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KICK-OFF & 
LISTENING 
SESSIONS

PUBLIC INPUT 
MEETING

GOAL: Understand the goals and objectives 
to be achieved by the new zoning ordi-

nance through review of the recent com-
prehensive plan and other docuements, 

listening sessions with the community, and 
surveying the physical characteristics of 

the community.

PRODUCT: Development of a short diag-
nostic memo identifying the key attributes 
and outlining the structure of of the new 

zoning code.

GOAL: Dive in and develop fi rst drafts of the 
new zoning code articles and new zoning map. 
A steering committee of community members 
will assist in the initial review and staff will 

take sections of the new map and districts out 
to neighborhoods for informal reviews.

PRODUCT: Ready-for-public-review complete 
DRAFT zoning ordinance and map.

GOAL: Gain community under-
standing and input on the new 

zoning ordinance and map 
through community open houses 

and group meetings.

PRODUCT: Revised draft ordinance 
and map with solid community 

understanding and backing, 
ready for public hearings and the 

adoption process.

GOAL: Adoption of the new 
zoning ordinance and map.

PRODUCT: New zoning or-
dinance and map, adopted 

into law.

WORK GROUP +
BRIEFINGS
MEETINGS

PUBLIC 
HEARINGS

ADOPTIONCOMMUNITY 
OPEN HOUSES
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*We are here!
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GENERAL OBJECTIVES

1.	 Align regulations with plans and policies
•	 Comprehensive plan implementation
•	 Mixed-use neighborhoods, centers, districts
•	 Transit-oriented development

2.	 Balance preservation with adaptation and modernization
•	 Reinforce desired physical character
•	 Accommodate infill, redevelopment and additional housing

3.	 Simplify and modernize
•	 Modern use categories
•	 Clear, well-illustrated regulations
•	 Streamlined procedures
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MODULE 1 RECAP 
ZONES, BUILDING TYPES, USES

ARTICLE 1 INTRODUCTORY PROVISIONS ......................................... 1-1
ARTICLE 2 NEIGHBORHOOD ZONES ..................................................2-1
ARTICLE 3 MIXED-USE ZONES .............................................................3-1
ARTICLE 4 SPECIAL ZONES ..................................................................4-1
ARTICLE 5 PRINCIPAL USES .................................................................5-1
ARTICLE 6 ACCESSORY USES AND STRUCTURES ..........................6-1
ARTICLE 7 BUILDING DESIGN  .............................................................7-1
ARTICLE 8 LANDSCAPE & SITE DESIGN  ............................................8-1
ARTICLE 9 PARKING  ARTICLE 9 ...........................................................9-1
ARTICLE 10 SIGNS  .................................................................................10-1
ARTICLE 11 SUBDIVISION  ................................................................... 12-1
ARTICLE 12 PROCEDURES  .................................................................. 12-1
ARTICLE 13 ADMINISTRATION ............................................................. 13-1
ARTICLE 14 NONCONFORMITIES ........................................................ 14-1
ARTICLE 15 MEASURING & DEFINITIONS  ......................................... 15-1

Chapter 102 | Development Code

iii June 14, 2021 CITY OF HOPKINS MN
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Neighborhoods Centers* Districts
Land Use Classes

Waste and
Energy

Estate
(1-2 du/ac)

Suburban
(2-4 du/ac)

Traditional
Urban
(5-12 du/ac)

General
Urban
(5-40 du/ac)

Neighborhood
Center
(20-50 du/ac)

Activity Center
(20-60 du/ac)

Downtown Center
(20-100 du/ac)

Open and Social
Space

Commerce and
Employment

Business and
Production

Dwelling units per acre (du/ac) for districts allowing residential

*For Activity Center and Downtown Center areas, minimum density 
is 75 du/acre and maximum density is 150 du/acre within one quarter
 (1/4) mile radius of LRT station areas. For reference, 1/4 and 1/2 mile
radii are shown on the map.

ARTICLE 2: NEIGHBORHOOD ZONES

ARTICLE 3: MIXED-USE ZONES

ARTICLE 4: SPECIAL ZONES

FUTURE LAND USE PLAN
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Neighborhoods Centers* Districts
Land Use Classes

Waste and
Energy

Estate
(1-2 du/ac)

Suburban
(2-4 du/ac)

Traditional
Urban
(5-12 du/ac)

General
Urban
(5-40 du/ac)

Neighborhood
Center
(20-50 du/ac)

Activity Center
(20-60 du/ac)

Downtown Center
(20-100 du/ac)

Open and Social
Space

Commerce and
Employment

Business and
Production

Dwelling units per acre (du/ac) for districts allowing residential

*For Activity Center and Downtown Center areas, minimum density 
is 75 du/acre and maximum density is 150 du/acre within one quarter
 (1/4) mile radius of LRT station areas. For reference, 1/4 and 1/2 mile
radii are shown on the map.
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MIXED-USE ZONES
ARTICLE 3: 

1

Building Footprint 
& Siting

Building Height Facade Windows 
& Doors

3-2 Development CodeCITY OF HOPKINS MN

 Article 3. Mixed-Use Zones 
 102-310 Mixed-Use Zones 

DRAFT

102-310 Mixed-Use Zones  102-310

102-310 (a) ZONES ESTABLISHED
The city’s mixed-use zones are listed in Table 3-1. When this 
zoning ordinance refers to “mixed-use” zones, it is referring 
to these zones.

102-310 (b) MIXED-USE ZONE DESCRIPTIONS
(1) MX-TOD, Mixed-Use Transit-Oriented District (TOD) 

Center. The MX-TOD zone is intended for use in close 
proximity to transit stations, where walkable storefronts 
provide shopping and services for residents in the 
center and upper story uses include residences and 
offices. 

(2) MX-D, Mixed-Use Downtown Center. The MX-D 
zone is intended for use specifically in the downtown 
center, specifically along Mainstreet, where walkable 
storefronts provide shopping and services for residents 
and upper story uses include residences and offices. 

(3) MX-N, Mixed-Use Neighborhood Center. The MX-N 
zone is intended for mixed-use, walkable neighborhood 
centers and nodes, lower in scale and intensity than the 
downtown center.

(4) MX-S, Mixed-Use Suburban Center. The MX-S zone 
is intended for mixed-use, regional-scale nodes, 
where residents and visitors may access a mix of 
predominantly commercial uses, including motor 
vehicle-related uses, in a walkable environment.

Table 3-1. Mixed-Use Zones
SYMBOL ZONE NAME
Mixed-Use Zones

MX-TOD Mixed-Use TOD Center

MX-D Mixed-Use Downtown Center

MX-N Mixed-Use Neighborhood Center

MX-S Mixed-Use Suburban Center

Residential-Office Mix Zones

RX-TOD Residential-Office Mix TOD Center

RX-D Residential-Office Mix Downtown Center

RX-N Residential-Office Mix Neighborhood Center

Residential Mix Zones

NX1 Neighborhood Residential Mix

NX2 General Residential Mix

Employment Mix & Industrial Zones

IX-TOD Employment Mix TOD Center

I-TOD Industrial TOD Center

IX-S Employment Mix Suburban Center

Table 3-2. Allowed Building Types by Zone

Building Types

MIXED-USE ZONES

ReferenceMX-TOD MX-D MX-N MX-S RX-TOD RX-D RX-N NX1 NX2 IX-TOD I-TOD IX-S

Storefront Building1 44 44 44 44 – – – – – – – – 102-370

Commercial House – – 44 – – – 44 – – – – – 102-380

General Building – – – – 44 44 44 44 44 44 – 44 102-390

Row Building – – – – 44 44 44 44 44 44 – – 102-3100

Traditional House – – – – – – – 44 00 – – – 102-3110

Workshop-Warehouse – – – – – – – – – 44 44 44 102-3120

Civic Building2 – 00 00 00 00 00 00 00 00 00 – 00 102-3130

KEY:              44 = Allowed                        00 = Allowed with Special Permit 

1 Combined the Commercial Center with the Storefront building to simplify.
2 May not need the civic building (museums, churches, library, community centers) in all of these zones? It would likely be rezoned 
for a public building. 

Storefront BuildingStorefront Building

Allowable Building Area

KEY

Setback Zone

Porch Encroachment Area

Lot Line

Building Setback Line

KEY
Potential Building Footprint

Parking Location

Attached Parking Allowed

Lot Line

Parking Setback Line

Major Accessory Structures & UsesMajor Accessory Structures & Uses

3-9 June 14, 2021 CITY OF HOPKINS MN

DRAFT  Article 3. Mixed-Use Zones 
 102-370 Storefront Building Type  

Figure 3.70-C. Storefront Parking Siting

ZONES

Additional/ReferencesMX-TOD MX-D (B-2) MX-N (B-3) MX-S (B-3/B-4)
120-370 (e) PARKING & ACCESSORY STRUCTURES. See Figure 3.70-C.

uu Parking & Driveway Access Location 
 

 Size 
Number

Off alley or non-front street; if no alley or non-front street exists or is 
planned, off front street is allowed

max. 22 ft. width at sidewalk without median;  
max. 1 access per development per street

An administrative 
exception may be 
approved a different drive 
access configuration.

ii Attached Garage Setback
Attached Garage Door Location

30 ft. min. behind front facade in floors above any basement
Rear, side, non-front street facade

See XXX for garage door 
design.

oo Surface Parking Location Rear yard Rear yard Rear yard, 
limited side 

yard

Rear, limited 
side yard

See XXX for definition of 
yards.  
See XXX for required 
landscape and buffers. 
Limited side yard per 102-
370 (i).(6)

Street Setback No closer to lot line than principal building

Non-Street Setback 3 ft. min. 3 ft. min. 3 ft. min. 3 ft. min.

Accessory Structure Location Rear yard; see accessory structure regulations See Article 6 for 
additional regulations 
governing accessory uses 
and structures. 

KEY:      
44 = Allowed
00 = Requires a Special 
Permit 

Street Setback No closer to lot line than principal building

Non-Street Setback 3 ft. min. 3 ft. min. 3 ft. min. 3 ft. min.

MAJOR ACCESSORY STRUCTURES & USES MX-TOD MX-D (B-2) MX-N (B-3) MX-S (B-3/B-4)
Backyard Cottage – – – –
Outbuildings 44 44 44 44

Drive-Through Facilities – – – 44

Fuel Pumps – – – 44

Parking Structure 44 44 44 44

Outdoor Storage – – – –

Front StreetFront Street Front StreetFront Street

uu

uu

oo

oo

oo oo

ii ii

limited side limited side 
yard parking yard parking 
as allowedas allowed

3-10 Development CodeCITY OF HOPKINS MN

 Article 3. Mixed-Use Zones 
 102-370 Storefront Building Type  

DRAFT

ZONES

Additional/ReferencesMX-TOD MX-D (B-2) MX-N (B-3) MX-S (B-3/B-4)
120-370 (f) HEIGHT. See Figure 3.70-D

1!1! Height 3 stories min.
10 stories max.

2 story min.
4 stories max.

1 story min.
2.5 stories 

max.

1 story min.
4 stories max.

See 102-370 (i) for 
regulations adjacent to N 
zones.

1#1# Ground Story Height 14 ft. min.
18 ft. max.

12 ft. min. 
15 ft. max.

12 ft. min.
15 ft. max.

14 ft. min.
18 ft. max.

Measured floor-to-floor. 
See XXX for measuring 
heights.
See XXX for allowed 
additional height for large 
format stores.

– 12 ft. min. 
height with 
6 ft. height 

parapet

14 ft. min. 
height with 
6 ft. height 

parapet

required  for single story building

1$1$ Upper Story Height 9 ft. min.
14 ft max.

9 ft. min.
12 ft max.

9 ft. min.
12 ft max.

9 ft. min.
14 ft max.

120-370 (g) ROOFS. See Figure 3.70-D

1%1% Roof Types Flat, Parapet Parapet Parapet, 
Pitched

Flat, Parapet, 
Pitched

See XXX for roof types 
and tower regulations

Tower Allowed – – Allowed

Figure 3.70-D. Storefront Building Height

1#1#

1$1$

1$1$

1$1$

1$1$

1!1!

1@1@

1%1%

1%1%

2)2)
Front StreetFront Street
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DRAFT  Article 3. Mixed-Use Zones 
 102-370 Storefront Building Type  

Figure 3.70-E. Storefront Street Facade

ZONES

Additional/ReferencesMX-TOD MX-D (B-2) MX-N (B-3) MX-S (B-3/B-4)

120-370 (h) STREET FACADES. See Figure 3.70-E

1^1^ Ground Story Transparency on Front 
Facades1 

75% min. 65% min. 65% min. 65% min. See XXX for measuring 
transparency.

Measured between 2 ft. and 10 ft. from sidewalk grade.

No bays or 15 ft. wide sections of any story on a front facade 
 may be without transparency

Ground story transparency must extend min. 20 ft. around the  
corner down any street-side facades.

1&1& Transparency: Front Upper Stories 
  Non-Front

20% min.
12% min.

18% min.
15% min.

18% min.
15% min.

18% min.
15% min.

Measured per story, 
includes any half stories, 
visible basement, or full 
floor height towers. See 
XXX for measuring.

No 15 ft. wide sections of any story on a front facade  
may be without transparency

1*1* Building Entrance Location One per every 50 feet of front facade See XXX for measuring.

1(1( Entrance Transition Type Storefront Storefront Storefront Storefront See XXX for entrance 
transition types. 

2)2) Ground Story Elevation Within 30 inches of sidewalk elevation

2!2! Horizontal Divisions with Shadow 
Lines

Within 3 ft. of the top of any story between the basement and 3rd 
story, and at any 5th or higher story

Horizontal shadow lines 
to run a min. 80% of 
length of facade. See 
XXX for definition and 
measuring shadow lines.

2@2@ Vertical Divisions with Shadow Lines One per 
every 60 ft. of 
ground story 
street facade

One per every 45 ft. of ground 
story street facade

One per 
every 60 ft. of 
ground story 
street facade

1 measure to verify

1(1( 1^1^

1%1%

2)2)

1&1&

2!2!

1*1(1*1( 2@2@
Front StreetFront Street

typicaltypical upper storyupper story

upper storyupper story

ground storyground story
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MODULE 2 OVERVIEW
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ARTICLE 3 MIXED-USE ZONES .............................................................3-1
ARTICLE 4 SPECIAL ZONES ..................................................................4-1
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ARTICLE 9 PARKING  ARTICLE 9 ...........................................................9-1
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102-720 (e) PITCHED ROOF TYPE
This roof type is a sloped or pitched roof, where the slope 
occurs on all street and other front facades. Slope is 
measured with the vertical rise divided by the horizontal 
span or run. See XXX Examples of a Pitched Roofs.

(1) Pitch Measure. The roof may not be sloped less than 
a 4:12 (rise:run) or more than 14:12. Slopes less than 4:12 
are permitted to occur on second story or higher roofs. 

(2) Configurations.

a. Hipped, gabled, and a combination of hips and 
gables with or without dormers are allowed. When 
the ridge line runs parallel to any street or other front 
frontage, one of the following must occur:

1. A gabled end or perpendicular ridge line must 
occur at least every 100 feet of roof; or

2. One dormer must be provided for every 15 feet 
of ridge line on any street or front frontage with 
at least one dormer per frontage. 

3. Occupied building space within the roof is 
allowed and counts as a half or full story. See 
XXX definition of half story and any half story 
limitations per the building type regulations. See 
XXX for definition of occupied building space.

b. Butterfly (or inverted gable or V-shaped roof) and 
shed roofs are not allowed, except per the following:

1. A administrative exception is approved. 

2. The butterfly or shed roof must not exceed 8 feet 
in total height, inclusive of overhang.

3. Occupied building space within the roof is 
allowed and counts as a half or full story. See 
XXX definition of half story and any half story 
limitations per the building type regulations. See 
XXX for definition of occupied building space.

c. Mansard are not allowed. Gambrel roofs are allowed, 
provided the following are met: 

1. The main ridge line of the gambrel roof must be 
perpendicular to the front street.

2. Gambrel roofs with the ridge parallel to a side 
street must include one dormer for every 15 
feet of ridge line with at least one dormer per 
frontage. 

Figure 7-A. Examples of Pitched Roof type
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Figure 7-B. Example of a Tower
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102-730 Entrance Types 

102-730 (a) APPLICABILITY
The following entrance type regulations apply to buildings 
in the mixed-use and public-institutional zones. The facade 
regulations for each building type regulate which entrance 
types are allowed on the building types. See Article 2 and 
Article 3 for building types.

102-730 (b) STOREFRONT ENTRANCE TYPE
(1) Recessed Entrance. Where the sidewalk outside 

the storefront is less than 7 feet in width, measured 
perpendicular to the facade, entrances must be 
recessed as follows:

a. The door must be recessed a minimum of 3 feet 
and a maximum of 8 feet deep, measured from the 
main building facade, and may exceed the maximum 
setback regulation.

b. The maximum width of the recess is 10 feet. 

(2) Transparency. A minimum amount of ground story 
storefront glass is required per the building type 
regulations. 

a. The storefront glass must turn the corner of any 
recessed entry as shown in Figure 7-C. 

b. Transom windows above doors are encouraged. 
Transom windows are encouraged to extend along 
all storefront windows.

(3) Clear Windows. Windows must be unobstructed during 
the daytime and evening hours. Displays inside the 
building, viewable from outside the window, may be 
included, but the area on the other side of the window 
display must be occupied building space with daylight 
extending into the space. See XXX for window signs.3

(4) Bulkhead. Where a bulkhead is incorporated, the 
maximum height is 24 inches. A bulkhead is the lower 
set of panels or low wall upon which the storefront 
windows rest. See Figure 7-C. The bulkhead may be 
constructed of wood, metal, stained concrete, spandrel 
glass, or masonry. Concrete masonry units may not be 
exposed.

102-730 (c) STOOP ENTRANCE TYPE
A stoop is a small, open platform that may include a canopy 
or roof cantilevered off the building and may or may not be 
elevated above the sidewalk.

3 Discuss the need for this regulation and the ability to enforce 
it.

BulkheadBulkhead
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Figure 7-C. Example of a Storefront Entrance
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(1) Stoop Size. Stoops must be a minimum of 4 feet wide 
and 3 feet deep.

(2) Ramps. Where feasible, ramps should be incorporated 
at the principal building entrance and designed as an 
integrated part of the stoop, with rails matching any 
provided on steps.

102-730 (d) PORCH ENTRANCE TYPE
A porch is a raised, roofed platform that may or may not 
be enclosed on all sides and may or may not be elevated 
above the sidewalk.

(1) Transparency. If a porch is enclosed, refer to the 
building type for minimum transparency requirements.

(2) Porch Size. The porch shall be a minimum of 5 feet 
deep and 8 feet wide.

(3) Height. Porch may be 2 stories to provide a balcony on 
the second floor.

(4) Ramps.  Where feasible, ramps should be incorporated 
at the principal building entrance and designed as an 
integrated part of the stoop, with rails matching any 
provided on steps.

Visible BasementVisible Basement

Figure 7-E. Example of Stoop Entrance

Figure 7-F. Example of Porch Entrance
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along the perimeter of the building on all street facades and 
other front facades. See Figure 7-A Example of a Parapet 
Roof.

(1) Parapet Height. Height is measured from the top of the 
upper story to the top of the parapet. 

a. Minimum height is 1.5 feet with a maximum height of 
6 feet. Additional height may be approved through a 
administrative exception.

b. A shadow line must be located within 2 feet of the 
top of the uppermost story. See XXX for definition of 
shadow line.

c. A shadow line must be located at the top of the 
parapet. See XXX for definition of shadow line.

(2) Occupied Building Space. Occupied building space 
must not be incorporated behind this roof type. See 
XXX for definition of occupied building space.

(3) Rooftop Appurtenances. With the exception of solar 
panels and small wind, any rooftop appurtenances must 
be located towards the rear or interior of the parapet 
roof. Rooftop appurtenances should be located such 
that the parapet blocks their view from the sidewalk 
across the street or may be located within a tower per 
102-720 (f). See 102-760 for additional regulations of 
mechanical and utility equipment.

Figure 7-A. Example of a Parapet Roof type
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HeightHeight
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102-720 (d) FLAT ROOF TYPE
This roof type is a visibly flat roof with overhanging eaves. 
See Figure 7-B Example of a Tower.

(1) Maximum Slope. The maximum slope is 2:12; however, 
the roof must not appear to be visibly sloped from the 
street or other front frontages.

(2) Eaves. Eaves are required on all street and other front 
frontages. 

a. Eave Depth. Eaves must have a depth of at least 14 
inches. Eave depth is measured from the building 
facade to the outside edge of the eave.  

b. Eave Thickness. Eaves must be a minimum of 6 
inches thick. Eave thickness is measured at the 
outside edge of the eave, from the bottom of the 
eave to the top of the eave. 

(3) Interrupting Vertical Walls. Vertical walls may interrupt 
the flat roof and extend above the top of the eave with 
no discernible roof type. 

a. No more than one-third or 30 feet, whichever is less, 
of any front facade may consist of an interrupting 
vertical wall. 

b. Vertical walls shall extend no more than 8 feet above 
the top of the eave.

(4) Occupied Building Space. Occupied building space 
must not be incorporated behind this roof type, including 
the flat roof and vertical wall. See XXX for definition of 
occupied building space.

(5) Rooftop Appurtenances. With the exception of solar 
panels, rooftop appurtenances may not be located 
on the flat portion of this roof type. Any rooftop 
appurtenances may be located behind the interrupting 
vertical wall with no visibility from the sidewalk across 
the street or may be located within a tower per 102-720 
(f).

Figure 7-B. Example of a Flat Roof type

RoofRoof

Eave Eave 
DepthDepth

Eave Eave 
ThicknessThickness

Vertical Vertical 
Wall PlaneWall Plane

upper floorupper floor

7-3 September 21, 2021 CITY OF HOPKINS MN

DRAFT  Article 7 Building Design  
 102-720 Roof Types 

along the perimeter of the building on all street facades and 
other front facades. See Figure 7-A Example of a Parapet 
Roof.

(1) Parapet Height. Height is measured from the top of the 
upper story to the top of the parapet. 

a. Minimum height is 1.5 feet with a maximum height of 
6 feet. Additional height may be approved through a 
administrative exception.

b. A shadow line must be located within 2 feet of the 
top of the uppermost story. See XXX for definition of 
shadow line.

c. A shadow line must be located at the top of the 
parapet. See XXX for definition of shadow line.

(2) Occupied Building Space. Occupied building space 
must not be incorporated behind this roof type. See 
XXX for definition of occupied building space.

(3) Rooftop Appurtenances. With the exception of solar 
panels and small wind, any rooftop appurtenances must 
be located towards the rear or interior of the parapet 
roof. Rooftop appurtenances should be located such 
that the parapet blocks their view from the sidewalk 
across the street or may be located within a tower per 
102-720 (f). See 102-760 for additional regulations of 
mechanical and utility equipment.

Figure 7-A. Example of a Parapet Roof type
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102-720 (d) FLAT ROOF TYPE
This roof type is a visibly flat roof with overhanging eaves. 
See Figure 7-B Example of a Tower.

(1) Maximum Slope. The maximum slope is 2:12; however, 
the roof must not appear to be visibly sloped from the 
street or other front frontages.

(2) Eaves. Eaves are required on all street and other front 
frontages. 

a. Eave Depth. Eaves must have a depth of at least 14 
inches. Eave depth is measured from the building 
facade to the outside edge of the eave.  

b. Eave Thickness. Eaves must be a minimum of 6 
inches thick. Eave thickness is measured at the 
outside edge of the eave, from the bottom of the 
eave to the top of the eave. 

(3) Interrupting Vertical Walls. Vertical walls may interrupt 
the flat roof and extend above the top of the eave with 
no discernible roof type. 

a. No more than one-third or 30 feet, whichever is less, 
of any front facade may consist of an interrupting 
vertical wall. 

b. Vertical walls shall extend no more than 8 feet above 
the top of the eave.

(4) Occupied Building Space. Occupied building space 
must not be incorporated behind this roof type, including 
the flat roof and vertical wall. See XXX for definition of 
occupied building space.

(5) Rooftop Appurtenances. With the exception of solar 
panels, rooftop appurtenances may not be located 
on the flat portion of this roof type. Any rooftop 
appurtenances may be located behind the interrupting 
vertical wall with no visibility from the sidewalk across 
the street or may be located within a tower per 102-720 
(f).

Figure 7-B. Example of a Flat Roof type
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102-720 (e) PITCHED ROOF TYPE
This roof type is a sloped or pitched roof, where the slope 
occurs on all street and other front facades. Slope is 
measured with the vertical rise divided by the horizontal 
span or run. See XXX Examples of a Pitched Roofs.

(1) Pitch Measure. The roof may not be sloped less than 
a 4:12 (rise:run) or more than 14:12. Slopes less than 4:12 
are permitted to occur on second story or higher roofs. 

(2) Configurations.

a. Hipped, gabled, and a combination of hips and 
gables with or without dormers are allowed. When 
the ridge line runs parallel to any street or other front 
frontage, one of the following must occur:

1. A gabled end or perpendicular ridge line must 
occur at least every 100 feet of roof; or

2. One dormer must be provided for every 15 feet 
of ridge line on any street or front frontage with 
at least one dormer per frontage. 

3. Occupied building space within the roof is 
allowed and counts as a half or full story. See 
XXX definition of half story and any half story 
limitations per the building type regulations. See 
XXX for definition of occupied building space.

b. Butterfly (or inverted gable or V-shaped roof) and 
shed roofs are not allowed, except per the following:

1. A administrative exception is approved. 

2. The butterfly or shed roof must not exceed 8 feet 
in total height, inclusive of overhang.

3. Occupied building space within the roof is 
allowed and counts as a half or full story. See 
XXX definition of half story and any half story 
limitations per the building type regulations. See 
XXX for definition of occupied building space.

c. Mansard are not allowed. Gambrel roofs are allowed, 
provided the following are met: 

1. The main ridge line of the gambrel roof must be 
perpendicular to the front street.

2. Gambrel roofs with the ridge parallel to a side 
street must include one dormer for every 15 
feet of ridge line with at least one dormer per 
frontage. 

Figure 7-A. Examples of Pitched Roof type
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Figure 7-B. Example of a Tower
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$1,000,000.00—$2,000,000.00 of project value in excess of $1,000,000.00  $20,000.00 + 1 percent  

$2,000,000.00—$3,000,000.00 of project value in excess of $2,000,000.00  $30,000.00 + 0.75 percent  

$3,000,000.00—$4,000,000.00 of project value in excess of $3,000,000.00  $37,500.00 + 0.25 percent  

Over $4,000,000.00  1 percent  

  

Documentation showing an estimated dollar amount of landscaping shall be provided to the city prior to 
any approval.  

(b)  Existing materials. In instances where healthy plant materials of acceptable species as determined by the city forester exist 
on a site prior to its development, the application of the standards in this subdivision may be adjusted by the city to allow 
credit for such material, provided that such adjustment is consistent with the intent of this chapter. The city may permit 
the seeding of areas reserved for future expansion of the development if consistent with the intent of this chapter.  

(c)  Preservation. A reasonable attempt shall be made to preserve as many existing trees as is practicable and to incorporate 
them into the site plan. A plan shall be submitted to the city showing the step to be undertaken to preserve the existing 
trees.  

(d)  Size. All new over-story trees shall be balled and burlapped or moved from the growing site by tree spade. Deciduous trees 
shall have a minimum caliper of 2½ inches. Coniferous trees shall be a minimum of six feet in height. Ornamental trees shall 
have a minimum caliper of 1½ inches.  

(e)  Ground cover. All site areas not covered by buildings, sidewalks, parking lots, driveways, patios or similar hard surface 
materials shall be covered with sod or an equivalent ground cover approved by the city. This requirement shall not apply 
to site areas retained in a natural state.  

(f)  Irrigation. In order to provide for adequate maintenance of landscaped areas, an underground sprinkler system shall be 
provided as part of each new development. A sprinkler system shall be provided for all landscaped areas except areas to 
be preserved in a natural state. The sprinkler system is required to have a sensor for an automatic shut-off to prevent the 
system from operating when it is raining.  

(g)  Parking areas. Parking areas shall be landscaped and planted throughout the lot to the extent of at least five percent 
(excluding landscaping abutting the parking area and any public right-of-way) of the actual surfaced area.  

(h)  Internal plans. The landscape plan shall also show the pathway system both interior and exterior, width and materials, 
screening fences with details, lighting system, recreation features, if any.  

Sec. 102-276. - Architectural standards.  
It is not the intent of the city to restrict design freedom unduly when reviewing project architecture in connection with a 

site and building plan. However, it is in the best interest of the city to promote high standards of architecture design and 
compatibility with surrounding structures and neighborhoods.  

(1)  Architectural plans shall be prepared by an architect or other qualified person acceptable to the planning department 
and shall show the following:  

a.  Elevations of all sides of the building;  

b.  Type and color of exterior building materials;  

c.  Typical floor plan;  

d.  Dimensions of all structures; and  

e.  The location of trash containers and of heating, ventilation and air conditioning equipment.  

(2)  All buildings shall be finished on all sides with permanent finished materials of consistent quality. Major exterior 
surfaces of all primary structures shall be face brick, architectural concrete, glass, stucco, synthetic stucco, decorative 
block, or stone. Precast panels and concrete block may be acceptable if incorporated in a building design that is 
compatible with other development throughout the district. The determination if precast panels and concrete block 
are acceptable is in the sole discretion of the planning and zoning commission and city council. A wall surface may 

Chapter 102 - PLANNING AND ZONING | ARTICLE X. - INSTITUTIONAL DISTRICT 
Sec. 102-277. - Other information. 

77 
 

use wood, vinyl, or metal, as accent material, provided they are appropriately integrated into the overall building 
design.  

(3)  All rooftop or ground-mounted mechanical equipment, satellite dish antennas, and exterior trash storage areas shall 
be screened with materials compatible with the principal structure.  

(4)  Underground utilities shall be provided for all new and substantially renovated structures.  

(5)  Accessory structures, either attached or detached from the primary structure, shall be constructed of identical 
materials, style, quality, and appearance as the principal structure.  

(6)  Screen walls, and exposed areas of retaining walls shall be of a similar type, quality, and appearance as the principal 
structure.  

Sec. 102-277. - Other information.  
The staff may require other information to complete the review of a business park. Other requirements may include a 

traffic study, lighting analysis, and a shadow analysis. All studies and analysis will be paid for by the applicant.  

Sec. 102-278. - Lighting.  
A lighting/illumination plan shall be submitted for review. The lighting/illumination plan shall detail the type and quantity 

of the lighting on the site. Plans for site lighting shall be coordinated with the landscape plan for developments within the 
subject area. Such lighting plans shall be designed to avoid any off-site glare from site lighting and any unnecessary light 
trespass. Maximum fixture height shall be compatible with the scale for the development and adjacent landscape features.  

Secs. 102-279—102-304. - Reserved. 

ARTICLE X. - INSTITUTIONAL DISTRICT  
Sec. 102-305. - One- and two-family dwellings.  

One-family detached dwellings and two-family detached dwellings are permitted uses in the Institutional District, but 
subject to all provisions of article V of this chapter applicable thereto, which provisions are incorporated in this section. Public 
or governmental services including city offices, public administration buildings and the like are also permitted uses.  

Sec. 102-306. - Conditional uses within the institutional districts.  
The following are conditional uses in Institutional Zoning Districts and certain of the standards, restrictions and 

requirements applicable to such conditional uses:  

(1)  Schools and all structures, facilities and physical improvements incident or accessory thereto.  

(2)  Religious institutions and all structures, facilities and physical improvements incident or accessory thereto.  

Sec. 102-307. - Expansion, enlargement or modification.  
Any expansion, enlargement or modification of an Institutional use that will result in the demolition or removal of a 

dwelling unit shall be a conditional use requiring a conditional use permit. All conditional uses shall be allowed only upon 
compliance with and fulfillment of all the standards, conditions and requirements stated in section 102-94 and this article.  

Sec. 102-308. - Area and yard limitations.  
Conditional uses permitted in any Institutional District are subject to the following minimum floor and lot area, minimum 

lot width, yard and setback, requirements, and maximum building heights:  

(1)  Front yard: 35 feet.  

(2)  Side yard: 35 feet.  

(3)  Rear yard: 35 feet.  

(4)  Minimum lot size: 20,000 square feet.  

(5)  Lot width: 100 feet.  

(6)  Percent building coverage: 35 percent of lot area.  

(7)  Maximum building height: 35 feet.  

CURRENT REGULATIONS

Chapter 102 - PLANNING AND ZONING | ARTICLE XII. - DEVELOPMENT STANDARDS FOR MIXED USE 
Sec. 102-370. - Exterior. 
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Sec. 102-370. - Exterior.  
The primary exterior treatment of walls facing a public right-of-way or parking lot on a structure shall be brick, cast 

concrete, stone, marble or other material similar in appearance and durability. Regular or decorative concrete block, float finish 
stucco, EIFS-type stucco, cementitious fiber board, or wood clap board may be used on the front facade as a secondary 
treatment or trim but shall not be a primary exterior treatment of a wall facing a public right-of-way.  

Sec. 102-371. - Building orientation.  
(a)  Orientation. Buildings within the mixed use district must be oriented toward the pedestrian by providing a direct link 

between each building and the pedestrian walking system, with emphasis on directing people to a transit station.  

(b)  Facade. The primary street side facade of a building shall not consist of an unarticulated blank wall, flat front facades or an 
unbroken series of garage doors. The front of a building shall be broken up into individual bays of a minimum of 25 feet 
and maximum of 40 feet wide.  

(c)  Blocks. Blocks must not exceed 600 feet in length and must provide pedestrian connectors. These pedestrian connectors 
can be pedestrian easements and pathways or through-building linkages at least every 300 feet.  

(d)  Height. All nonresidential floor space provided on the ground floor of a mixed use building must have a minimum floor-to-
ceiling height of 11 feet.  

Sec. 102-372. - Transparency.  
(a)  Required. A minimum of 60 percent to a maximum of 75 percent of the front street-facing facade between two feet and 

eight feet in height must comprise clear windows that allow views of indoor nonresidential space or product display area. 
Side facades abutting a public right-of-way shall have a minimum of 30 percent clear windows.  

(b)  Height. The bottom edge of any window or product display window used to satisfy the transparency standard of subsection 
(a) of this section may not be more than three feet above the adjacent sidewalk.  

(c)  Display. Product display windows used to satisfy these requirements must have a minimum height of four feet and be 
internally lighted.  

(d)  Windows. Transparent windows allowing visual access into and out of nonresidential buildings shall be required on the first 
floor frontage along the front yard.  

(e)  Fenestration. Thirty percent fenestration for windows above the first floor for all sides that abut a public right-of-way.  

Sec. 102-373. - Sidewalks.  
(a)  Required. Sidewalks shall be constructed along the frontage of all public streets and within and along the frontage of all new 

development or redevelopment.  

(b)  Width. Sidewalks may range in width from a minimum of five feet to a maximum of 20 feet, depending on expected 
pedestrian traffic.  

Sec. 102-374. - Pedestrian/streetscapes.  
(a)  Required. Street trees in grates or planters are required along sidewalks for all new platted streets. Existing streets may not 

allow sufficient right-of-way for street trees. If the existing right-of-way does not allow for street trees, landscaping, trees, 
planters or street furniture will be added to the interior side of the sidewalk where the setback will allow.  

(b)  Improvements. Pedestrian improvements of at least 25 percent of the landscaping budget shall be included in the 
development. These improvements shall create a high quality pedestrian experience through the provision of benches, 
planters, drinking fountains, waste containers, median landscaping, etc. Said improvements shall be on all public streets 
that lead directly to the station.  

(c)  Lighting. Pedestrian-scale light fixtures that shine downward on the sidewalks and walkways shall be no greater than 12 
feet in height and must be provided along all sidewalks and walkways to provide ample lighting during nighttime hours for 
employees, residents, and customers.  

(d)  Maintenance. It shall be the responsibility of the owner of the abutting building to maintain the streetscape.  

Sec. 102-375. - Landscaping.  
All open areas of a lot that are not used or improved for required parking areas and drives shall be landscaped with a 

combination of over-story trees, under-story trees, shrubs, flowers and ground cover materials. The plan for landscaping shall 

MIXED-USE
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(c)  Ground level windows and doors. A minimum of 30 percent of the ground level facade and sides of buildings adjacent to 
public streets shall consist of transparent materials.  

(d)  Rear facade. A minimum of 15 percent of the building's rear facade facing a public right-of-way, parking area, or open space 
shall consist of transparent materials.  

(e)  Glass. Reflective glass is not allowed. Glass tinted more than 40 percent is not allowed.  

Sec. 102-556. - Materials and detailing.  
New buildings and structures, additions and renovations will be constructed to be long lasting and use materials and 

detailing that maintain the distinct character and harmony of the downtown.  

(1)  Materials. The following materials are not allowed on the facades or sides of buildings adjacent to public rights-of-
way:  

a.  Painted concrete block.  

b.  Aluminum, vinyl or fiberglass siding or roofing materials.  

c.  Precast concrete panels.  

(2)  Approval. Any exterior material used in new construction or change in exterior materials on more than 50 percent of 
the front, rear, or side of a building facing a public right-of-way, shall require prior approval of the planning and zoning 
commission and city council for compliance with the requirements of this subsection and the other provisions of this 
chapter.  

Sec. 102-557. - Franchise architecture.  
To maintain the unique character of the city downtown, buildings will not be constructed or renovated using franchise 

architecture. The term "franchise architecture" means building design that is trademarked or identified with a particular 
franchise, chain or corporation and is generic or standard in nature. Franchise architecture is not allowed. Franchises or 
national chains must follow the standards of this article to create a building that is compatible with downtown Hopkins.  

Sec. 102-558. - Streetscape.  
The streetscape will be uniform so that it acts to provide continuity throughout the downtown. When a redevelopment 

project disturbs existing streetscape elements, those items must be replaced with approved city streetscape elements 
compatible with the character of downtown Hopkins.  

Sec. 102-559. - Lighting.  
Lighting in the Overlay District should serve to illuminate facades, entrances, and signage to provide an adequate level of 

personal safety while enhancing the aesthetic appeal of the buildings. Building and signage lighting must be indirect, with the 
light sources hidden from direct pedestrian and motorist view. For exterior sign illumination, shaded gooseneck lamps are 
encouraged.  

Sec. 102-560. - Parking.  
Parking in the Overlay District must adequately serve the users without detracting from the compact design that makes it 

a successful commercial center. Off-street parking must be located in the rear of buildings on Main Street.  

Sec. 102-561. - Exceptions.  
(a)  It is recognized that there may be projects that require a departure from the requirements in this chapter in order to be 

feasible. Possible grounds to be considered in determining possible reasons for granting exceptions to the ordinance are as 
follows:  

(1)  Safety.  

(2)  Unique site or building characteristics.  

(3)  Standards would have a detrimental effect on the use of the property.  

(4)  Public benefit.  

(b)  Financial hardship alone is not a basis to grant an exception. Exceptions will be reviewed by the planning and zoning 
commission with a recommendation to the city council for action. Minor exceptions can be granted on a staff level.  

Secs. 102-562—102-585. - Reserved. 
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Table 7-1. Allowed Major Facade Materials
BUILDING TYPES & ZONES

MAJOR FACADE MATERIAL (alphabetical)

STOREFRONT,  
GENERAL BUILDINGS

COMMERCIAL HOUSE,  ROW 
BUILDING, TRADITIONAL 

HOUSE

WORKSHOP-
WAREHOUSE

CIVIC 
BUILDING

MX-D, MX-N,  
RX-D, RX-N,  

NX2

MX-TOD, 
RX-TOD, 

MX-S

 IX-TOD, 
IX-S MX-N, RX-N, NX1, NX2 IX-TOD, IX-S, 

I-TOD ALL

AA Brick 
full dimensional, economy, unit, face brick

44 44 44 44 44 44

BB Concrete Masonry Units 
architectural, minimum 3” depth, “artisan 
stone” look, varied sizes, (Eschelon Masonry 
or approved equal), “stone” face, “hewn 
stone”, rock cut

– 44 44 – 44 44

CC Fiber Cement Board 
panels, finished lap siding or shingles – – – 44 – 44

DD Glass 
curtain wall – – 44 – 44 44

EE Metal, Architectural 
architectural panel, cladding system (steel, 
titanium, zinc)

– – 44 – 44 44

FF Stone 
natural, units

44 44 44 44 44 44

Stucco 
cement-based, 2-3 layer hard coat – 44 44 – 44 44

GG Vinyl & PVC Siding 
minimum .040 in. thick – – – 44 – –

HH Wood or Composite Wood  
painted, stained, charred, or treated lap 
siding, shingles, board & batten, rainscreen

– – – 44 – –

AA
BB

BB

CCAA
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Table 7-2. Allowed Street Facade Minor Materials
All major facade materials allowed on the building type in the zone per Table 7-1 may be used for minor facade materials, unless otherwise 
listed as prohibited.

MINOR FACADE MATERIAL (alphabetical)

ALLOWED  
ON BUILDING TYPES OTHER LIMITATIONS

MAXIMUM AMOUNT 
ON STREET & OTHER 

FRONT FACADES
Concrete Surfaces 
finished, stained, painted, treated All Below ground floor only 15%

BB

Concrete Masonry Units 
architectural, minimum 3” depth, “artisan stone” 
look, varied sizes, (Eschelon Masonry or approved 
equal), “stone” face, “hewn stone”, rock cut

All – 35% 

JJ
Concrete Masonry Units 
minimum 3” depth, split-faced, burnished/ground 
face, glazed, or honed

Workshop-Warehouse – 35%

CC
Fiber Cement Board  
finished panels All

Major material is required 
at grade up to 2 feet and 

adjacent to entrances
35% 

DD
Glass 
curtain wall

All except Traditional and 
Commercial House – 35%

EE
Metal Architectural 
architectural panel, cladding system (steel, 
titanium, zinc)

All, except buildings in MX-
D, RX-D and all Commercial 
House, Traditional House

Major material is required 
at grade up to 2 feet and 

adjacent to entrances
35%

LL
Stucco 
synthetic or with elastomeric finishes All Only 3rd or higher stories 35% 

Stucco 
cement-based, 2-3 layer hard coat All – 35%

Terra Cotta or Ceramic 
tiles or panels All – 35% 

HH
Wood 
painted, stained, treated, natural, or aged lap 
siding, shingles, board & batten

All – 35% 

II
Wood, Composite 
lap siding, shingles, board & batten, rainscreen 
system

All – 35% 

EE EE
CC DD
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Table 7-3. Allowed Non-Street Facade Materials 
All allowed major facade materials and minor facade materials may be used on 100% of non-street facade, unless otherwise indicated 
below or unless listed as prohibited in Table 7-5.

MINOR FACADE MATERIAL (alphabetical)

ALLOWED  
ON BUILDING TYPES OTHER LIMITATIONS

MAXIMUM 
AMOUNT ON NON-
STREET FACADES

Brick 
thin, veneer All – 100%

Concrete Surfaces 
unfinished , untreated, unstained, unpainted

General and Workshop-
Warehouse buildings in 

IX and I zones only
– 100%

Concrete Surfaces 
finished, stained, painted, treated All – 100%

II
Concrete Masonry Units 
minimum 3” depth, split-faced, burnished/ground 
face, glazed, or honed 

All except Traditional 
and Commercial House, 

Row
– 100%

KK
Glass Block 
clear or patterned units without color All – 30%

LL
Metal, Aluminum Composite 
aluminum composite materials (ACM) or panels 
(ACP)

All except Traditional 
and Commercial House Only 3rd or higher stories 30% 

Metal, Corrugated, Other 
ribbed, corrugated, sheet Workshop-Warehouse – 100% 

Stucco 
synthetic or with elastomeric finishes All Only 3rd or higher stories 30% 

4   |   A RC H I T E C T U R A L  M A S O N RY  P RO D U C T  CATA LO G   

P H O T O 

Shippensburg University Dorm 

Shippensburg, PA  

Colors: A-18 (not shown) & NM-173

I D E A L  F O R 

• Interior & exterior facades

• Adding appeal & uniform finish

• Accent band 

• Natural beauty due to aggregates

II

KK

LL
LL

FF HH

GG

II
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MM

OO

NN
PP QQ

RR

Table 7-4. Allowed Detail & Accent Materials
All allowed major and minor facade materials may be used for 
details, trim, and accents.

MM
Concrete Details 
precast stone ornamentation, lintels, sills, banding, 
columns, beams
Fiber Cement Details 
trim, soffits

NN
Metal Details 
trim, ornamentation, lintels, beams, columns
Wood and Wood Composite Details 
painted/treated trim, soffits, other approved details

OO
Vinyl Details 
limited to soffits, window trim; minimum .04 inches thick

Table 7-5. Prohibited Materials

Fiberglass and Acrylic Panels 
all

QQ
Plastic Panels 
all, including high-density polyethylene and polycarbonate 
panels

RR
Stucco Moldings or Synthetic Stucco Moldings 
trim, sills, cornices, banding, columns, pilasters or other 3 
dimensional details
Wood 
Unfinished, untreated plywood siding or panels
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Metal Awning

Canvas Awning

Balconies: Covers More 
than Allowed Facade Area

Balconies: Extending Off 
(Tacked onto) Facade

Balconies Appropriately Attached to or Incorporated into 
Facade.

NOT 
ALLOWED

Figure 6-L. Examples of Balconies

NOT 
ALLOWED

Figure 6-M. Examples of Awnings
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6.50 Facade Elements 

6.50.1 WINDOWS
Windows on street and other primary facades of all buildings 
must be consistent with the following requirements:

A. Amount. Each building must meet the transparency 
requirements per the building and site regulations. See 
3.0.

B. Recessed. All windows, with the exception of ground 
story storefront systems and glass curtain wall systems, 
must be recessed with the glass a minimum of 1.5 inches 
from the facade surface material or adjacent trim. 

C. Vertically Oriented. A minimum of 70% of street facade 
windows must be individually vertically oriented, but may 
be grouped in a set.  See Figure 6-J.

D. Operable Windows. With the exception of ground 
story storefront glass and glass curtain wall systems, 
a minimum of 70% of all street facade windows on 
all buildings except the Workshop building must be 
operable. Examples include single-hung, double-hung, 
pivot, casement, and awning windows; fixed or picture 
windows are not operable.

E. Visibility Through Glass. Reflective glass and glass 
block are prohibited on street and other primary 
facades. Windows must meet the transmittance and 
reflectance factors established in the transparency 
definition (see 14.20.11). 

F. Expressed Lintels. For masonry construction, the 
expression of lintels must be included above all 
windows and doors by a change in brick coursing or 
by a separate detail or element. See Figure 6-J for 
illustrations of expressed lintels.

G. Garage Doors. Garage doors utilized for patio access, 
open air dining, or display and not utilized for vehicular 
access, may be used for storefronts or other window 
requirements on any building type, provided the doors 
meet the transparency requirements.

H. Unobstructed Windows. Ground story, street-facade 
windows, other than those for residential uses, must 
be unobstructed. Window displays on the inside of 
the building may be used, blocking up to 70% of the 
window area, but the surfaces of windows must be clear. 
The remaining window area must have views into the 
occupied space of the building. See 9.30.5 for window 
signs.

6.50.2 SECURITY GRILLS & BARS
A. Exterior bars and security grills are prohibited on any 

street facade opening.

B. Security grills must be fully retractable and completely 
located within the interior of the building. When 
retracted, the grills must not be visible from the exterior 
of the building. 

6.50.3 SHUTTERS
When shutters, whether functional or not, are utilized on a 
street or other primary facade of any building type except a 
House building type, the shutters must meet the following 
requirements. See Figure 6-K.

A. Size. All shutters must be sized for the windows, so that, 
if the shutters were to be closed, they would not be too 
small for complete coverage of the window.

B. Materials. Shutters must be wood, metal, or fiber 
cement. Synthetic and engineered woods are allowed 
provided that the applicant submits a sample and 
examples of high quality, local installations of the 
material. 

6.50.4 AWNINGS & CANOPIES
Removable awnings and canopies attached to buildings 
must be constructed consistent with the requirements of this 
section. See Figure 6-M for examples of awnings. 

A. Material. All awnings and canopies shall be canvas or 
metal. Plastic awnings are prohibited. 

Figure 6-J. Vertically Oriented Windows with 
Expressed Lintels
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A. Roof or Canopy. The entryway is covered by a roof or 
canopy differentiating it from the overall building roof 
type.

B. Porch. The entryway is through a porch.

C. Sidelights and Transom. Sidelights or transom windows 
are included around the entryway.

D. Articulation. The entryway is included in a separate bay 
of the building that extends up at least 2 stories or in a 
recessed bay with a change in material. 

E. Other Methods. Other structural methods of 
substantially differentiating the entrance from the facade 
similar in scope to the examples of this section, not 
including paint, trim, or materials.

6.50.7 ARCADE DESIGN
The following requirements apply to arcades. An arcade is a 
covered pedestrian walkway within the recess of a ground 
story. See Figure 6-O. 

A. Intent. Arcades on street facades are intended to be 
scaled appropriately and comfortably for pedestrians, 
providing some protection from inclement weather.

B. Depth. An open-air walkway must be recessed from the 
principal facade of the building a minimum of 8 feet and 
a maximum of 15 feet.

C. Build-to Zone. When the arcade is utilized, the outside 
face of the arcade must be considered the primary 
facade, located within the required build-to zone.

D. Column Spacing. Columns must be spaced between 10 
feet and 20 feet on center. 

E. Column Width. Columns must be a minimum of 1 foot 
and a maximum 3 feet in width. 

F. Arcade Openings. Openings must not be flush with 
interior arcade ceiling and may be arched or straight.

G. Horizontal Facade Division. A horizontal shadow line 
shall define the ground story facade from the upper 
stories. 

6.50.8 GROUND STORY AT SLOPING FACADES
Grade transitions on any building along a significantly sloped 
sidewalk or street must be designed to minimize blank walls 
and maximize pedestrian-scale frontages between waist and 
eye level. See Figure 6-P for examples of positive facades 
along slopes.

A. Storefronts. The following regulations apply to 
storefront facades along sloping streets:

sidewalksidewalk

Arcade OpeningArcade Opening

Recessed or Recessed or 
Interior FaceInterior Face

Column Column 
WidthWidth

Shadow lineShadow line

BaseBase

Figure 6-N. Examples of Defined Principal Entryways

Figure 6-O.  Example of Arcade
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include ground cover, bushes, shrubbery, trees, sculptures, fountains, decorative walks or other similar site design features or 
materials. The following table is a minimum value for the landscaping:  

Project Value  Minimum  

Below $1,000,000.00  2 percent  

$1,000,000.00—$2,000,000.00 of project value in excess of $1,000,000.00  $20,000.00 + 1 percent  

$2,000,000.00—$3,000,000.00 of project value in excess of $2,000,000.00  $30,000.00 + 0.75 percent  

$3,000,000.00—$4,000,000.00 of project value in excess of $3,000,000.00  $37,500.00 + 0.25 percent  

Over $4,000,000.00 value in excess of $4,000,000.00  1 percent + .10 percent of project  

  

(1)  Documentation showing an estimated dollar amount of landscaping shall be provided to the city prior to any approval.  

(2)  All new over-story trees shall be balled and burlapped or moved from the growing site by tree spade. Deciduous trees 
shall have a minimum caliper of 2.5 inches. Coniferous trees shall be a minimum caliper of 1.5 inches.  

(3)  All site areas not covered by buildings, sidewalks, parking lots, driveways, patios or similar hard surface materials shall 
be covered with sod or an equivalent ground cover approved by the city. This requirement shall not apply to site 
areas retained in a natural state.  

(4)  An underground sprinkler system shall be provided as part of each new development. A sprinkler system shall be 
provided for all landscaped areas except areas to be preserved in a natural state. The sprinkler system is required to 
have a sensor for an automatic shut-off to prevent the system from operating when it is raining.  

Sec. 102-376. - Indoor/outdoor operations.  
All permitted uses in the mixed use district must be conducted within a completely enclosed building unless permitted by 

a conditional use permit. This requirement does not apply to off-street parking or loading areas, automated teller machines, or 
outdoor seating area, alone or in connection with restaurants.  

Sec. 102-377. - Wall signs.  
(a)  Limitations. Each tenant other than those in multi-tenant buildings may have one flat wall sign, not extending more than 18 

inches from the face of the building, except that such signage may extend from the face of the roof over a covered walk. 
Such wall signs shall not exceed two times of the linear frontage of the wall to which the business is located, to a maximum 
of 96 square feet. Signs shall not be internally illuminated.  

(b)  Canopies and awnings. The design of canopies shall be in keeping with the overall building design in terms of location, size, 
and color. No canopies with visible wall hangers shall be permitted. Signage on canopies maybe substituted for allowed 
building signage and shall be limited to 25 percent of the canopy area. Canopies shall not be internally illuminated.  

(c)  Projecting. Projecting signs will have a maximum size of 12 square feet and a maximum width of three feet. Projecting signs 
cannot extend beyond the first floor of the building. No less than ten feet of clearance shall be provided between the 
sidewalk surface and the lowest point of the projecting sign. Maximum distance between sign and building face is one foot.  

(d)  Monument signs. One monument sign shall be permitted for each multi-tenant building provided the surface area of the 
sign does not exceed two square feet per front foot of lot. No sign shall be over 150 square feet, 20 feet in height and have 
a setback in no case less than 20 feet from the property lines.  

Sec. 102-378. - Drive-through.  
A one-lane drive-through may be permitted with a conditional use permit. The applicant must show that the drive-

through is an integral part of the building and the traffic and queuing will not interfere with the pedestrian experience.  

Sec. 102-379. - Urban Neighborhood (UN).  
(a)  Location This area is primarily located around the Blake Transit Station. The Urban Neighborhood District is intended 

primarily for mixed pedestrian-scaled, neighborhood-serving, nonresidential uses and high density residential uses in the 
same structure or in close proximity to one another. Nonresidential uses may include small-scale retail, service, and 
professional offices that provide goods and services to the residents of the surrounding neighborhood.  
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Sec. 102-370. - Exterior.  
The primary exterior treatment of walls facing a public right-of-way or parking lot on a structure shall be brick, cast 

concrete, stone, marble or other material similar in appearance and durability. Regular or decorative concrete block, float finish 
stucco, EIFS-type stucco, cementitious fiber board, or wood clap board may be used on the front facade as a secondary 
treatment or trim but shall not be a primary exterior treatment of a wall facing a public right-of-way.  

Sec. 102-371. - Building orientation.  
(a)  Orientation. Buildings within the mixed use district must be oriented toward the pedestrian by providing a direct link 

between each building and the pedestrian walking system, with emphasis on directing people to a transit station.  

(b)  Facade. The primary street side facade of a building shall not consist of an unarticulated blank wall, flat front facades or an 
unbroken series of garage doors. The front of a building shall be broken up into individual bays of a minimum of 25 feet 
and maximum of 40 feet wide.  

(c)  Blocks. Blocks must not exceed 600 feet in length and must provide pedestrian connectors. These pedestrian connectors 
can be pedestrian easements and pathways or through-building linkages at least every 300 feet.  

(d)  Height. All nonresidential floor space provided on the ground floor of a mixed use building must have a minimum floor-to-
ceiling height of 11 feet.  

Sec. 102-372. - Transparency.  
(a)  Required. A minimum of 60 percent to a maximum of 75 percent of the front street-facing facade between two feet and 

eight feet in height must comprise clear windows that allow views of indoor nonresidential space or product display area. 
Side facades abutting a public right-of-way shall have a minimum of 30 percent clear windows.  

(b)  Height. The bottom edge of any window or product display window used to satisfy the transparency standard of subsection 
(a) of this section may not be more than three feet above the adjacent sidewalk.  

(c)  Display. Product display windows used to satisfy these requirements must have a minimum height of four feet and be 
internally lighted.  

(d)  Windows. Transparent windows allowing visual access into and out of nonresidential buildings shall be required on the first 
floor frontage along the front yard.  

(e)  Fenestration. Thirty percent fenestration for windows above the first floor for all sides that abut a public right-of-way.  

Sec. 102-373. - Sidewalks.  
(a)  Required. Sidewalks shall be constructed along the frontage of all public streets and within and along the frontage of all new 

development or redevelopment.  

(b)  Width. Sidewalks may range in width from a minimum of five feet to a maximum of 20 feet, depending on expected 
pedestrian traffic.  

Sec. 102-374. - Pedestrian/streetscapes.  
(a)  Required. Street trees in grates or planters are required along sidewalks for all new platted streets. Existing streets may not 

allow sufficient right-of-way for street trees. If the existing right-of-way does not allow for street trees, landscaping, trees, 
planters or street furniture will be added to the interior side of the sidewalk where the setback will allow.  

(b)  Improvements. Pedestrian improvements of at least 25 percent of the landscaping budget shall be included in the 
development. These improvements shall create a high quality pedestrian experience through the provision of benches, 
planters, drinking fountains, waste containers, median landscaping, etc. Said improvements shall be on all public streets 
that lead directly to the station.  

(c)  Lighting. Pedestrian-scale light fixtures that shine downward on the sidewalks and walkways shall be no greater than 12 
feet in height and must be provided along all sidewalks and walkways to provide ample lighting during nighttime hours for 
employees, residents, and customers.  

(d)  Maintenance. It shall be the responsibility of the owner of the abutting building to maintain the streetscape.  

Sec. 102-375. - Landscaping.  
All open areas of a lot that are not used or improved for required parking areas and drives shall be landscaped with a 

combination of over-story trees, under-story trees, shrubs, flowers and ground cover materials. The plan for landscaping shall 
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$1,000,000.00—$2,000,000.00 of project value in excess of $1,000,000.00  $20,000.00 + 1 percent  

$2,000,000.00—$3,000,000.00 of project value in excess of $2,000,000.00  $30,000.00 + 0.75 percent  

$3,000,000.00—$4,000,000.00 of project value in excess of $3,000,000.00  $37,500.00 + 0.25 percent  

Over $4,000,000.00  1 percent  

  

Documentation showing an estimated dollar amount of landscaping shall be provided to the city prior to 
any approval.  

(b)  Existing materials. In instances where healthy plant materials of acceptable species as determined by the city forester exist 
on a site prior to its development, the application of the standards in this subdivision may be adjusted by the city to allow 
credit for such material, provided that such adjustment is consistent with the intent of this chapter. The city may permit 
the seeding of areas reserved for future expansion of the development if consistent with the intent of this chapter.  

(c)  Preservation. A reasonable attempt shall be made to preserve as many existing trees as is practicable and to incorporate 
them into the site plan. A plan shall be submitted to the city showing the step to be undertaken to preserve the existing 
trees.  

(d)  Size. All new over-story trees shall be balled and burlapped or moved from the growing site by tree spade. Deciduous trees 
shall have a minimum caliper of 2½ inches. Coniferous trees shall be a minimum of six feet in height. Ornamental trees shall 
have a minimum caliper of 1½ inches.  

(e)  Ground cover. All site areas not covered by buildings, sidewalks, parking lots, driveways, patios or similar hard surface 
materials shall be covered with sod or an equivalent ground cover approved by the city. This requirement shall not apply 
to site areas retained in a natural state.  

(f)  Irrigation. In order to provide for adequate maintenance of landscaped areas, an underground sprinkler system shall be 
provided as part of each new development. A sprinkler system shall be provided for all landscaped areas except areas to 
be preserved in a natural state. The sprinkler system is required to have a sensor for an automatic shut-off to prevent the 
system from operating when it is raining.  

(g)  Parking areas. Parking areas shall be landscaped and planted throughout the lot to the extent of at least five percent 
(excluding landscaping abutting the parking area and any public right-of-way) of the actual surfaced area.  

(h)  Internal plans. The landscape plan shall also show the pathway system both interior and exterior, width and materials, 
screening fences with details, lighting system, recreation features, if any.  

Sec. 102-276. - Architectural standards.  
It is not the intent of the city to restrict design freedom unduly when reviewing project architecture in connection with a 

site and building plan. However, it is in the best interest of the city to promote high standards of architecture design and 
compatibility with surrounding structures and neighborhoods.  

(1)  Architectural plans shall be prepared by an architect or other qualified person acceptable to the planning department 
and shall show the following:  

a.  Elevations of all sides of the building;  

b.  Type and color of exterior building materials;  

c.  Typical floor plan;  

d.  Dimensions of all structures; and  

e.  The location of trash containers and of heating, ventilation and air conditioning equipment.  

(2)  All buildings shall be finished on all sides with permanent finished materials of consistent quality. Major exterior 
surfaces of all primary structures shall be face brick, architectural concrete, glass, stucco, synthetic stucco, decorative 
block, or stone. Precast panels and concrete block may be acceptable if incorporated in a building design that is 
compatible with other development throughout the district. The determination if precast panels and concrete block 
are acceptable is in the sole discretion of the planning and zoning commission and city council. A wall surface may 
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(c)  Ground level windows and doors. A minimum of 30 percent of the ground level facade and sides of buildings adjacent to 
public streets shall consist of transparent materials.  

(d)  Rear facade. A minimum of 15 percent of the building's rear facade facing a public right-of-way, parking area, or open space 
shall consist of transparent materials.  

(e)  Glass. Reflective glass is not allowed. Glass tinted more than 40 percent is not allowed.  

Sec. 102-556. - Materials and detailing.  
New buildings and structures, additions and renovations will be constructed to be long lasting and use materials and 

detailing that maintain the distinct character and harmony of the downtown.  

(1)  Materials. The following materials are not allowed on the facades or sides of buildings adjacent to public rights-of-
way:  

a.  Painted concrete block.  

b.  Aluminum, vinyl or fiberglass siding or roofing materials.  

c.  Precast concrete panels.  

(2)  Approval. Any exterior material used in new construction or change in exterior materials on more than 50 percent of 
the front, rear, or side of a building facing a public right-of-way, shall require prior approval of the planning and zoning 
commission and city council for compliance with the requirements of this subsection and the other provisions of this 
chapter.  

Sec. 102-557. - Franchise architecture.  
To maintain the unique character of the city downtown, buildings will not be constructed or renovated using franchise 

architecture. The term "franchise architecture" means building design that is trademarked or identified with a particular 
franchise, chain or corporation and is generic or standard in nature. Franchise architecture is not allowed. Franchises or 
national chains must follow the standards of this article to create a building that is compatible with downtown Hopkins.  

Sec. 102-558. - Streetscape.  
The streetscape will be uniform so that it acts to provide continuity throughout the downtown. When a redevelopment 

project disturbs existing streetscape elements, those items must be replaced with approved city streetscape elements 
compatible with the character of downtown Hopkins.  

Sec. 102-559. - Lighting.  
Lighting in the Overlay District should serve to illuminate facades, entrances, and signage to provide an adequate level of 

personal safety while enhancing the aesthetic appeal of the buildings. Building and signage lighting must be indirect, with the 
light sources hidden from direct pedestrian and motorist view. For exterior sign illumination, shaded gooseneck lamps are 
encouraged.  

Sec. 102-560. - Parking.  
Parking in the Overlay District must adequately serve the users without detracting from the compact design that makes it 

a successful commercial center. Off-street parking must be located in the rear of buildings on Main Street.  

Sec. 102-561. - Exceptions.  
(a)  It is recognized that there may be projects that require a departure from the requirements in this chapter in order to be 

feasible. Possible grounds to be considered in determining possible reasons for granting exceptions to the ordinance are as 
follows:  

(1)  Safety.  

(2)  Unique site or building characteristics.  

(3)  Standards would have a detrimental effect on the use of the property.  

(4)  Public benefit.  

(b)  Financial hardship alone is not a basis to grant an exception. Exceptions will be reviewed by the planning and zoning 
commission with a recommendation to the city council for action. Minor exceptions can be granted on a staff level.  

Secs. 102-562—102-585. - Reserved. 

CURRENT REGULATIONS

MIXED-USE
BUSINESS PARK
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LANDSCAPE & SITE DESIGN
Article 8 
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Figure 8-A.  Frontage Buffer Plan & Section

102-8110 Frontage Buffer 

102-8110 (a) INTENT
To lessen the visual impact of on-site vehicular parking, 
loading, and other activities from the street.

102-8110 (b) APPLICABILITY
The frontage buffer is required on all lots for all building 
types in all zones, except N and NX1 zones, per the 
following:

(1) Vehicular Areas along Street Frontages. Along the 
perimeter of any off-street surface parking, driveway, 
loading, or other vehicular areas fronting a street right-
of-way, not including along any alley.

(2) Vehicular Areas along Open Space. Along the 
perimeter of any off-street surface parking, driveway, or 
loading areas fronting or within a P1 zone or other open 
or civic space.

(3) Outdoor Storage in Street Yards. Along the perimeter 
of any outdoor storage areas defined in 102-6180 
located in a street yard or a yard facing an open or civic 
space. See 102-8110 (c) for exceptions to requirements 
specific to this use. 

(4) Vehicle Sales Lots. Along the perimeter of any vehicle 
sales lots defined in 102-540 (l) fronting a street right-
of-way or open or civic space. See 102-8110 (c for 
exceptions to requirements specific to this use.

(5) Exceptions. An administrative exception may be 
approved for...6 

102-8110 (c) REQUIREMENTS
Refer to Figure 8-A for illustration of these requirements.

(1) Buffer Depth. The required buffer area must be a 
minimum 7 feet in depth, measured from the street-
facing lot line into the lot. When a building is located on 
the lot adjacent to the vehicular area, the buffer depth 
must be measured 7 feet from the street facade of the 
building back.

(2) Buffer Location. The required buffer area must extend 
the width of the vehicular area, but may allow for the 
perpendicular crossing of driveways and walkways.

(3) Fence. A continuous fence is required in the frontage 
buffer for all uses except for vehicle sales uses.

a. Fence Location. A continuous fence is required, 
located 2 feet from the back of curb or edge of 
the vehicular area into the buffer. One pedestrian 

6 Other potential exceptions?

opening, maximum 4 feet in width, is permitted for 
every 30 feet of fence.

b. Fence Materials. The fence must be black, gray, 
or dark green aluminum, steel or colored PVC. 
Masonry columns (maximum 2.5 feet in width) and 
base (maximum 18” in height) are allowed, but not 
required. Other fence materials may be submitted for 
an administrative exception.

c. Fence Height.  The fence must be a minimum of 3 
feet and a maximum of 4 feet in height. For outdoor 
storage uses in I zones, up to 6 feet in height is 
allowed and up to 8 feet allowed with an approved 
administrative exception�

8-11 September 21, 2021 CITY OF HOPKINS MN

DRAFT  Article 8 Landscape & Site Design  
 102-8110 Frontage Buffer  

(1) Intent. The heavy buffer is intended for use in special 
instances where extensive screening of both visual and 
noise impacts is needed to protect abutting uses.

(2) Buffer Depth. A minimum 7.5-foot width buffer, 
measured from the lot line onto the subject lot, is 
required. See 102-850 for required ground vegetation.

(3) Privacy Wall Option. A minimum 6-foot, maximum 
8-foot high opaque, masonry wall screening the activity. 
Concrete panels and concrete masonry units are not 
allowed, except faced on all sides with brick or stone. 
See 102-850 for required ground vegetation.

(4) Landscape Option. The following elements must be 
included within the buffer. See Figure 8-D for illustration.

a� Fence and Hedge� An open picket steel or PVC 
fence, minimum 6-foot in height, black, gray, or dark 

green in color� The fence must be a minimum of 
25 percent and a maximum of 60 percent opaque� 
Masonry columns (maximum 2�5 feet in width) and 
base (maximum 18 inches in height) are allowed, but 
not required�

b� Shade Trees� Medium or large shade trees are 
required at a minimum of 40 feet on center, with at 
least one shade tree required for each segment of 
buffer�

c. Hedge. A continuous hedge is required, consisting 
of a double row of evergreen shrubs with a minimum 
mature width of 24 inches each, spaced no more 
than 36 inches on center, and height maintained 
between 48 and 72 inches.
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8-14 Development CodeCITY OF HOPKINS MN

 Article 8 Landscape & Site Design  
 102-8120 Side and Rear Buffers  

DRAFT

STREET TREES &  
FRONTAGE BUFFERS

SIDE & REAR 
BUFFERS

•	Existing Tree 
Preservation

•	Streetscape
•	Site Trees
•	Ground 

Vegetation 
(grasses &  
shrub beds)

•	Parking Lot 
Plantings
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SUBDIVISION DESIGN/IMPROVEMENTS
ARTICLE 11

102-1110	 General  �102-1110 ��������������������������������������������������������������������������������������   11-2
102-1120	 Comprehensive Plan �102-1120 ���������������������������������������������������������������   11-2
102-1130	 Improvements �102-1130 ���������������������������������������������������������������������������   11-2
102-1140	 Streets �102-1140 ����������������������������������������������������������������������������������������   11-2
102-1150	 Sidewalks �102-1150 ����������������������������������������������������������������������������������   11-4
102-1160	 Pedestrian Ways �102-1160 �����������������������������������������������������������������������   11-4
102-1170	 Water Supply �102-1170 ����������������������������������������������������������������������������   11-4
102-1180	 Sewage Disposal �102-1180 ����������������������������������������������������������������������   11-4
102-1190	 Drainage �102-1190 ������������������������������������������������������������������������������������   11-4
102-11100	 Easements �102-11100 ���������������������������������������������������������������������������������   11-4
102-11110	 Street Trees �102-11110 �������������������������������������������������������������������������������   11-4
102-11120	 Street Names �102-11120 ����������������������������������������������������������������������������   11-5
102-11130	 Blocks �102-11130 ����������������������������������������������������������������������������������������   11-5
102-11140	 Lots �102-11140 ���������������������������������������������������������������������������������������������   11-5
102-11150	 Parkland Dedication �102-11150 ����������������������������������������������������������������   11-5
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FLOOD HAZARD AREAS
ARTICLE 12

102-1210	 General Provisions �102-1210 ������������������������������������������������������������������   12-2
102-1220	 Districts Established ���������������������������������������������������������������   12-5
102-1230	 Generally Applicable Regulations �����������������������������������������   12-5
102-1240	 Floodway District (FW) �����������������������������������������������������������   12-6
102-1250	 Flood Fringe District (FF) �������������������������������������������������������   12-7
102-1260	 General Floodplain District (GF) ��������������������������������������������   12-8
102-1270	 Subdivisions and Developments �������������������������������������������   12-9
102-1280	 Utility & Transportation Facilities ������������������������������������������   12-9
102-1290	 Manufactured Homes and RVs ���������������������������������������������  12-10
102-12100	 Administration ������������������������������������������������������������������������  12-10
102-12110	 Nonconformities ���������������������������������������������������������������������  12-13
102-12120	 Violations and Penalties ��������������������������������������������������������  12-13
102-12130	 Amendments ���������������������������������������������������������������������������  12-13

Based on Minnesota Department of Natural 
Resources (MDNR) Model Floodplain 
Ordinance
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STORMWATER MANAGEMENT
ARTICLE 13

102-1310	 General Provisions �102-1310 ������������������������������������������������������������������   13-2
102-1320	 Stormwater Management Plans �102-1320 �������������������������������������������   13-3
102-1330	 Maintenance Agreements �102-1330 �����������������������������������������������������   13-4
102-1340	 Approval Standards �102-1340 ����������������������������������������������������������������   13-5
102-1350	 Protection of Drainage Facilities �102-1350 ������������������������������������������   13-6
102-1360	 Enforcement �102-1360 ����������������������������������������������������������������������������   13-6

Based on existing Article XIV, with no 
substantive changes
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NONCONFORMITIES
ARTICLE 16

•	 Reorganization

•	 Substantial editing (for clarity)

•	Adjustments for consistency with state law

102-1610	 General � �102-1610 �������������������������������������������������������������������������������������   16-2
102-1620	 Nonconforming Lots� �102-1620 ���������������������������������������������������������������   16-2
102-1630	 Nonconforming Uses �� �102-1630 ��������������������������������������������������������������   16-2
102-1640	 Nonconforming Structures � �102-1640 ����������������������������������������������������   16-3
102-1650	 Loss of Nonconforming Status ����������������������������������������������   16-3
102-1660	 Nonconforming Signs � �102-1660 ������������������������������������������������������������   16-3
102-1670	 Nonconforming Development Features� �102-1670 ������������������������������   16-3
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KICK-OFF & 
LISTENING 
SESSIONS

PUBLIC INPUT 
MEETING

GOAL: Understand the goals and objectives 
to be achieved by the new zoning ordi-

nance through review of the recent com-
prehensive plan and other docuements, 

listening sessions with the community, and 
surveying the physical characteristics of 

the community.

PRODUCT: Development of a short diag-
nostic memo identifying the key attributes 
and outlining the structure of of the new 

zoning code.

GOAL: Dive in and develop fi rst drafts of the 
new zoning code articles and new zoning map. 
A steering committee of community members 
will assist in the initial review and staff will 

take sections of the new map and districts out 
to neighborhoods for informal reviews.

PRODUCT: Ready-for-public-review complete 
DRAFT zoning ordinance and map.

GOAL: Gain community under-
standing and input on the new 

zoning ordinance and map 
through community open houses 

and group meetings.

PRODUCT: Revised draft ordinance 
and map with solid community 

understanding and backing, 
ready for public hearings and the 

adoption process.

GOAL: Adoption of the new 
zoning ordinance and map.

PRODUCT: New zoning or-
dinance and map, adopted 

into law.

WORK GROUP +
BRIEFINGS
MEETINGS

PUBLIC 
HEARINGS

ADOPTIONCOMMUNITY 
OPEN HOUSES
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Hearings & Adoption

KICK-OFF & 
LISTENING 
SESSIONS

PUBLIC 
MEETING

WORKING GROUP 
MEETINGS

PUBLIC OPEN 
HOUSE

PUBLIC 
HEARINGS

ADOPTION

WHERE DO WE GO FROM HERE?

•	 Module 3: Nov-Dec 2021 (Parking, Signs, Administration, et. al.)

•	 Consolidated draft (w/ equity-focused changes): Q1 2022

•	 Public Review Draft: Q1 2022 (March Open House?)

•	 Hearings/Adoption: Q2 2022
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THANK YOU!




