Practices
…. Park Development
National Best Practices:

• Cities often require parkland or a fee in lieu in subdivisions to accommodate increased demand 
for parks.

• The cost of accommodating increased demand should be passed to landowners, developers, and 
new homeowners.

• Default requirement is land dedication, with fee-in-lieu as an option in special circumstances.
Fee-in-lieu may be appropriate in special circumstances, with City Commission approval.

• A formula should be provided for land dedication and fee-in-lieu to determine the appropriate 
amount for new developments.

• The National Recreation and Park Association recommends a park system with between 6.25 
and 10.5 acres of developed open space per 1,000 population.



Which park 
dedication 
approach do you 
think has merit 
and might work 
in Mandan?

Discussion

Image Source: Mandan Parks and Recreation

https://mandanparks.com/parks-shelters/universal-playground/


Best Practices
DOWNTOWN CORE/FRINGE ZONING

Mandan Minot Williston Aberdeen Mankato Moorhead
Has two downtown 
districts – DT Core & 
DT Fringe. 
Examination needed 
to range of 
commercial and 
residential uses 
permitted – especially 
in DT Fringe which 
has many out of 
scale uses with 
single-family 
residential. 
Examination for uses 
and area of DT 
Fringe

Uses only one zoning 
district, the Central 
Business District or 
CBD. Relies heavily 
on design standards 
with illustrations.  
Uses are typical for  
those in downtown. 
Residential uses only 
allowed as part of a 
mixed-use district but 
can be integrated 
vertically, horizontally 
and/or site wide. 
Live/work also added 
to types of mixed 
use.

Downtown mostly 
zoned as C-3, a 
limited commercial 
zoning district. Some 
on edge are also 
zoned C-2 a non-
limited commercial.  
Also transitions to 
low-med density 
residential to west 
and north and High 
Corridor Commercial 
to the east, and 
industrial to the 
south.

Downtown mostly C-
3 or Central Business 
District: allows retail 
service commercial 
uses. 
R4 special density 
overlay allows 
multifamily residential 
uses where 
overlayed on C-3.
No fringe but overlay 
acts somewhat like a 
fringe but in reverse. 

Has Central Business 
District-Core (CBD-C) 
and –Fringe (CBD-F). 
Multifamily residential 
allowed above 
ground floor 
commercial as 
conditional use. 
Multifamily so long as 
less than 50% of 
ground floor is not 
residential is allowed 
as conditional use in 
the CBD-F. CBD-F 
also limits overall 
variety of commercial 
uses

Only have the one 
Downtown Mixed-
Use District (MU1). 
There is no 
Fringe district. but 
MU1 flanked by 
districts for moderate 
density residential,  
mixed-use, and 
community 
commercial 
3+ unit residential 
allowed by  MU1 
zoning district, 
1- & 2-unit dwellings 
prohibited. 
MU1 allows a wide 
range of 
commercial/retail 
uses



Best Practices
…. Downtown Zoning
National Best Practices:

• Ideally new single-family detached dwellings in that transition or 
“fringe” area would be prohibited.

• Transition downtown commercial uses into those with an  auto-
oriented character (if transitioning into a more suburban corridor) or to 
smaller-scale / less intense uses if transitioning to a residential area.

• The City of Minneapolis Urban Neighborhoods Districts:
• Allow residential uses and small scale institutional and civic uses. 
• Select commercial uses allowed through the adaptive reuse of 

existing structures. 
• Urban neighborhood districts distinguished by the types of 

residential uses allowed:
• i.e. Urban Neighborhood 3 district, directly adjacent to downtown, the only 

nonresidential uses allowed by-right are grocery stores, offices, clinics, child 
care facilities and art galleries/studios. 

• Built form standards control the size and design of the buildings 
and sites.

Sources: City of Minneapolis

Urban neighborhood districts
The urban neighborhood districts are 
established to allow residential uses 
and small scale institutional and civic 
uses. Select commercial uses are 
allowed through the adaptive reuse of 
existing structures. Urban 
neighborhood districts are primarily 
distinguished by the types of 
residential uses allowed.
• UN1 Urban Neighborhood District
• UN2 Urban Neighborhood District
• UN3 Urban Neighborhood District



Discussion 

Which 
downtown 
zoning 
approach do 
you think has 
might work 
better in 
Mandan?

Image Source: Mandan Historical Society

http://www.mandanhistory.org/arealandmarks/firstnationalbankbldg.html


Best Practices
Right of Way Width Standards – See Memo for specifics per roadway types

Mandan Minot Williston Aberdeen Mankato Moorhead
Identified issue during 
Code Audit. Typically: 
wide streets = driver 
speeding = unsafe 
fast/streets 

Based on functional 
class and table in 
ordinance. Allows 
multiple variations of 
each

Based on adopted 
transportation plan 
with standards for 
rural and urban  
setting and function 
class

ROW widths based on 
adopted plan. Plat 
must generally align 
with classification, 
locations in plan and 
subdivision width 
regs.

Minimalist – 
determined by 
functional 
classification

ROW width based on 
classification, adj land 
use and on-street 
parking or not

Site Triangle
Listed in various code 
sections with some 
inconsistencies

At alleys nothing 3’ 
and up 15x15’ or 
20x20’ triangle back of 
sidewalk. City Eng. 
determines for streets

At street intersections 
from 2.5’ to 10’ no 
obstructions in 25’x25’ 
triangle from along 
curb edge

At street intersections 
from 3’ to 8’ no 
obstructions in 35’x35’ 
triangle from row/lot 
line intersection  

None found At street intersections 
from 2’ to 8’ nothing in 
40’x40’ triangle 
measured intersect of 
curb

Private Access Standards
Needs reworked to 
better standards for 
number of access 
points spacing and re-
examine widths.

None in ordinance – 
requested but noted to 
refer to policy. Stantec 
has reached out for a 
copy.

Spacing determined 
by zoning district and 
functional class

No restriction on # but 
city may require 
access plan to review 
and deem safe. Width 
≤ 40’

Regulated by roadway 
functional 
classification and 
rural/urban/urban core 
street types

Based on functional 
class with minimum 
intervals per access



Best Practices

Right of Way 
Standards

Rights-of-way are meant to include vehicle travel lanes, bike lanes, parked cars, sidewalks (often), 
and reserve areas for future projects
Widths are largely influenced by lane widths and number of lanes on a street.  
It is well documented that wider travel lanes generally make drivers feel safer driving faster.  
The National Association of City Transportation Officials (NACTO) states that lane widths of 10 feet 
are appropriate in urban areas and have a positive impact on a street’s safety without impacting traffic 
operations.  For designated truck routes, their recommendation is 11-foot travel lanes.  Parking lanes 
are generally recommended at an 8-foot width.  
Standard recommendations on ROW width are more difficult to find.

Site Triangle
Standard with ease for public to understand and for conduction enforcement check out in field is best. 
If curb used, if street widened later may be create new conformities. Often in conflict with zoning in 
downtown and 0’ setback zoning districts

Private Access 
Standards

Access Management (Access management home (state.mn.us)) recommends linking access 
regulations to roadway function and avoiding strip development in favor of commercial nodes. 



Discussion 

Which of these 
street design and 
regulations do 
you think has 
merit / might work 
in Mandan?



Next Steps



PROJECT SCHEDULE
2023 2024

J A S O N D J F M A M J J A S O N D

Background 

Kick-Off, Research and Analysis, Policy and 
Technical Documents, Staff Listening Session

Community Engagement   

Public Participation Plan 

PC Work Sessions, Working Group, Survey and 
Workshops    

Best Practices

Draft Code 

Administration and Enforcement; Definitions

Zoning Districts

Supplemental Standards

Use Standards

Graphics and Consistency Review 

Impact Analysis

Adoption and Implementation 

Staff Report

Staff Meetings 

PC Presentation & Public Hearing 

Adoption and Implementation Support 

Final Code 



Thank You.
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