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Built Form Regulations and Process
CPED staff is analyzing zoning code changes that would implement the built form policies of Minneapolis
2040, the City’s new comprehensive plan that took effect on January 1, 2020. As the City approaches
major revisions to its zoning regulations, implementation of built form guidance has been prioritized as a
key step that will align our zoning regulations with Minneapolis 2040 while meeting a number of key goals
spelled out in the comprehensive plan. Built form policies are a critical part of the City’s plan to diversify
the city’s housing options, accommodate additional residents and jobs, and combat climate change.
At the July 23, 2020, Planning Commission Committee of the Whole meeting staff presented initial
thoughts and gathered feedback from the commission regarding the broad approach to floor area ratio
and height in the built form districts. Staff intends to continue collecting feedback throughout the summer
and early fall from the commission, other city staff and departments, developers and design professionals,
and from the public. This feedback will be analyzed and final recommendations will be presented to the
Planning Commission at the beginning of the proposed 45-day public review period. The focus of this
week’s memo is to share initial staff thoughts and gather commissioner’s feedback on built form standards
for regulating lot size, lot coverage, impervious surface, setbacks, site plan review, and the Mississippi
River Corridor Critical Area.
Minimum and Maximum Lot Sizes
Minneapolis 2040 provides guidance that has informed draft minimum and maximum lot size
requirements. Minimum lot sizes are generally intended to fulfill two objectives: (1) recognize the
practical space needs for different uses, accommodating the functional requirements associated with
different uses; and (2) reinforce existing or desired development/built form patterns in various built form
districts. Maximum lot sizes are intended to limit the scale of new development. Historically, lot size
maximums have not been a common tool in the City’s zoning regulations.

While most lot size standards will be located within built form overlay districts, CPED is proposing to refer
to existing base zoning districts in some contexts, particularly to govern the lot size requirements for 1-3
unit buildings. Lot size standards for these uses took effect on January 1, 2020, using policy guidance from
Minneapolis 2040. These standards would be reconsidered at a future date when base zoning districts are
revised.
The following table represents current draft lot sizes for residential uses. Staff is still analyzing which uses
might be exempt from these standards (e.g., schools and religious institutions in Interior districts). For
reference, a “typical” lower-density residential lot in Minneapolis is roughly 5,000 square feet in area,
with dimensions of approximately 40 feet by 125 feet. Significant variations do exist, however.
Minimum and Maximum Lot Sizes for Residential Uses
Minimum lot
size for 1-3 units

Maximum lot
size for 1-3 units

Interior 1

Interior 2
Interior 3
Corridor 3
Corridor 4
Corridor 6
Transit 10
Transit 15
Transit 20
Transit 30
Core 50
Production
Parks
Transportation

Refer to base zoning district.
Generally, minimums and
maximums for 1-3 unit buildings are
as follows:

Minimum:
R1 & R2: 6,000 sq. ft.
R1A, R2B, R3, R4, OR1: 5,000 sq. ft.

Maximum:

Minimum lot size
for 4 or more
units
Use not allowed.

Maximum lot size
for 4 or more
units
Use not allowed.

Existing
nonconforming
buildings: 9,000
9,000
5,000
5,000
5,000
5,000
None
None
None
None
None
None
None
None

Existing
nonconforming
buildings: 12,000
12,000
18,000
24,000
24,000
One acre
None
None
None
None
None
None
None
None

R1 & R2: 9,000 sq. ft.
R1A, R2B, R3, R4, OR1: 7,500 sq. ft.
All Districts

Cluster developments and PUDs: As approved by CUP. Will include provisions
that limit the size/length of buildings in certain districts

The policy basis for proposed lot size standards is noted below.

Interior 1

Built Form District

Interior 2

Interior 3

Corridor 3

Corridor 4

Corridor 6
All other built form districts

Applicable Minneapolis 2040 lot size guidance
“New and remodeled buildings in the Interior 1
district should be small-scale residential.
Individual lots are permitted to have up to three
dwelling units. Combining of lots is generally not
permitted.”
“New and remodeled buildings in the Interior 2
district should be small-scale residential.
Individual lots are permitted to have up to three
dwelling units. Multifamily buildings with more
than three units are permitted on larger lots.
Limited combining of lots is permitted.”
“New and remodeled buildings in the Interior 3
district should reflect a variety of building types on
both small and moderate-sized lots, including on
combined lots.”
“New and remodeled buildings in the Corridor 3
district should reflect a variety of building types on
both small and moderate-sized lots, including on
combined lots.”
“New and remodeled buildings in the Corridor 4
district should reflect a variety of building types on
both small and moderate-sized lots, including on
combined lots.”
‘New and remodeled buildings in the Corridor 6
district should reflect a variety of building types on
both moderate and large sized lots.”
No specific policy guidance related to lot sizes

Note that the Land Subdivision Regulations include a provision that is informally referred to as the “large
lot provision.” When subdividing residential land, an analysis is required of all residential lots with 1-3 unit
buildings within 350 feet of the site. Where the average lot size of these lots exceeds the minimum zoning
requirement by 50 percent or more, such average becomes the minimum lot size for the property in
question. This regulation is intended to reinforce existing patterns of larger-lot development in the
relatively limited locations where such patterns exist. At this time, CPED does not have a proposal to revise
this provision but would simply like to remind the Commission of its existence.
CPED anticipates that maximum lot sizes in cluster developments and planned unit development will be
governed by conditional use permit, supplemented by provisions that limit the scale of buildings
consistent with the intent of each built form district. CPED anticipates lowering the minimum size of a
planned unit development from its current one-acre threshold. The following provision from Minneapolis
2040 will contribute to the development of regulations for larger sites such as planned unit developments:
“Require multiple buildings on development sites outside of the downtown core that encompass most of
an entire block or block frontage to increase visual interest.” This principle will also help to inform the
regulation of new buildings on lots that currently exceed maximum lot sizes—i.e., lots that will become
legally nonconforming when new maximum lot sizes are adopted. The intent will be to ensure that larger
lots may only be developed with buildings consistent with the scale envisioned in each built form district.

Staff will also propose a method for governing minimum and maximum lot sizes for developments that
span multiple built form districts.
Lot Coverage and Impervious Surface Maximums
Maximum lot coverage standards control the area of a developable lot that can be covered by buildings,
while maximum impervious surface standards indicate how much of a lot can be covered with hardscape,
including driveways, walkways, and buildings. These standards are developed to support Minneapolis
2040 goals of Climate Change Resilience and Clean Environment, doing so in the context of creating
Affordable and Accessible Housing, More Residents and Jobs, Complete Neighborhoods, and Eliminating
Disparities. Specifically, policy 67 (Climate Resilient Communities) and policy 74 (Integration of Water
Management into Development) call for development standards that promote on site water infiltration
and opportunities for supporting the urban tree canopy. The following standards are intended to bring
about these outcomes while maintaining opportunities for development that are consistent with built
form guidance in Minneapolis 2040.
These numbers are intended to work in tandem with FAR minimums and maximums as well as setback
standards for each of the districts to achieve the desired built form results. The standards are drawn to
allow for flexibility in the type of developments that could be proposed in each district while ensuring that
storm water runoff is reduced, and landscaping can occur as appropriate given site plan review standards.
Staff recommends that both the built form overlay district and the underlying base zoning determine the
allowable lot coverage and impervious surface limits as shown in the tables below.
Commercial districts will continue to have a 100% allowable maximum lot coverage and impervious
surface standard, consistent with today’s ordinance. Commercial properties have unique operational
needs that require the flexibility to cover their entire site with building. This also allows for continued
development of an urban fabric that supports pedestrian oriented building and site design while
maximizing the use of scarce commercial land resources present in the city. Properties with underlying
residential or office residential zoning will have maximum lot coverage and impervious surface standards
that are graduated based on the intensity of the built form overlay that is present – closely matching
standards that exist in the residential and office residential zoning districts today.
CPED staff intends to engage in more discussions with our colleagues in Public Works to ensure that
proposed regulations consider the City’s stormwater management needs – particularly in relationship to
new stormwater regulations currently being drafted by Public Works.
Maximum Lot Coverage
Proposed
Existing
R1 - R3
45%
R4 - R6
70%
OR
70%
C
100%
B4
100%
I
100%

Built Form
Interior 1 and Interior 2
Interior 3 and Corridor 3
Corridor 4 and Corridor 6
Transit Districts
Core 50
Production

Residential Commercial
Zoning
Zoning
45%
100%
60%
100%
70%
100%
80%
100%
100%
100%
100%
100%

Maximum Impervious Surface
Proposed
Existing
R1 - R3
60%
R4 - R6
85%
OR
85%
C
100%
B4
100%
I
100%

Built Form
Interior 1 and Interior 2
Interior 3 and Corridor 3
Corridor 4 and Corridor 6
Transit Districts
Core 50
Production

Residential Commercial
Zoning
Zoning
60%
100%
75%
100%
85%
100%
90%
100%
100%
100%
100%
100%

Yard Requirements, In General
The zoning code currently recognizes that yard 1 controls provide for the orderly development and use of
land and to minimize conflicts among land uses by regulating the dimension and use of yards in order to
provide adequate light, air, open space and separation of uses. Yard controls also play a role in
stormwater management, defining public and private spaces, and creating a landscape buffer or comfort
zone form for ground level residential uses.
Some changes are being considered to the current yard regulations to ensure they are consistent with the
Minneapolis 2040 guidance for the built form districts. Currently, yard requirements are determined by
the underlying base zoning. With the creation of the Built Form Overlay Districts, yard requirements will
depend on the built form overlay district and underlying base zoning. The reason for this is that different
contexts exist in each of the built form districts. The existing context of the Interior, Corridor 3 and
Corridor 4 built form districts is largely residential, but some commercial properties that are in a
nonresidential base zoning district are also found within these built form districts. The Corridor 6 through
Transit 30 built form districts are largely nonresidential and mixed-use developments, but some sizable
traditional residential development patterns also exist and are usually zoned residential or office
residential. The following is an example of how yard requirements would vary by district: A nonresidential use on an OR2 property in Corridor 4 would have a minimum corner side yard requirement,
but a C1 property in Corridor 4 would not.
The table below identifies where yard requirements will apply. Residential districts include all properties
zoned residential and office residential (R and OR) in all built form districts. Nonresidential districts
include commercial, business and industrial (C, B, and I) zones in all built form districts. The yard
requirements for the nonresidential districts follow the same approach as is currently required. The
descriptions of the approaches to minimum front, corner side, interior side and rear yard requirements in
the residential districts follow the table.
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The zoning code defines a yard as “An open space on the same zoning lot with a use, building or structure which is
unoccupied and unobstructed from its lowest surface level to the sky, except as otherwise provided by this zoning
ordinance. A yard extends along a lot line and to a depth or width specified in the yard requirements for the zoning
district in which such zoning lot is located.”

Where Yard Requirements Will Apply
Yard
Front

Residential Districts
X

Corner Side
Interior Side

X
X

Rear

X

Nonresidential Districts
Generally, no front yard is required, except where adjacent to a
residential district. CPED staff is considering eliminating the
adjacency requirement for properties in the Corridor 6 and
Transit Built Form Districts.
N/A
No interior side yard is required unless adjacent to a residential
district, then the applicable side yard requirements of the
adjacent district would apply. Also, the regulation that requires
a minimum distance from existing residential windows on the
adjacent property will be retained.
No rear yard is required unless adjacent to a residential district,
then the applicable rear yard requirements of the adjacent
district would apply.

Yard Requirements in Residential Districts
The draft requirements below are intended to apply to principal structures in the R and OR districts.
(Generally, current yard requirements for accessory structures and permitted obstructions seem
appropriate.) Unlike some of the current yard requirements, the draft corner side, interior side, and rear
yard requirements would not be based on the number of building stories. Instead, ranges in building
heights measured in feet would determine minimum yard requirements. Please note that allowed
exceptions to the maximum building height would not be included in the height that determines side or
rear yard requirements. This change is proposed because floor heights can vary significantly by building.
A. Front Yards
A minimum front yard requirement would apply in each residential district. Established increased and
reduced setbacks (the “string test”) would continue to apply, which can result in the front yard
requirement being greater or less than that shown in the table below but better reflects existing built
form. CPED staff is considering not requiring increased setbacks for properties located on goods and
services corridors as well as allowing both residential and nonresidential structures to qualify for reduced
setbacks.
Draft Minimum Front Yard Requirements for All Uses in R and OR Districts
District
Interior 1, Interior 2, Interior 3, and Parks
Corridor 3, Corridor 4, Corridor 6, Transit 10,
Transit 15, Transit 20, Transit 30

Minimum Requirement
20 feet
15 feet

B. Corner Side Yards
All uses in residential districts would be subject to a corner side yard requirement based on the overall
height of the building and relies on the draft floor area ratio (FAR) requirements to influence the overall
bulk of the building, but not on the use occupying the building. Currently, a 10-foot setback for a 2-story,
4-unit building would be required where only an 8-foot setback would be required for a 2-story, 1-3 unit
building. Generally, buildings with not more than 3 stories would all have the same base corner side yard
setback requirement (the top two examples shown below would be subject to the same base requirement
and would have a lesser requirement than the bottom two examples of 4 and 6 story buildings). Once a
building is typically 4 or more stories, the minimum corner side yard requirement will increase in
increments above the base requirement as the height of the building increases. However, the corner side
yard requirement would not exceed the minimum front yard requirement.
Draft Minimum Corner Side Yard Table for R and OR Districts

Overall building height (feet)
Less than 42
42-52.99
53-63.99
64-74.99
Greater than 75

Minimum corner side yard
requirement (feet)
8
10
12
14
15

CPED staff is considering reducing the base corner side yard requirement to below 8 feet to allow more
flexibility for building placement. The evaluation for adequate corner side yard requirements is similar to
the draft site plan review landscape buffer standards for ground floor residential units. Staff is also
considering allowing reduced setbacks where ground floor nonresidential uses are proposed on corner
properties and are located on goods and services corridors in conjunction with achieving a density bonus
for ground floor commercial.
C. Interior Side Yards, In General
For interior side yard requirements, two approaches are proposed. The first approach is similar to the
draft corner side yard requirements, where principal buildings would be subject to a minimum interior
side yard requirement that is based on the overall height of the building. This approach also relies on the
draft floor area ratio (FAR) requirements to influence the overall bulk of the building. However, this first
approach would not apply to dwellings with one to three units located in the Interior built form districts.
The second approach, which would apply to dwellings with one to three units located in the Interior built
form districts, would include graduated setbacks based on the width of the zoning lot. The reason for the
two different approaches is due to a city council directive that was given when the comprehensive plan
was adopted regarding retaining similar setback requirements for single-family dwellings and applying
them to all dwellings with one to three units in the Interior built form districts.
1. Interior Side Yard Requirements for All Uses in R and OR Districts in the Parks, Corridor and
Transit Built Form Districts and for Residential Uses with 4 or More Units and Nonresidential
Uses in the Interior Built Form Districts
These draft interior side yard requirements are based on the overall height of the building and rely on the
draft floor area ratio (FAR) requirements to influence the overall bulk of the building. CPED staff reviewed
recently approved residential projects to draft the requirements and recognized that yard variances are
regularly requested and granted for development projects. While the recommendation is less restrictive
than the current requirements, it is expected that the intent of the yard requirements described above
will still be maintained.
The first table below shows information from recently approved residential projects that was used to help
inform the draft requirements. Mixed use and nonresidential projects were not included because there
are fewer of those projects in residential districts and the floor heights tend to be taller for those building
types. The focus of the analysis was on mid-rise buildings because buildings that are more than 6-stories
in height are usually not located in residential districts.
The second table uses the information from the sample group of projects in the first table to compare the
current requirements to the draft requirements.
The third table includes the draft requirements. The height ranges below 120 feet generally apply to a
typical floor height in each range (average floor heights are about 11-12 feet). The average project heights
also fall within each corresponding range with a little cushion above the average. The largest setback in
the table is 20 feet. Staff is considering 20 feet as a cap on the minimum interior side yard requirement
for tall buildings because the yard requirement becomes very large and has diminishing benefits in the
locations where tall buildings are allowed. A residential building that is around 120 feet might have 10 or
11 stories. An 11-story building can only be constructed in a Transit district and the context between
corridor and transit districts is different. CPED staff is also considering tall building standards that would

include a maximum floorplate that would apply in addition to the interior side yard requirements. Draft
tall building standards will be discussed in more detail at a future CPC Committee of the Whole meeting.
Because these draft requirements are less restrictive than the current requirements, CPED staff is also
considering incorporating a limit to the building length that could be allowed to apply to the setbacks
shown in the table. The idea would be to encourage breaking up building massing and not orienting it all
to the interior sides of the property.
Table 1: Height Information for Recently Approved Residential Projects
Stories
3
4
5
6

Total Projects
13
24
15
16

Lowest (feet)
32
44
50
64.5

Mean (feet)
37.23
49.64
62.38
71.25

Median (feet)
36
49.7
62
71.75

Highest (feet)
49
59
86
80

Table 2: Draft Minimum Interior Side and Rear Yard Requirements Applied to Recently Approved
Residential Projects

Stories
3
4
5
6

Current Requirement
(feet)

As Low As

9
11
13
15

5
7
7
11

Draft Requirements (feet)
Mean/Median
As High As
5
7
9
11

7
9
15
13*

*From this group of sample projects, the tallest 6-story building happened to be shorter than the tallest
5-story building. This illustrates the point that the height of stories can range from project to project.
Therefore, determining the minimum setback based on the height in feet is more appropriate than in
stories.
Table 3: Draft Minimum Interior Side and Rear Yard Requirements for Uses In R and OR Districts
(Except 1-3 unit dwellings in Interior Districts)

Overall building height (feet)
Less than 42
42-52.99
53-63.99
64-74.99
75-85.99
86-96.99
97-107.99
108-119.99
120 or greater

Minimum interior side yard
requirement (feet)
5
7
9
11
13
15
17
19
20

2. Interior Side Yard Requirements for Dwellings with 1-3 Units in the Interior Built Form Districts
Currently, graduated interior side yard setbacks apply to dwellings with 1-3 units in the residential and
office residential districts. CPED staff is recommending simplifying the graduated setbacks as shown
below. Also, the largest required setback in some districts would be reduced from 12 feet to 8 feet, as
required in other districts.
Draft Minimum Interior Side Yard Requirements for Dwellings with 1-3 Units in Interior Districts
Lot Width
Less than 50 feet
50-59.99 feet
60-69.99 feet
70 feet or greater

Minimum Setback
5 feet
6 feet
7 feet
8 feet

D. Rear Yards
The draft rear yard requirements would match the interior side yard requirements found in Table 3 above.
APPLICABLE POLICIES TO YARDS:
Policy 5: Visual Quality of New Development: Ensure a high-quality and distinctive physical environment
in all parts of the city through building and site design requirements for both large and small projects.
f.

Consider design approaches that encourage creative solution for transitions between varying
intensities of building types and land uses.

o. Regulate setbacks, orientation, pattern, materials, height and scale of small-scale residential buildings
to ensure consistency with built-form guidance and existing context.
Policy 13: Landscaping: Require landscaping in conjunction with new development that complements its
surroundings and enhances the built environment.
a. Encourage larger, well-placed, contiguous planting areas that create and define public and private
spaces, and acknowledge the roles smaller, disconnected areas can play in supporting diverse
ecologies.
Policy 71: Soil Health: Protect and improve soil health to sustain and promote plant, animal, and human
health.
f.

Reduce impervious cover (surfaces that don’t absorb rainfall).

Policy 74: Integration of Water Management into Development: Integrate water resource management
into public and private projects in order to benefit natural systems.

c. Encourage, facilitate, or require the use of best management practices that minimize or reduce the
impact of impervious cover, including disconnecting impervious surfaces, implementing localized
treatment of stormwater using boulevard swales directly adjacent to sidewalks and trails, or
minimizing the extent of paved surfaces.
Site Plan Review Standards
CPED staff is recommending additional site plan review standards related to built form to be incorporated
into Chapter 530 of the zoning code. The general idea for each new standard is described below.
Examples related to each standard are included in the attachments. In addition to these standards, staff
is also working on standards that would apply specifically to tall buildings. The draft tall building standards
will be discussed at a future CPC Committee of the Whole meeting. Although not included in the standards
below, staff will be looking at if any revisions of current standards are needed and if they tie into the intent
of the built form amendment.
The following draft standards relate to building placement, massing and design as well as pedestrian
access and circulation. The standards are intended to:
•

•

further define the pedestrian experience at the street by assisting in the creation of an attractive
and animated public realm which provides a safe, interesting, and comfortable pedestrian
experience that promotes vibrancy and activity throughout the day and is comfortable yearround, and
facilitate pedestrian connections and encourage placemaking.

A. Wider Pedestrian Amenity Zone
To achieve a wider sidewalk where right-of-way space for pedestrians is constrained, require a setback
from the curbline. Because sidewalk widths can vary street-by-street or block-by-block, a method for
defining the appropriate width will need to be included (should be identified in the Transportation
Action Plan). This standard should also benefit retail businesses. CPED is considering a FAR bonus for
enhanced public realm, which could include expanding the width of the public realm 2 and other
improvements.
B. Buffer Zone for Ground Floor Residential Units
A landscape buffer/comfort zone for ground floor residential units (common areas could be excluded)
in locations where no yard is required. This standard will have to ensure that CPTED principals are
achieved (e.g. fences and landscaping are not too tall) and should consider usable patio/balcony
depth.
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Public realm (2040 definition: Open spaces (public and semi-public) such as streets, sidewalks, bike paths, parks,
and plazas where building interface with public/semi-public open space. Although parking lots could be considered
part of the public realm, the intent was not to include them in the standards. This definition along with any others
that are needed in relation to the standards would be added to the site plan review chapter.

C. Recessed Ground Floor Walls
Ground floor walls recessed from the floor(s) above (including colonnaded bases and possibly awnings
integral to the building) and adjacent to or part of the public realm, would be subject to an appropriate
ratio of depth to height for the recessed area to allow in adequate light and allow for pedestrian
movement if adjacent to the sidewalk. Colonnades will need to be sufficiently activated. Also, how
this would apply to porte-cocheres needs to be considered.
D. Maximum Building Wall Length
Apply a maximum building wall length adjacent to the public realm and require changes in massing to
be informed by the surrounding context and orientation to the sun. CPED staff is considering similar
standards for deep lots.
E. Ground Floor Height
Establish ground floor spaces with a minimum ceiling height that can be built to accommodate (or
adapted to later):
•
•

retail spaces in destination mixed use areas and
retail or flexible uses at the ground level on goods and services corridors and in production
mixed use areas.

How much of the ground floor is subject to the minimum height requirement will need to be
considered.
F. Limit Ground Floor Separation
Limit grade separation between ground floor (FFE) and adjacent sidewalk for nonresidential uses,
common residential areas, and residential units for all buildings. Create barrier-free access at main
entrances.
G. Pedestrian Access
•

The number of entrances in non-residential uses increase in proportion to the length of the
building and are located along main corridors or at the street corner.

•

Entrances are directly accessible and located to direct pedestrian connections to nearby transit
and other community facilities
Roofs shall be designed to prevent falling ice, snow and discharge of roof leaders onto entrances
and walkways.

•

H. Pedestrian Circulation
Where meaningful connections are needed to improve pedestrian access, through-block, universally
accessible pedestrian connections are provided where a site or block exceeds a certain width or for a
full-block development, particularly downtown. May be an exterior or interior connection, if at least

semi-public. Clear guidance will need to be provided, including minimum width, creating a direct
route, lighting, access to natural light, landscaping, designing for changing seasons, signage that
signals the space is public – or, if semi-public, what hours it is open to the public active functions
(including uses opening out onto a space) and window requirements. Other enhancements
encouraged (e.g. art, gathering spaces).
I. Continuous Street Wall
To better address the street wall through the relationship between buildings on contiguous properties
in a way that avoids big gaps where we want to see continuous buildings, limit separation between
buildings in nonresidential areas (i.e. where yard requirements do not generally apply). The
placement of utilities (e.g. transformers and generators) will need to be considered in how this
standard would be applied.
Applicable policies to site plan review:
POLICY 4: ACCESS TO COMMERCIAL GOODS AND SERVICES
Improve access to goods and services via walking, biking and transit.
d. Require commercial retail to be incorporated into new buildings in select areas of the city with the
highest residential densities, highest pedestrian traffic, and most frequent transit service.
POLICY 5: VISUAL QUALITY OF NEW DEVELOPMENT
Ensure a high-quality and distinctive physical environment in all parts of the city through building and site
design requirements for both large and small projects.
b. Require multiple buildings on development sites outside of the downtown core that encompass most
of an entire block or block frontage to increase visual interest. On sites in the downtown core, buildings
that encompass an entire city block are encouraged to use massing that is responsive to the human scale
and provides pedestrian through-block connections through existing super blocks or to re-establish the
street grid.
f. Consider design approaches that encourage creative solution for transitions between varying intensities
of building types and land uses.
POLICY 6: PEDESTRIAN-ORIENTED BUILDING AND SITE DESIGN
Regulate land uses, building design, and site design of new development consistent with a transportation
system that prioritizes walking first, followed by bicycling and transit use, and lastly motor vehicle use.
a. Orient buildings and building entrances to the street. Encourage multiple entrances to multi-family
residential buildings. The number of entrances in non-residential uses should increase in proportion to
the length of the building and be located along main corridors or at the street corner.
b. Encourage multiple storefront bays with direct connections to the sidewalk where active or commercial
ground floor uses are required.

i. Coordinate site designs and public right-of-way improvements to provide adequate sidewalk space for
pedestrian movement, curb extensions, street trees, street lighting, landscaping, street furniture,
sidewalk cafes, and other elements of active pedestrian areas.
u. Encourage safe and convenient pedestrian connections through development sites and mid-block
connections in the downtown core.
POLICY 18: PEDESTRIANS
Improve the pedestrian environment in order to encourage walking and the use of mobility aids as a mode
of transportation.
g. Encourage sidewalk widths that reflect existing or expected volumes of pedestrian traffic, as guided in
Street and Sidewalk Design Guidelines.
h. As opportunities exist, encourage and design for streetscape amenities, including street furniture,
street lighting, trees, and landscaping, that buffer pedestrians from street traffic and parking areas.
POLICY 22: DOWNTOWN TRANSPORTATION
Ensure travel to and throughout Downtown is efficient, understandable, reliable, and safe.
c. Improve the pedestrian environment Downtown by investing in the public realm and designing buildings
to create a pedestrian friendly environment.
POLICY 80: DEVELOPMENT NEAR METRO STATIONS
Support development and public realm improvements near existing and planned METRO stations that
result in walkable districts for living, working, shopping, and recreating.
f. Break up large blocks into small, walkable blocks.
h. Focus active uses on the ground floor of buildings along main pedestrian routes leading to and facing
METRO stations.

Mississippi River Corridor Critical Area
The Mississippi River Corridor Critical Area (MRCCA) extends 72-miles through the Twin Cities
Metropolitan Area, from the townships of Dayton and Ramsey in Hennepin and Anoka counties
downstream to just south of Hastings in Dakota County. Governor Wendell Anderson designated the
MRCCA in 1976 by Executive Order 130. It was renewed by Governor Al Quie in 1979 by Executive Order
79-19.
The MRCCA is governed by special land planning requirements and land development regulations. These
regulations, which are implemented through local MRCCA plans and ordinances, protect and preserve the
natural, scenic, recreational, and transportation resources of this section of the Mississippi River. In
response to residents and interest groups raising concerns around the adequacy of the MRCCA
regulations, the Legislature directed the Minnesota Department of Natural Resources (DNR) to establish
rules for the MRCCA in 2009 and 2013. Minnesota Rules, Chapter 6106, became effective on January 4,
2017, and replace Executive Order 79-19, which previously governed land use in the MRCCA. They provide
the land planning and regulatory framework that protects the MRCCA’s resources.
The adopted rules formed the basis for the updated MRCCA plan that was reviewed and adopted as
Appendix A of Minneapolis 2040 in October of 2019. To implement the adopted rules and MRCCA plan,
the City is required to update its zoning ordinance to revise the current MRCCA zoning regulations. These
updated zoning regulations are required to be implemented as an overlay district. The DNR created a
MRCCA model ordinance to guide development of local MRCCA ordinances.
The MRCCA rules established the following districts (Maps on pages A-11-13 of Appendix A):
•
•
•
•
•
•

Rural and Open Space (CA-ROS)
River Neighborhood (CA-RN)
River Towns and Crossings (CA-RTC)
Separated from River (CA-SR)
Urban Mixed (CA-UM)
Urban Core (CA-UC)

The intent and level of protection for each of the six districts is based on the natural resource values within
the district, with the greatest levels of protection in those areas that abut the river and still retain natural
features. Greater flexibility is provided in those districts that contain areas with more limited resource
values, areas that are separated from the river, and developed areas of the two major cities – downtown
Minneapolis and downtown St. Paul. This array of districts is intended to more accurately reflects the
different land uses existing within the MRCCA, current development patterns, and proposed future
development. All six districts are geographically present in Minneapolis.
The current MRCCA ordinance has river setback requirements and references the SH Shoreland Overlay
District’s height limitation of 2.5 stories, or 35 feet, whichever is less, within 300 feet of the river.
Otherwise, height outside of the Shoreland, is currently regulated in the MRCCA only by underlying zoning.
A major change of the new regulations, is the addition of maximum height regulations for each MRCCA
district, as follows:

CA-ROS
35’

CA-RN
35’

CA-RTC
48’

CA-SR
Underlying
Zoning

CA-UM
65’

CA-UC
Underlying

River
Setback

200’

100’

75’

N/A

50’

Zoning
Underlying

Bluff
Setback

100’

40’

40’

40’

40’

Zoning
40’

Height

The adopted MRCCA rules, which provide the guidance for the new zoning regulations, set standard for
measuring and regulating height that is slightly different than the those of the current Minneapolis zoning
code and future Built Form districts. Some of the major differences:
•
•
•
•

•

The MRCCA measures height on the river side of a structure, while the zoning code measures it
at the front center of a building or structure from natural grade.
The MRCCA measures height in feet, while the zoning code measures height in both stories and
feet.
The MRCCA allows height exemptions for certain uses, and the zoning code allows some general
height exemptions for certain buildings and structures (except in the SH Shoreland Overlay).
The MRCCA allows height increases by variance in the CA-ROS and CA-RN districts; by conditional
use permit in the CA-RTC and CA-UM districts; and by the underlying zoning regulations in the CASR and CA-UC districts, while the proposed Built Form districts will allow height increases by
variance or administrative standards.
The MRCCA requires “tiering be given priority” in the CA-RTC, CA-UM, and CA-UC districts.

To integrate the MRCCA and Built Form regulations, the proposed approach is to have the most restrictive
regulations of either the MRCCA or Built Form districts apply, but also to allow the flexibility allowed by
those districts. The following are proposed:
•
•
•
•
•

Height will be measured using the zoning code definition at the front center of a building or
structure and at the river facing side, with the most restrictive height applied.
Height will be measured in both feet and stories.
The height exemptions in the MRCCA rules and the zoning code will be incorporated.
The SH Shoreland Overlay District height requirements will remain in effect.
Beyond river and bluff setbacks, building setbacks and allowable floor area will be determined by
the Built Form districts.

Requests to increase the maximum allowable height are proposed to be subject to the following (Please
see the MRRCA-BF height increases table document included in this meeting packet for more detailed
information by district):
•

The height limitation of accessory structures, single- and two-family dwellings, and three-family
dwellings located may be increased only by variance.

•

•

•

For structures other than accessory, single- and two-family dwellings, and three-family dwellings,
where an increase in maximum height exceeds the height limitations of the Built Form district,
but not the MRCCA district, maximum height may be increased only as allowed in the applicable
Built Form district up to the height limitations of the MRCCA Districts.
For structures other than accessory, single- and two-family dwellings, where an increase in
maximum height exceeds the height limitations of the MRCCA district, but not the Built Form
district, the maximum height increase is subject to a variance or conditional use permit, as
determined by the applicable MRCCA district.
For structures other than accessory, single- and two-family dwellings, where an increase in
maximum height exceeds the height limitations of both the Built Form district and MRCCA district,
maximum height increase is subject to both the standards for increasing maximum height in the
Built Form district and a variance or conditional use permit, as specified by the applicable MRRCA
district.

The MRCCA rules set height limits for the CA-RTC (Rural Towns and Crossings), CA-UM (Urban Mixed), and
CA-UC (Urban Core) districts and have the provision that “tiering of structures away from the Mississippi
River is given priority.” The rules do not define tiering or provide guidance how to implement as part of
an ordinance. DNR staff have indicated in conversations with City staff that tiering is generally a stepping
of buildings up from the river as one moves away from the river. Further, in their model ordinance, they
provide an example of sub-districts with allowable height increasing as one moves away from the river to
implement tiering. The City of Minneapolis MRCCA plan, anticipating this issue, has the following language
regarding tiering:
“Historically, before the creation of the new districts, the majority of this area was part of the
Urban Diversified District, which had no height requirements beyond those of the underlying
zoning districts or the Shoreland Overlay. Therefore, the development pattern, especially in the
core of the city is of varying building heights, some very tall. Therefore, a strict literal application
of tiering, to create a step pattern up from the river will not always be practical or within the
character of an existing major city. Further, in some instances it could actually harm the protection
of primary conservation areas and public river corridor views. For example, a short boxy building
may block more views at ground level than a taller tower that does not cover an entire building
site.
In general, structures within the Critical Area should be shorter when located closer to the river
with height increasing as distance from the river increases. However, taller buildings can be
considered closer to the river when the existing built character is similar, especially in the
downtown area, or where measures are taken to provide significant landscaping and buffering of
the structure. In addition, buildings should utilize tapered profiles as building height increases to
allow views of and from the river and to avoid overly wide buildings that can create a wall along
the riverfront significantly blocking views for other structures, development sites, and
neighborhoods. Tiering is most appropriate to consider when requests are made for conditional
use permits to increase the height of a building beyond the district height limits in the CA-RTC and
CA-UM districts.”
The proposed MRCCA Overlay will implement tiering in the CA-UM by splitting the district into three subdistricts: CA-UM1, CAUM2, and CAUM3.

Height

CA-UM1
35’

CA-UM2
42’

CA-UM3
65’

The CA-UM1 District will be applied closest to the river and generally overlapping with the SH Shoreland
Overlay (not exactly matching) and parkland. It has a height maximum of 35 feet. The CA-UM2 District will
be applied to areas further inland from the CA-UM1, but also to match most similar Built Form districts,
which may not translate into an exact stepping up from the river. It has a height maximum of 42 feet. The
CA-UM3 District will be applied furthest in from the river, but in some cases, such as the Upper Harbor
Terminal, The Xcel Riverside Plat, Coloplast Headquarters, and the Grain Belt Brewery it will be mapped
to reflect existing conditions. It will have a maximum allowable height of 65 feet. The CA-UM District is
generally present in the upper river area and some parts of the central river. (Please see the example
tiering maps included in this meeting packet).
Tiering in the CA-RTC will be accomplished by utilizing the SH Shoreland Overlay height limit of 35 feet
300 feet from the river and then the applicable CA-RTC District height limit of 48 feet. Additional subdistricts were not deemed necessary due to the small height difference between the maximum allowable
height in the SH Shoreland and the CA-RTC districts and due to the relatively small amount of area mapped
as CA-RTC in Minneapolis. The CA-RTC District is generally present at Nicollet Island and on the east and
west sides of the river between 1-94 and Franklin Avenue.
Tiering in the CA-UC will be accomplished by utilizing the SH Shoreland Overlay height limit of 35 feet 300
feet from the river and then the underlying Built Form districts. This will be most reflective of the existing
built form and character of the downtown area.
Built Form District Modeling
Staff has included built form modeling in the attachments for a selection of the proposed built form
overlay districts. The intent of these diagrams is to assist staff and the commission in visualizing achievable
massing in the proposed districts that accounts for all of the proposed standards that will impact built
form – including lot coverage, setbacks, height, and floor area ratio. These materials will also serve as the
basis for content that will be posted on the Minneapolis 2040 website and will be used in public meetings
during the 45-day public review period. Staff intends to update these materials as feedback is received
and as draft recommendations evolve.
The diagrams include a map of the geographic distribution of the subject built form district to give a sense
of where those proposed built form regulations will apply. Tables at the top of the pages describe the
proposed FAR, setback, lot coverage, and height regulations for the district. The FAR SketchUp study
shows the achievable building bulk for varying lot configurations in each district in both a plan and axon
view. Note that in some districts the maximum allowable FAR as proposed cannot be achieving without a
height increase. This is due to the related proposed regulations governing lot coverage and setbacks in
Residence and Office Residence districts. An example project is included that was either recently approved
or recently completed to show the general scale of building that will be permitted in the district,
accompanied by some data about the example project.

Feedback Requested
Lot Size
•
•

•

Does the Commission have general feedback about proposed minimum lot sizes?
Interior 2 is the first district that will allow small-scale apartment buildings, but such buildings are
intended to be limited to “larger lots” while at the same time limiting the ability to combine
existing lots into. With this policy guidance, CPED proposes a relatively narrow range between a
9,000 sq. ft. minimum and 12,000 sq. ft. maximum. Are these proposed standards appropriate in
Interior 2?
Does the Commission have feedback about the proposed maximum lot sizes in Interior 3 through
Corridor 6?

Lot Coverage and Impervious Surface
•

Does the Commission have feedback regarding proposed maximum lot coverage and impervious
surface coverage standards? In particular, is the graduated approach to maximums with
underlying residential zoning appropriate for the given built form districts?

Mississippi River Corridor Critical Area
•
•

What is the Commission’s reaction to the proposed integration height regulations and processes
for height increases?
Are the approaches to tiering in the CA-UM, CA-RTC, and CA-UC appropriate?

Yard Requirements
•

•
•

Are the draft corner side, interior side and rear yard requirements in the residential districts in
keeping with the intent of each of the built form districts or should there be differences
between them (Interior versus Corridor districts for example)?
What are thoughts on capping the minimum interior side and rear yard requirements for tall
buildings and the maximum setback suggested by staff?
Thoughts on reducing the base corner side yard requirement below 8 feet?

Site Plan Review
•
•

Is there anything else that should be considered in drafting the recommended standards?
Are there any other standards related to built form that should be considered at this time?

Attachments
•
•
•

Site Plan Review Standards
Mississippi River Critical Area Built Form Zoning Plates
Built Form District Modeling

Draft Additional General Site Plan Review
Standards
The following draft standards relate to building placement,
massing and design as well as pedestrian access and
circulation. The standards are intended to:
•

•

further define the pedestrian experience at the
street by assisting in the creation of an attractive
and animated public realm which provides a safe,
interesting, and comfortable pedestrian experience
that promotes vibrancy and activity throughout the
day and is comfortable year-round.
facilitate pedestrian connections and encourage
placemaking.

Wider Pedestrian Amenity Zone
To achieve a wider sidewalk where right-of-way space for
pedestrians is constrained, require a setback from the
curbline. Because sidewalk widths can vary street-bystreet or block-by-block, a method for defining the
appropriate width will need to be included (should be
identified in the Transportation Action Plan). This standard
should also benefit retail businesses. CPED is considering a
FAR bonus for enhanced public realm, which could include
expanding the width of the public realm 1 and other
improvements.
Top left: The building at Broadway St NE and Marshall St
NE is setback to create a boulevard and buffer zone for
pedestrians.
Top right: The sidewalk should be wider for the pedestrian
traffic at Washington Ave SE and Walnut St SE.
Bottom: The sidewalk adjacent to the building at Huron
Blvd and Essex St SE lacks desired width for pedestrian
amenities.

Public realm (2040 definition: Open spaces (public and semi-public) such as streets, sidewalks, bike paths, parks, and plazas where building interface with public/semi-public open space. Although parking lots could be considered part of the public realm, the intent was
not to include them in the standards. This definition along with any others that are needed in relation to the standards would be added to the site plan review chapter.
1

Buffer Zone for Ground Floor Residential Units
A landscape buffer/comfort zone for ground floor
residential units (common areas could be excluded) in
locations where no yard is required. This standard will
have to ensure that CPTED principals are achieved (e.g.
fences and landscaping are not too tall) and should
consider usable patio/balcony depth.
Top: At Portland Ave and 5th St S, the buffer zone is
provided on one side of the building, but not on the other.
Middle: On the 800 block of Washington Ave N, patios
occupy the buffer zone and are defined by railings.
Bottom: A low wall defines public from private, but still
maintains sightlines at Portland Ave S and 8th St S. The
landscape buffer on the right is narrow for the ground floor
units.
Other examples of ground floor residential units with and
without buffer zones: residential developments in the
Mills District (mix of Public, Office and Institutional and
Destination Mixed Use)

Recessed Ground Floor Walls
Ground floor walls recessed from the floor(s) above
(including colonnaded bases and possibly awnings integral
to the building) and adjacent to or part of the public realm,
would be subject to an appropriate ratio of depth to height
for the recessed area to allow in adequate light and allow
for pedestrian movement if adjacent to the sidewalk.
Colonnades will need to be sufficiently activated. Also how
this would apply to porte-cocheres needs to be considered.
Top: Although the colonnade at 225 S 6th St provides
valuable sheltered bike storage, the space has limited
activity and is too dark. Ground-floor uses are
disconnected from the public sidewalk.
Middle: The recess of the ground floor at LPM Apartments
(14th St W and LaSalle) is proportionate to the height of the
first floor. The recessed wall is lined with glass, contains
multiple entrances, and provides designated areas for
dining and bike storage.
Bottom: The recess of the ground floor at 311 Harvard St
SE also allows for amenity space, including an addition 2-3
feet for a wider sidewalk.
Other examples: 100 Washington Ave S, Xcel Energy on
Nicollet Mall, 465 Nicollet Mall, City Center on Nicollet
Mall, Ameriprise Financial 7th St S between 2nd Ave and 3rd
Ave, Laurel Village 1110 Hennepin Ave, 4 Marq (integral
awnings), and WaHu (Washington Ave SE and Huron Ave
SE).

Maximum Building Wall Length
Apply a maximum building wall length adjacent to the
public realm and require changes in massing to be
informed by the surrounding context and orientation to
the sun. CPED staff is considering similar standards for
deep lots.
Top: A private drive with pedestrian walkways divide the
Mill and Main development resulting in building widths
that do not exceed the typical length of a block. Block-long
buildings are found in this context, but significant recesses
have further broken up the building massing.
Middle: The Marshall (515 14th Ave SE) occupies a site that
exceeds a typical block size. The context includes small to
mid-scale buildings. One part of the development steps
down in height in response to the surrounding context, but
does not significantly break up the building width. The
massing is also oriented east/west.
Bottom: At 515 15th Ave S, the longest part of the building
is adjacent to the street. The context includes large scale
buildings. The massing is generally oriented north/south.
Below: Deep lot examples near Lake St E and Excelsior.

Ground Floor Height
Establish ground floor spaces with a minimum ceiling
height that can be built to accommodate (or adapted to
later):
•
•

retail spaces in destination mixed use areas and
retail or flexible uses at the ground level on goods
and services corridors and in production mixed use
areas.

How much of the ground floor is subject to the minimum
height requirement will need to be considered.
Top: This ground floor space at 2015 Lyndale Ave S may
have insufficient height and depth for long-term flexibility
to promote activity and vibrancy that is desired on a goods
and services corridor.
Bottom: A portion of the ground floor of this building at
Nicollet Ave and 37th St E was designed and built to
accommodate multiple commercial uses.

Limit Ground Floor Separation

Residential Examples

Limit grade separation between ground floor (FFE) and
adjacent sidewalk for nonresidential uses, common
residential areas, and residential units for all buildings.
Create barrier-free access at main entrances.
Residential Examples
Top: There is too much grade separation between the first
floor and the sidewalk at 46th St E and 46th Ave S and 1215
Marshall St NE that lessens comfortability of the public
sidewalk.
Other project where this was an issue: grade separation of
5-6 feet along 14th Ave for 1400 Park (8/29/16 CPC)
Bottom left: Too little separation between the sidewalk
and the ground floor units exist at 1501 Como Ave SE.
While barrier-free individual entrances can allow for
universally designed dwelling units, there should be
elements that define private from public zones.
Bottom right: At 3806 28th Ave S, individual entrances are
within a couple of feet above the sidewalk grade and the
main entrance is barrier-free.
Nonresidential Examples
Top left and right: Stairs and ramps are needed to access
each of the businesses at Broadway Ave and 2nd St NE and
4th St SE and 14th Ave SE
Bottom: The floor heights of these commercial tenants
adjust to the change in grade and are barrier-free at W
Broadway and Penn Ave N.

Nonresidential Examples

Pedestrian Access
•

•

•

The number of entrances in non-residential uses
increase in proportion to the length of the building
and are located along main corridors or at the
street corner.
Entrances are directly accessible and located to
direct pedestrian connections to nearby transit and
other community facilities
Roofs shall be designed to prevent falling ice, snow
and discharge of roof leaders onto entrances and
walkways.

Top: Corner entrance adjacent to a transit stop at Franklin
Ave and Nicollet Ave.
Middle: Multiple entrances for nonresidential uses at
Lumen on Lagoon (2920 Emerson Ave S) on a half-block
long façade facing Lagoon Ave.
Bottom: Multiple entrances for nonresidential uses at The
Walkway (1320 W Lake St) on a block-long façade facing
Girard Ave, which is enhanced with pedestrian
improvements.

Pedestrian Circulation
Where meaningful connections are needed to improve
pedestrian access, through-block, universally accessible
pedestrian connections are provided where a site or block
exceeds a certain width or for a full-block development,
particularly downtown. May be an exterior or interior
connection, if at least semi-public. Clear guidance will
need to be provided, including minimum width, creating a
direct route, lighting, access to natural light, landscaping,
designing for changing seasons, signage that signals the
space is public – or, if semi-public, what hours it is open to
the public active functions (including uses opening out
onto a space) and window requirements. Other
enhancements encouraged (e.g. art, gathering spaces).
Top: The Marshall (515 14th Ave SE) has a pedestrian
through-block connection to connect two streets near the
U of M, however it is narrow and mostly adjacent to
parking. Both access points are shown.
Middle: The private drive and pedestrian walkways create
an open connection between 2nd St SE and Main St at Mill
and Main (“5th Ave SE”). The aerial is shown on page 4.
Below and bottom: A pedestrian promenade was created
by developments along the north side of the Midtown
Greenway.
Other projects with through-block connections: pedestrian
connection through Tower Lofts (700 Washington Ave N)
and Soltva (701 2nd St N)
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INTERIOR 3
BUILT FORM MAP

Base Zoning
District

Base FAR
Maximum

Max FAR
with all
bonuses

Min FAR

R, OR

1.4*

1.6

-

1.6

-

All other
districts

0.6*

1.8

-

1.8

-

STORIES
Max Stories
3

1 Bonus

2 Bonus

3 Bonus

Bonus % of
base

Max/Base

-

14.2%

1.1

-

12.5%

1.13

Max of 1 bonus. Value = 0.2 per bonus

Min Stories

SETBACKS
Front Yard (R,OR)

Side Yards (R,OR)

Rear Yard (R,OR)

1

15 feet

5 feet

5 feet

Front Yard (other) Side Yards (other)
0 feet

5 feet

FAR Recent Averages
(Mean)

FAR Recent Averages
(Median)

FAR Recent High
Approved

Three-story buildings:
1.23

1.2

1.9

Rear Yard (other)

LOT COVERAGE
Max Lot Coverage (R, OR) Max Lot Coverage (other)
60%

0 feet

100%

* 0.5 single family; 0.6 duplex; 0.7 triplex. No bonuses for 1-3 units.
FAR SKETCHUP STUDY
R, OR districts
Plan

EXAMPLE PROJECT
3535 Grand Ave S - Staff report
Axon
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3 lots
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1

Interior 3

Goods & Services
Corridor

home

1

Triplex

family

x
Triple

1

Single family home

Single

1

DESCRIPTION
The Interior 3 district is typically applied in parts of the city
closest to downtown, in the areas in between transit routes.
It is also applied adjacent to select corridors and near METRO
stations, serving as a transition to lower intensity residential
areas.

Axon

Plan

Image: Ryan Companies

s
3 storie

3 stories
1 2 lots

FAR

FAR w/Parking

Lot SF

Building SF

Stories

Units

1.42

Surface parking

15,557 SF

18,933 SF

3

24

Similar existing district: R4 (1.5 FAR)
Axon

Plan
~125’

ots

3l

3 lots

s
lot
12

Built Form Guidance: New and remodeled buildings in the
Interior 3 district should reflect a variety of building types on
both small and moderate-sized lots, including on combined lots.
Building heights should be 1 to 3 stories.

All other districts

Grand Ave S

Base FAR Maximum

Max FAR with all bonuses

Min FAR

1 lot = 5,000 SF
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INTERIOR 3

DRAFT FAR REGULATIONS

CORRIDOR 3

DRAFT FAR REGULATIONS
Base Zoning
District

Base FAR
Maximum

Max FAR
with all
bonuses

Min FAR

R, OR

1.5

2

-

1.75

2

All other
districts

1.75

2.25

-

2

2.25

STORIES
Max Stories

Min Stories

SETBACKS
Front Yard (R,OR)

3

1

15 feet

FAR SKETCHUP STUDY
R, OR districts
Plan
1 2 lots

Side Yards (R,OR)

Rear Yard (R,OR)

5 feet

5 feet

s
3 storie

-

16.67%

1.33

-

14.28%

1.28

Front Yard (other) Side Yards (other)
0 feet

5 feet

FAR Recent Averages
(Mean)

FAR Recent Averages
(Median)

FAR Recent High
Approved

Three-story buildings:
1.23

1.2

1.9

Rear Yard (other)

LOT COVERAGE
Max Lot Coverage (R, OR) Max Lot Coverage (other)
60%

0 feet

100%

s
lot
12

*

*
*
*

3l

*

ots
ots

4l

*

*

5l
ots

*

*Massings show maximum achievable FAR based on setbacks & lot coverage
All other districts
Axon
Plan

Image: DJR Architecture

3 stories
1 2 lots

s
3 storie

FAR

FAR w/Parking

Lot SF

Building SF

Stories

Units

1.42

1.84

15,793SF

29,052 SF

3

16

Similar existing district: R4 (1.5 FAR)
Axon

Plan
~126’

s
lot
12

3 lots

ots

~125’

Ewing Ave S

4l

4 lots

ots
3l

Built Form Guidance: New and remodeled buildings in the
Corridor 3 district should reflect a variety of building types on
both small and moderate-sized lots, including on combined
lots. Building heights should be 1 to 3 stories. Requests to
exceed 3 stories will be evaluated on the basis of whether or
not a taller building is a reasonable means for further achieving
Comprehensive Plan goals.

Max/Base

Axon

DESCRIPTION
The Corridor 3 district is typically applied along transit routes
farther from downtown that are on narrower rights of way, and
serves as a transition between lower intensity residential areas
and areas immediately surrounding METRO stations.

Bonus % of
base

EXAMPLE PROJECT
5048 Ewing Ave S - Staff report

*

5 lots

Goods & Services
Corridor

3 Bonus
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CORRIDOR 4

DRAFT FAR REGULATIONS
Base Zoning
District

Base FAR
Maximum

Max FAR
with all
bonuses

Min FAR

R, OR

2

3

-

2.4

2.8

All other
districts

2.2

3.4

-

2.6

3

STORIES
Max Stories
4

1 Bonus

2 Bonus

3 Bonus

Min Stories

SETBACKS
Front Yard (R,OR)

Side Yards (R,OR)

Rear Yard (R,OR)

1

15 feet

7 feet

7 feet

FAR SKETCHUP STUDY
R, OR districts
Plan

Bonus % of
base

Max/Base

3.2

20%

1.66

3.4

20%

1.60

Max of 3 bonus. Value = 0.4 per bonus

Front Yard (other) Side Yards (other)
0 feet

5 feet

FAR Recent Averages
(Mean)

FAR Recent Averages
(Median)

FAR Recent High
Approved

Four-story buildings:
1.98

2

2.77

Rear Yard (other)

LOT COVERAGE
Max Lot Coverage (R, OR) Max Lot Coverage (other)
70%

0 feet

100%

EXAMPLE PROJECT
3501 2nd Ave S
Axon
CORRIDOR 4

BUILT FORM MAP

4 stories

*

3 lots

*

s

4 storie

*
*

s
lot
12

1 2 lots

*

*

3l
ots

4 lots

ots
Image: Apartments.com

4 stories
*

s
4 storie

*

FAR

FAR w/Parking

Lot SF

Building SF

Stories

Units

2.0

2.32

16,248 SF

37,295 SF

4

49

Similar existing district: C2 (1.7 FAR) or OR2 (2.5 FAR)
Axon

Plan

~128’

s
lot
12

3 lots

ots

4l

2nd Ave S

ots
3l

4 lots

Built Form Guidance: New and remodeled buildings in the
Corridor 4 district should reflect a variety of building types on
both small and moderate-sized lots, including on combined
lots. Building heights should be 1 to 4 stories. Requests to
exceed 4 stories will be evaluated on the basis of whether or
not a taller building is a reasonable means for further achieving
Comprehensive Plan goals.

*

*Massings show maximum achievable FAR based on setbacks & lot coverage
All other districts
Axon
Plan

1 2 lots

The Corridor 4 district is typically applied along high frequency
transit routes farther from downtown, that are on narrower
rights of way, and on select streets with local transit service. It
is also applied near downtown in areas between transit routes,
and serves as a transition between lower intensity residential
areas and areas immediately surrounding METRO stations.

*

5l

DESCRIPTION

5 lots

Goods & Services
Corridor

ots

Parks

*

4l

Corridor 4

*

~126’

~45’

ots

5l

5 lots

*Massings show maximum achievable FAR based on setbacks & lot coverage
Base FAR Maximum

Max FAR with all bonuses

Min FAR

1 lot = 5,000 SF

N
8/6/2020 CoW

CORRIDOR 6

DRAFT FAR REGULATIONS
Base Zoning
District

Base FAR
Maximum

Max FAR
with all
bonuses

Min FAR

R, OR

3

4.95

1

3.65

4.3

All other
districts

3.2

5.15

1

3.85

4.5

STORIES
Max Stories
6

1 Bonus

2 Bonus

3 Bonus

Min Stories

SETBACKS
Front Yard (R,OR)

Side Yards (R,OR)

Rear Yard (R,OR)

2

15 feet

11 feet

11 feet

FAR SKETCHUP STUDY
R, OR districts
Plan
6 stories
2 lots

*

3 lots

*

4 lots

*

Bonus % of
base

Max/Base

4.95

21.66%

1.65

5.15

20.03%

1.61

Max of 3 bonus. Value = 0.65 per bonus

Front Yard (other) Side Yards (other)
0 feet

FAR Recent Averages
(Mean)

FAR Recent Averages
(Median)

FAR Recent High
Approved

Six-story buildings: 3.13

3.1

4.6

Rear Yard (other)

5 feet

LOT COVERAGE
Max Lot Coverage (R, OR) Max Lot Coverage (other)
70%

0 feet

100%

EXAMPLE PROJECT
1400 Nicollet Ave - Staff report
Axon
2 stories

s

2 storie

s
6 storie
*

ots

2l

*
CORRIDOR 6

BUILT FORM MAP

ots

3l

*

4l
ots

*

Parks

*

ots

5l

Goods & Services
Corridor

5 lots

Corridor 6

DESCRIPTION
The Corridor 6 district is typically applied along high frequency
transit routes as well as in areas near METRO stations.

All other districts
Axon

Plan
6 stories

2 stories

Image: Apartments.com

s

6 storie

2 lots

s

2 storie

FAR

FAR w/Parking

Lot SF

Building SF

Stories

Units

3.55

4.1

53,050 SF

190,253 SF

6

232

Similar existing district: C3A (2.7 FAR)

3 lots

Axon

Plan
~320’

ots

2l
ots
3l

4 lots

Built Form Guidance: New and remodeled buildings in the
Corridor 6 district should reflect a variety of building types on
both moderate and large sized lots. Building heights should be
2 to 6 stories. Building heights should be at least 2 stories in
order to best take advantage of the access to transit, jobs, and
goods and services provided by the Corridor 6 district. Requests
to exceed 6 stories will be evaluated on the basis of whether or
not a taller building is a reasonable means for further achieving
Comprehensive Plan goals.

*Massings show maximum achievable FAR based on setbacks & lot coverage

ots

4l

72’
~263’

ots

Nicollet

5l

5 lots
Base FAR Maximum

Max FAR with all bonuses

Min FAR

1 lot = 5,000 SF

N
8/6/2020 CoW

TRANSIT 15

DRAFT FAR REGULATIONS

BUILT FORM MAP

Base Zoning
District

Base FAR
Maximum

Max FAR
with all
bonuses

Min FAR

R, OR

6

8.7

1.5

6.9

7.8

All other
districts

6.2

8.9

1.5

7.1

8

STORIES
Max Stories

1 Bonus

2 Bonus

Min Stories

Side Yards (R,OR)

Rear Yard (R,OR)

4

10 feet

25 feet

25 feet

FAR SKETCHUP STUDY
R, OR districts
Plan
15 stories

Bonus % of
base

Max/Base

8.7

15%

1.45

8.9

14.50%

1.46

Max of 3 bonus. Value = 0.9 per bonus

SETBACKS
Front Yard (R,OR)

15

3 Bonus

Front Yard (other) Side Yards (other)
0 feet

FAR Recent Averages
(Median)

11-15 story buildings:
3.82

Rear Yard (other)

5 feet

FAR Recent High
Approved

3.95 (small sample size) 4.02 (small sample size)

LOT COVERAGE
Max Lot Coverage (R, OR) Max Lot Coverage (other)
80%

0 feet

100%

EXAMPLE PROJECT
811 Washington

Axon
4 stories

FAR Recent Averages
(Mean)

s

15 storie

4 lots

s
4 storie

*

*

*

4l

5 lots

ots

*

*
Goods & Services
Corridor

ots

5l

Parks

*

6 lots

Transit 15

The Transit 15 district is typically applied along high frequency
transit routes, adjacent to METRO stations, in neighborhoods
near downtown, and in downtown.

*Massings show maximum achievable FAR based on setbacks & lot coverage
All other districts
Axon

Plan
15 stories

Image: Marriot.com

s
15 storie

4 stories

s
4 storie

4 lots

FAR

FAR w/Parking

Lot SF

Building SF

Stories

Units

4.02

4.8

SF

SF

14

?

Similar existing district: N/A
Axon

Plan
Wash
in

gton

ots
4l

5 lots

Built Form Guidance: New and remodeled buildings in the
Transit 15 district should reflect a variety of building types on
both moderate and large sized lots. Building heights should be
4 to 15 stories. Building heights should be at least 4 stories in
order to best take advantage of the access to transit, jobs, and
goods and services provided by the Transit 15 district. Requests
to exceed 15 stories will be evaluated on the basis of whether or
not a taller building is a reasonable means for further achieving
Comprehensive Plan goals.

TRANSIT 15

ots

6l

DESCRIPTION

~145’

~236’

ots

5l
ots
6l

6 lots

~323’

Base FAR Maximum

Max FAR with all bonuses

Min FAR

1 lot = 5,000 SF

N
8/6/2020 CoW

CA-ROS Rural and Open Space
35 feet
Built Form Districts and Height:
Parks
2.5 stories, 35 feet

Interior 1

Procedure for Increasing Height:
Requests to increase maximum permitted height beyond 2.5 stories
and 35 feet are required to meet Built Form District administrative
standards and require a variance to exceed 35 feet in the MRCCA.
Variances are required to be evaluated against standard findings and
the additional MRCCA findings.
N/A

Interior 2

N/A

Interior 3

N/A

Corridor 3

N/A

Corridor 4

N/A

Corridor 6

N/A

Transit 10

N/A

Transit 15
15 stories, 210 feet
Transit 20

N/A

Transit 30

N/A

Core 50
No limit
Production
10 stories, 140 feet

N/A

2.5 stories, 35 feet
2.5 stories, 35 feet
3 stories, 42 feet

3 stories, 42 feet
4 stories, 56 feet
6 stories, 84 feet
10 stories, 140 feet

20 stories, 280 feet
30 stories, 420 feet

N/A

N/A

CA-RN River Neighborhood
35 feet
Built Form Districts and Height:
Parks
2.5 stories, 35 feet

Corridor 3

Requests to increase maximum permitted height:
Requests to increase maximum permitted height beyond 2.5 stories
and 35 feet are required to meet Built Form District administrative
standards and require a variance to exceed 35 feet in the MRCCA.
Variances are required to be evaluated against standard findings
and the additional MRCCA findings.
A variance is required to exceed 2.5 stories, or 35 feet in the Built
Form District and 35 feet in the MRCCA. Variances are required to
be evaluated against standard findings and the additional MRCCA
findings.
A variance is required to exceed 2.5 stories, or 35 feet in the Built
Form District and 35 feet in the MRCCA. Variances are required to
be evaluated against standard findings and the additional MRCCA
findings.
A variance is required to exceed 35 feet in the MRCCA and 42 in the
Built Form District. Variances are required to be evaluated against
standard findings and the additional MRCCA findings.
N/A

Corridor 4

N/A

Corridor 6

N/A

Transit 10

N/A

Transit 15
15 stories, 210 feet
Transit 20

N/A

Transit 30

N/A

Core 50
No limit
Production
10 stories, 140 feet

N/A

Interior 1

2.5 stories, 35 feet

Interior 2

2.5 stories, 35 feet

Interior 3

3 stories, 42 feet

3 stories, 42 feet
4 stories, 56 feet
6 stories, 84 feet
10 stories, 140 feet

20 stories, 280 feet
30 stories, 420 feet

N/A

N/A

CA-RTC River Towns and Crossings
48 feet; This district allows MRCCA height to be increased by conditional use permit
Built Form Districts and Height:
Requests to increase maximum permitted height:
Requests to increase maximum permitted height beyond 2.5 stories and 35
Parks
feet are required to meet Built Form District administrative standards and
2.5 stories, 35 feet

Interior 1

require a conditional use permit to exceed 48 feet in the MRCCA.
Conditional use permits are required to be evaluated against standard
findings and the additional MRCCA findings.
N/A

2.5 stories, 35 feet

Interior 2

2.5 stories, 35 feet

Interior 3

3 stories, 42 feet

Corridor 3

A variance is required to exceed 2.5 stories, or 35 feet in the Built Form
District and 48 feet in the MRCCA. Variances are required to be evaluated
against standard findings and the additional MRCCA findings.
While the MRCCA rules allow for a conditional use permit to increase
height, this was not implemented in the MRCCA ordinance in this Built Form
District, because Interior 2 requires a variance to increase height.
A variance is required to exceed 42 feet in the Built Form District and 48
feet in the MRCCA. Variances are required to be evaluated against standard
findings and the additional MRCCA findings.
While the MRCCA rules allow for a conditional use permit to increase
height, this was not implemented in the MRCCA ordinance in this Built Form
District, because Interior 3 requires a variance to increase height.
N/A

3 stories, 42 feet

Corridor 4

4 stories, 56 feet

Corridor 6

6 stories, 84 feet

A conditional use permit is required to exceed 48 feet in the MRCCA.
Conditional use permits are required to be evaluated against standard
findings and the additional MRCCA findings. An increase beyond 56 feet is
also required to meet the Built Form District administrative standards.

N/A

Transit 10

N/A

Transit 15
15 stories, 210 feet
Transit 20

N/A

Transit 30

N/A

Core 50
No limit
Production
10 stories, 140 feet

N/A

10 stories, 140 feet

20 stories, 280 feet
30 stories, 420 feet

N/A

N/A

CA-SR Separated from the River
Underlying zoning determines height limits
Built Form Districts and Height:
Requests to increase maximum permitted height:
Parks
N/A
2.5 stories, 35 feet
A variance is required to exceed 2.5 stories, or 35 feet in the Built Form
Interior 1
2.5 stories, 35 feet

Interior 2

2.5 stories, 35 feet

District. Variances are required to be evaluated against standard findings
and the additional MRCCA findings.

N/A

Interior 3

N/A

Corridor 3

N/A

Corridor 4

Requests to increase maximum permitted height are required to
meet Built Form District administrative standards.
Requests to increase maximum permitted height are required to
meet Built Form District administrative standards.
N/A

3 stories, 42 feet

3 stories, 42 feet
4 stories, 56 feet

Corridor 6

6 stories, 84 feet

Transit 10

10 stories, 140 feet

Transit 15
15 stories, 210 feet
Transit 20

N/A

Transit 30

N/A

Core 50
No limit
Production
10 stories, 140 feet

N/A

20 stories, 280 feet
30 stories, 420 feet

N/A

N/A

CA-UM Urban Mixed 1
35 feet; This district allows MRCCA height to be increased by conditional use permit
Built Form Districts and Height:
Requests to increase maximum permitted height:
An increase in height beyond 2.5 stories and 35 feet is required to meet the
Parks
Built Form District administrative standards. A conditional use permit is also
2.5 stories, 35 feet

required to exceed 35 feet in the MRCCA. Conditional use permits are
required to be evaluated against standard findings and the additional
MRCCA findings.

Interior 1

2.5 stories, 35 feet

Interior 2

2.5 stories, 35 feet

Interior 3

3 stories, 42 feet

A variance is required to exceed 2.5 stories, or 35 feet in the Built Form
District and 35 feet in the MRCCA. Variances are required to be evaluated
against standard findings and the additional MRCCA findings.
While the MRCCA rules allow for a conditional use permit to increase
height, this was not implemented in the MRCCA ordinance for this Built
Form District, because Interior 1 requires a variance to increase height.
A variance is required to exceed 2.5 stories, or 35 feet in the Built Form
District and 35 feet in the MRCCA. Variances are required to be evaluated
against standard findings and the additional MRCCA findings.
While the MRCCA rules allow for a conditional use permit to increase
height, this was not implemented in the MRCCA ordinance for this Built
Form District, because Interior 2 requires a variance to increase height.

N/A

Corridor 3

N/A

Corridor 4

N/A

Corridor 6

N/A

Transit 10

N/A

Transit 15
15 stories, 210 feet
Transit 20

N/A

Transit 30

N/A

Core 50
No limit
Production
10 stories, 140 feet

N/A

3 stories, 42 feet
4 stories, 56 feet
6 stories, 84 feet
10 stories, 140 feet

20 stories, 280 feet
30 stories, 420 feet

N/A

N/A

CA-UM Urban Mixed 2
42 feet; This district allows MRCCA height to be increased by conditional use permit
Built Form Districts and Height:
Requests to increase maximum permitted height:
N/A
Parks
2.5 stories, 35 feet
N/A
Interior 1
2.5 stories, 35 feet

Interior 2

2.5 stories, 35 feet

Interior 3

3 stories, 42 feet

Corridor 3

3 stories, 42 feet

Corridor 4

4 stories, 56 feet

Corridor 6

6 stories, 84 feet

Transit 10

A variance is required to exceed 2.5 stories, or 35 feet in the Built Form
District and 42 feet in the MRCCA. Variances are required to be evaluated
against standard findings and the additional MRCCA findings.
While the MRCCA rules allow for a conditional use permit to increase
height, this was not implemented in the MRCCA ordinance for this Built
Form District, because Interior 1 requires a variance to increase height.
A variance is required to exceed 42 feet in the Built Form District and the
MRCCA. Variances are required to be evaluated against standard findings
and the additional MRCCA findings.
While the MRCCA rules allow for a conditional use permit to increase
height, this was not implemented in the MRCCA ordinance for this Built
Form District, because Interior 1 requires a variance to increase height.
A conditional use permit is required to exceed 42 feet in the MRCCA.
Conditional use permits are required to be evaluated against standard
findings and the additional MRCCA findings. An increase beyond 42 feet is
also required to meet the Built Form District administrative standards.
A conditional use permit is required to exceed 42 feet in the MRCCA
District. Conditional use permits are required to be evaluated against
standard findings and the additional MRCCA findings. An increase beyond
56 feet is also required to meet the Built Form District administrative
standards.
A conditional use permit is required to exceed 42 feet in the MRCCA
District. Conditional use permits are required to be evaluated against
standard findings and the additional MRCCA findings. An increase beyond
84 feet is also required to meet the Built Form District administrative
standards.
N/A

10 stories, 140 feet

Transit 15
15 stories, 210 feet
Transit 20

N/A

Transit 30

N/A

Core 50
No limit
Production
10 stories, 140 feet

N/A

N/A

20 stories, 280 feet
30 stories, 420 feet

N/A

CA-UM Urban Mixed 3
65 feet; This district allows MRCCA height to be increased by conditional use permit
Built Form Districts and Height:
Requests to increase maximum permitted height:
Parks
An increase in height beyond 2.5 stories and 35 feet is required to
2.5 stories, 35 feet
meet the Built Form District administrative standards. A conditional
use permit is also required to exceed 65 feet in the MRCCA.
Conditional use permits are required to be evaluated against
standard findings and the additional MRCCA findings.
Interior 1
N/A
2.5 stories, 35 feet

Interior 2

N/A

Interior 3

N/A

Corridor 3

N/A

Corridor 4

N/A

Corridor 6

A conditional use permit is required to exceed 65 feet in the MRCCA
District. Conditional use permits are required to be evaluated against
standard findings and the additional MRCCA findings. An increase
beyond 84 feet is also required to meet the Built Form District
administrative standards.
N/A

2.5 stories, 35 feet

3 stories, 42 feet

3 stories, 42 feet
4 stories, 56 feet
6 stories, 84 feet

Transit 10

10 stories, 140 feet

Transit 15
15 stories, 210 feet
Transit 20

N/A

Transit 30

N/A

Core 50
No limit
Production
10 stories, 140 feet

N/A

20 stories, 280 feet
30 stories, 420 feet

N/A

N/A

CA-UC Urban Core
Underlying zoning determines height limits
Built Form Districts and Height:
Requests to increase maximum permitted height:
Parks
Requests to increase maximum permitted height are required to
2.5 stories, 35 feet
meet Built Form District administrative standards.
Interior 1
N/A
2.5 stories, 35 feet

Interior 2

N/A

Interior 3

N/A

Corridor 3

N/A

Corridor 4

Requests to increase maximum permitted height are required to
meet Built Form District administrative standards.
Requests to increase maximum permitted height are required to
meet Built Form District administrative standards.
Requests to increase maximum permitted height are required to
meet Built Form District administrative standards.
N/A

2.5 stories, 35 feet

3 stories, 42 feet

3 stories, 42 feet
4 stories, 56 feet

Corridor 6

6 stories, 84 feet

Transit 10

10 stories, 140 feet

Transit 15
15 stories, 210 feet
Transit 20
20 stories, 280 feet

Transit 30

30 stories, 420 feet

Core 50
No limit
Production
10 stories, 140 feet

Requests to increase maximum permitted height are required to
meet Built Form District administrative standards.
Requests to increase maximum permitted height are required to
meet Built Form District administrative standards.
N/A
N/A

