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Roll Call
1. Agenda
2. Minutes

A. September 1, 2021

3. New Business
None

4. Public Hearings

A. Setback Variance for a Detached Garage at 522 8th Avenue South
B. Site Plan Review and Variances for BC Engineering Development
C. Variance and Conditional Use Permit for Signage at Wakota Ridge-Woodbury Lutheran Church
D. Variance for Signage at 104 5th Avenue South
E. An Ordinance Establishing the Mixed Markets and Makers District and Standards for Site Plan Review
F. An Ordinance Amending the Sign Code’s Regulations for Wall Signs and Monument Signs
G. A Comprehensive Plan Amendment to Raise the Maximum Density for Mixed Use Development in the
Concord Exchange/Grand Avenue Area

5. Other Business
None

6. Adjournment

Next Planning Commission Meeting: November 3, 2021
This meeting is being taped by Town Square Television (NDC4): phone: 651-451-7834 web: www.townsquare.tv
Replays can be viewed on Government Channel 18/798 HD on the Saturday following the meeting at 3:00 p.m. & 9:00
p.m.

MINUTES OF MEETING
SOUTH ST. PAUL PLANNING COMMISISON
September 1, 2021

MEETING CALLED TO ORDER BY CHAIR ROSS AT 7:00 P.M.
Present:

Absent:

Angela DesMarais
Tim Felton
Geoff Fournier
Jason Frankot
Ruth Krueger
John Ross
Matthew Thompson
Michael Healy, City Planner
None

1)

APPROVAL OF AGENDA – Motion to approve as presented – Fournier/DesMarais (7-0).

2)

APPROVAL OF MINUTES – August 4, 2021 – Motion to approve the minutes as presented –
DesMarais/Krueger (7-0).

3)

NEW BUSINESS

None.
4)

PUBLIC HEARINGS

None.
5)

OTHER BUSINESS
A. Twin City Bagel Exterior Storage Conditional Use Permit (Continuation from August Meeting)

Mr. Healy provided a recap of the discussion from the August Planning Commission meeting. Since that
meeting, Staff met with Twin City Bagel to further discuss the conditions of approval that were laid out in the
staff report as well as the landscaping plans that had previously been submitted. Per Twin City Bagel, the
irrigation system at the site has been broken for years which has largely contributed to the decline of the
landscaping at the site. Twin City Bagel is working to schedule the repair of the irrigation system and has agreed
to restore all of the required landscaping as listed in the 2003 building expansion Conditional Use Permit (CUP)
approval. Twin City Bagel requested permission to adjust the 2003 landscaping plan to place 4 coniferous trees
near the south property line instead of near the building. Per the applicant, having trees near their building is a
health inspection concern. Twin City Bagel will be working with a professional landscaper to develop a
replacement landscaping plan. Staff recommends approval of the Conditional Use Permit subject to the
conditions listed in the staff report.
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Commissioner DesMarais asked about the final deadline for submitting the new landscaping plan. Mr. Healy
explained that the City has historically approved plans with the condition that the applicant needs to work with
the Zoning Administrator to finalize the landscaping plan, giving staff the authority to approve the plan. Mr.
Healy stated that the Planning Commission could structure the approval to require the applicant to submit the
landscaping plan at a certain time. Staff had written the approval resolution to require the applicant to submit a
letter of credit for the landscaping escrow by October 31, 2021. All landscaping would need to be completed by
July 31, 2022. Commissioner DesMarais suggested a condition be added that the final landscaping plans must be
submitted at the same time as the letter of credit.
Commissioner Felton brought up the letter submitted by David Langer, Langer Real Estate Services, who
suggested that approving the CUP for Twin City Bagel would open the City to additional requests from
businesses that would like additional exterior storage. Commissioner Felton asked staff how in light of this the
City can justify approving the site to have almost twice as many trailers as the original approval allowed. Mr.
Healy explained that the initial approval for the storage of 9 trailers was based on the number of loading docks
at the Twin City Bagel site. The city code allows industrial properties to have exterior storage so approving the
Conditional Use Permit for Twin City Bagel would not “open” up the City to additional requests. Additionally,
Mr. Langer’s properties were approved with variances, and as a condition of their approval, the properties are
not allowed have exterior storage.
Chair Ross asked Mr. Healy to explain why the City was taking an escrow or letter of credit from the applicant.
Mr. Healy explained that in most communities with a required landscaping ordinance, the city code requires an
escrow to be taken for 125% of the total cost of the landscaping. South St. Paul does not have this requirement
in the code which has led to a long history of noncompliance with submitted landscaping plans. By collecting an
escrow, applicants are motivated to plant the landscaping shown in their landscaping plan so their escrow will be
returned.
Gerri Krenner, Twin City Bagel, was present to speak on the item. Ms. Krenner shared the actions that Twin
City Bagel had taken towards coming into compliance with the landscaping plan from 2003.
Chair Ross asked the applicant to speak to the proposed modifications to their 2003 landscaping plan and the
timeline for submitting the updated plan. Ms. Krenner explained she had not yet been able to hire a landscaper
to create an amended landscaping plan for the site. Chair Ross noted that the City Council meeting was on
September 20th, 2021. Ms. Kreener stated she was hoping to have a landscaping plan by then. Ms. Kreener
stated that she would have a cost estimate for the project by the September 20th meeting.
Commissioner Frankot asked if 16 trailers would be enough for Twin City Bagel as they continue to expand.
Ms. Krenner explained 16 trailers are needed now but additional trailers may be needed in the future. Mr. Healy
reminded the commissioners that the 16-trailer limit was specifically for the number of trailers that could be
stored overnight.
Chair Ross asked Ms. Krenner if she was familiar with the listed conditions. Ms. Krenner stated she was and
that they had no issues with the conditions.
Chair Ross stated that he was confident in City Staff working with the applicant on submittal of a landscaping
plan as opposed to adding a condition requiring the applicant to submit a landscaping plan by a certain time.
Commissioner Thompson asked who would be liable for the trailers and the equipment within them if the site
was found to have more than 16 trailers stored overnight. Mr. Healy explained that a minor Conditional Use
Permit violation is typically handled by sending the property owner a warning letter stating that they have two
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weeks to address the violation, or the property owner would be fined. The fines increase if the violation is not
corrected in a designated amount of time. If a property owner does not pay the fines, the fees are added to their
property taxes.
Motion to recommend approval of a Conditional Use Permit for exterior storage for up to 16 trucks or trailers to
be parked overnight at 130 Hardman Avenue South, subject to the conditions laid out in the staff report. DesMarais/Fournier (7-0).
B. Discussion on Draft Ordinance to Update the North Concord Mixed Use District.
Mr. Healy provided background on the item. Staff has been working with Michael Lamb of Michael Lamb
Consulting to update the zoning rules for the North Concord Mixed Use (NCMU) District. The 2040
Comprehensive Plan calls for a study and zoning code update along Concord Street North between Annapolis
Street and Wentworth Avenue. The standards that are in place do not work with the corridor due to parcel
configuration, and the sheer costliness and complexity of the existing standards. Staff received a Statewide
Health Improvement Partnership (SHIP) grant from Dakota County to help fund the project. The City Council
approved a vision for the corridor on June 17th, 2021.
The zoning district that would replace the NCMU district is proposed to be named the Mixed Markets and
Makers (MMM) District. The MMM district is intended to be a business-friendly, market-dictated district that
aligns with the standards of Mississippi River Critical Corridor Area (MRCCA). The district is set up to have 4
different subdistricts that reflect the 4 distinct character areas of Concord Street North. Any part of the existing
NCMU district south of Wentworth Avenue would be rezoned Concord Gateway Mixed Use District.
Information about the uses and dimensional standards for the district would be presented in streamlined charts.
New uses such as “craft production” and “live-work unit” would be allowed in the district. Fully screened
exterior storage would be allowed in support of a contractor’s operation or a craft production facility with the
condition that the storage must be 80 feet from Concord Street. Car sales would be a conditional use in the
MMM4 district on lots that are at least an acre and with a building that has a Floor Area Ratio of at least .2. Staff
intends to bring the ordinance forward for a public hearing at the October 6th Planning Commission meeting.
Chair Ross commented that the ordinance would attempt to contain auto sales to the MMM4 district. Chair Ross
asked Mr. Healy if he received a lot of calls about auto sales. Mr. Healy stated that he does receive a lot of calls
about auto sales in the NCMU district but typically the request is from an individual that would like to purchase
a small lot and use most of the lot for car display area. Chair Ross commented that the proposed acreage and
floor area ratio requirements would prevent this type of car dealer in the MMM4 district. Chair Ross noted he
was in favor of the proposal.
Commissioner Krueger asked if retails sales would be allowed by Kaposia Landing under the proposed update.
Mr. Healy explained that today this area is a park. If the City really wanted, they could enter into an agreement
with a vendor to allow sales in the area. Commissioner Krueger commented that the MMM3 district is the
perfect location for an ice cream shop or another food/drink establishment to serve the visitors to Kaposia
Landing.
Chair Ross asked if an ice cream parlor located in the MMM3 district wanted to have seating in front of their
building, would the business need to receive a variance from the front build-to range? Mr. Healy explained that
under the proposed ordinance, a building can be setback between 0 and 10 feet from the front property line
which would allow plenty of space for a patio.
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Commissioner Frankot asked if rooftop seating was allowed under the proposed ordinance. Mr. Healy stated that
rooftop seating was not prohibited in the district. Mr. Healy stated that the height allowance in the district had
been adjusted to allow this type of seating. Mr. Healy stated that the goal is to allow almost any use as long as it
looks nice and is pedestrian oriented.
Chair Ross asked about the deadline for the commissioners to submit comments. Mr. Healy stated the ordinance
would be further amended in the next few weeks as staff receives feedback from the open house and the City
Council.
Chair Ross confirmed with staff that the proposed ordinance would require two readings by the City Council.
Mr. Healy confirmed this was the case.
Commissioner Frankot asked how the use of the river and Kaposia Landing could be further incorporated into
the plan. Mr. Healy explained that zoning ordinances are development rules for parcels. The MRCCA District
has standards that require any development along the river to have a way for the public to interact with the river.
Many of the lots on North Concord do not have access along the river. Instead, most of these lots back up to the
railroad tracks. While additional standards could be added to try to further incorporate the river and Kaposia
landing into the new district, adding strict design and architectural standards often leads to variance requests.
Commissioner Frankot asked if there were any plans for an additional vehicle entrance to the park. Mr. Healy
explained that additional vehicle access would likely fall within a Capital Improvement Plan as opposed to being
something that the land can be zoned for. Mr. Healy mentioned that the Parks Master Plan was due for an
update, which would be a good opportunity to introduce the idea.
C. Discussion on Sign Code Update Relating to Wall Signs
Mr. Healy gave background on the item. Staff has historically processed a large number of sign variances due to
the city’s strict sign standards. The City grants most of the sign variance requests it receives which makes it
difficult for staff to properly advise property owners on the types of signage allowed. A large amount of staff
time is consumed by processing these variances requests which distracts from other projects. The existing
process also unnecessarily increases project costs for businesses and churches. Staff is proposing amendments to
the regulations for wall signs to help reduce the need for wall sign variances.
The current ordinance requires all wall signs to be 10 to 15 feet off the ground and to have all lettering in a 3foot horizontal band. Wall signs in the North Concord Mixed Use District can only consist of individual letters
and businesses must receive a CUP if they wish to include their logo as part of the sign. These standards appear
to have been added to the code around the time that the Concord Grand Avenue Gateway Streetscape and
Redevelopment Plan was put together. The firm that worked on the project was hired by the city of Burnsville in
1999 to create a plan for the “Heart of the City”. These performance standards were recommended by the firm
for the “Heart of the City” and were likely recommended for the NCMU district. These requirements are
unpopular among the local businesses and create unnecessary, extra work for staff. Staff suggests eliminating
these 4 design requirements.
Commissioner DesMarais stated that the update was clearly needed.
Commissioner Thompson stated he was not aware of how complicated the sign code was.
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Commissioner Krueger noted that she had spent a fair amount of time in Burnsville’s Heart of the City which
was created from scratch whereas South St. Paul was built over time. Commissioner Krueger shared she was in
favor of eliminating the regulations.
Chair Ross asked Mr. Healy about the rules for dynamic signs. Mr. Healy stated dynamic signs always require a
CUP. There were no plans for staff to make changes to the standards for dynamic signs.

6)

ADJOURNMENT

Motion to adjourn- Frankot/Thompson (5-0).

AGENDA ITEM 4.A
South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
10/6/2021

Item Description:
Public Hearing for Setback Variances for a Detached Garage
at 552 8th Avenue South

ACTION REQUESTED
A motion recommending approval or denial of a side yard setback variance and rear yard setback variance
for a detached garage at 552 8th Avenue South.
BACKGROUND/ DISCUSSION
Application
The Applicant, John Starr, is requesting two setback variances to build a detached garage at 552 8th :
1. The City Code requires a 3-foot setback from the south side property line. The Applicant is seeking a
variance to have a 0-foot setback.
2. The City Code requires a 3-foot setback from the alley right-of-way line. The Applicant is seeking a
variance to have a 1-foot setback.
Review Timeline
Application Submittal: September 8, 2021
Planning Commission: October 6, 2021
Tentative City Council Meeting: October 18, 2021
60-Day Review Deadline: November 7, 2021
Background
The Applicant purchased the subject property in 2018 and currently rents out the single-family home
without a rental license. He has accumulated $3,500 in fines for calendar year 2021 for noncompliance with
the rental licensing program. He has stated that he was not aware that he needed a rental license and
intends to apply for one now that he is aware of the requirement. Earlier this summer, the Applicant began
constructing a detached garage on the subject property without a building permit. The Building Official
became aware of the unpermitted structure in August and issued a “stop work order.” The garage is framed
up and the roof trusses have been attached but no siding or roofing has been installed. The Applicant is
unable to obtain a building permit to complete the project because the garage does not comply with zoning

requirements. The Applicant is not eligible for a building permit to complete the project unless the City
Council grants two setback variances.
Previous Detached Garage at Subject Property
The house on the subject property was constructed in 1939 and, at one point in time, it did have a detached
garage which was in the same location as the new garage. The old garage was lawful nonconforming, it was
“grandfathered” to be close to property lines. The old garage was destroyed in 2012, reportedly in a storm,
but its concrete slab was left in place. State Law grants a very specific set of rights and privileges to lawful
nonconforming buildings. When a “grandfathered” structure is destroyed, the property owner has 180 days
to apply for a building permit to replace the structure. After 180 days, all “grandfather rights” are forfeited
and the structure can only be replaced if the new structure completely complies with zoning requirements.
The Applicant has shared a few of the reasons that he wants to build his new garage in the same location as
the old garage which was demolished in 2012:
•

The old concrete slab is still in excellent condition. The previous property owner renovated the old
garage in 1992 and poured a new slab at that time so the concrete is relatively new.

•

The existing concrete slab has a decorative pattern on its surface. The Applicant likes the appearance
of the pattern and wants to use the slab for the floor of his new garage.

•

The property is configured in such way that the garage “fits” nicely into that location and the
property would not function as well if the garage were moved.
o There is an existing chain link fence which currently has a gap in it because the old garage
was demolished. The proposed garage would fill the gap and would leave the subject
property and the property to the south with fully fenced-in back yards.
o There is a telephone pole in the alley that sits in the middle of the subject property. It would
be difficult to build a new garage that faced the alley without relocating the telephone pole
to keep it from blocking the garage doors. If the new garage is going to face north like the
garage that was demolished in 2012, there needs to be a large enough driveway area to
maneuver into the garage.

Zoning
The subject property is located in the R-2 Single- and Two-Family district. Homes in this zoning district are
allowed to have one (1) detached garage and one (1) other small accessory building. The subject property
already had a shed which is located directly east of where the garage has been built.
Characteristics of Proposed Garage
The proposed garage complies with the zoning code aside from not meeting setback requirements:
•
•
•

The garage is 20’ x 20’ (400 square feet)
The garage will have 9-foot sidewalls. The maximum is 10 feet
The garage will be 13 feet high. The maximum is 16 feet.

•
•

The garage will have a 4:12 roof pitch.
The garage trusses have been shifted so the garage will have a large overhang facing the house and
a very short overhang facing the alley.

Property Characteristics
The property is “Lot 17, Block 1” of the TARBOX ADDITION plat which was recorded in 1887. Due to a quirk
in the way this particular subdivision was laid out, most of the blocks in the “Tarbox Addition” have two
buildable platted lots which are undersized compared to the rest of the properties on the block. All of the
properties on Block 1 are 40 feet wide EXCEPT for the subject property and the platted lot directly west of
it which are only 37.75 feet wide.
The subject property is 37.75 feet wide, 125 feet deep, and 4,700 square feet in total area.
Findings of Fact
Staff believes the following facts are directly relevant to the variance request:
1. The subject property is an unlicensed rental and the detached garage was built without a building
permit. The Applicant has a history of not complying with Code requirements.
2. The subject property is unusually narrow compared to most platted lots in South St. Paul. Because
the subject property is only 37.75 feet wide, it would be slightly harder to meet side setback
requirements than it would be on a standard 40-foot wide lot.
3. There is a telephone pole in the alley in the middle of the subject property. Staff agrees with the
Applicant that the location of the existing pole would decrease the functionality of an alley-facing
garage. The pole would likely need to be relocated for an alley-facing garage to function properly.
4. The subject property has a large amount of unauthorized exterior storage which is currently the
subject of code enforcement action. The construction of a detached garage would potentially allow
some of the stored items to be moved inside.
5. There is an existing shed directly to the east of the proposed garage. The shed appears to have the
same 0-foot setback from the side property line as the proposed garage. It is unclear whether a new
detached garage could be built that did comply with setback requirements without relocating the
shed.
6. The proposed garage would be in approximately the same location as a lawful nonconforming garage
that was demolished in 2012. While there are no remaining lawful nonconformity rights left from the
previous structure, the concrete slab of that structure did survive and appears to be in good condition
and structurally suitable to support a new garage.
7. The proposed garage appears to be roughly the same distance from the alley as the existing garage
on the property to the north at 548 8th Avenue South. The garage on the property to the north
appears to be lawful nonconforming and was built in 1973.

Variance Criteria
The Planning Commission is asked to review the proposed variance using the criteria laid out in City Code
Section 118-39. The variances should only be recommended for approval if the following criteria are met:
a. That the variance is in harmony with the general purpose and intent of the ordinance
b. That the terms of the variance are consistent with the Comprehensive Plan.
c. That economic considerations are not the reasoning for the variance.
d. That the Property Owner proposes to utilize the property in a reasonable manner
e. That the plight of the property is due to a unique circumstance not created by the property owner.
f.

That the variance will not alter the essential character of the neighborhood.

Staff Recommendation
Staff and the City Attorney have reviewed the application and are taking a neutral stance on whether the
variances should be approved. There do appear to be some extenuating circumstances that could be used
to justify the approval of the variances. The lot width is irregular, the position of the telephone pole is
inconvenient, and the property was originally configured around having a garage in the proposed location.
It is a judgement call whether these extenuating circumstances rise to the level of being a “practical
difficulty.”
The property owner has certainly created a self-inflicted practical difficulty by constructing their garage in
an unauthorized location without a permit. However, unique circumstances that were created by the
property owner should not be used to justify approval of a variance.
If the Planning Commission does want to recommend approval of the variances, Staff would recommend
that it be with the following conditions:
1. Compliance with Plans/Submittals. The site shall be utilized in substantial conformance with the
following plans on file with the Community Development Department.
a. Application (John Starr)
b. Narrative (John Starr)
c. Site Plan

dated 9/8/2021
Undated
Undated

2. Building Permit Required. The applicant shall obtain a building permit prior to commencing work on the
detached garage. The Applicant shall comply with any additional Building Code requirements that are
imposed due to the reduced setback.
3. Confirm Property Lines. The applicant shall confirm their property lines prior to construction to ensure
that the proposed garage will be located within the area approved by this variance and that all parts of
the garage will be wholly upon the subject property. Property lines can be confirmed either by locating
and exposing the property corner markers or by having the corners marked by a licensed surveyor.
4. Compliance with Rental Licensing Ordinance and Payment of Outstanding Citations. This variance
approval is conditioned upon the property being brought into compliance with the Rental Licensing
Ordinance. No building permit shall be issued for the detached garage and work on the garage may not

continue until the Applicant has brought the subject property fully into compliance with the Rental
Licensing Ordinance and has paid any outstanding citations relating to rental licensing violations at the
subject property.
5. Variance Termination. The variances shall automatically terminate if a building permit has not been
secured and improvements have not substantially begun within one year of the approval of the
variances. The violation of any condition of approval may result in the termination of the variance,
following a hearing by the City Council.
6. Demolition of Detached Garage if Variances are Terminated. If the variances are terminated, the
Applicant shall demolish the detached garage within three (3) months of the date of termination. The
concrete slab, which is lawful nonconforming in its current location, does not need to be removed.
Required Action
The Planning Commission has the following actions available on the proposed application:
A. Approval. If the Planning Commission wishes to recommend approval of the proposed variances, the
following action should be taken:
•

Motion to recommend approval of the setback variances to allow a detached garage at 552 8th
Avenue South with a finding that the Variance Criteria have been satisfied, subject to the conditions
outlined in the staff report.

B. Denial. If the Planning Commission wishes to recommend denial of the proposed variances, the following
action should be taken:
•

Motion to recommend denial of the setback variances with a finding that the Variance Criteria have
not been satisfied.

The Planning Commission should adopt a finding that the project either does satisfy or fails to satisfy the
variance criteria.

ATTACHMENTS
A.
B.
C.
D.
E.
F.
G.
H.
I.

Site Location Map
Aerial Photograph of Subject Property with Proposed Garage
Aerial and Google Street view Showing Garage That Was Destroyed in 2012
Site Photographs Taken September 21, 2021
Site Plan
Garage Floor Plan
Garage Drawing
Plat Map Excerpt Showing Property’s Dimensions
Applicant’s Narrative

ATTACHMENT A
SITE LOCATION MAP

ATTACHMENT B
AERIAL PHOTOGRAPH OF SUBJECT PROPERTY WITH PROPOSED GARAGE

ATTACHMENT C
AERIAL AND GOOGLE STREET VIEW SHOWING GARAGE THAT WAS DESTROYED IN 2012

2007 Google Street View Showing Old Garage

2011 Aerial Photograph Showing Old Garage

ATTACHMENT D
SITE PHOTOGRAPHS TAKEN SEPTEMBER 21, 2021

ATTACHMENT E
SITE PLAN

ATTACHMENT F
GARAGE FLOOR PLAN

ATTACHMENT G
GARAGE DRAWING

ATTACHMENT H
PLAT MAP EXCERPT SHOWING PROPERTY’S DIMENSIONS

ATTACHMENT I
APPLICANT’S NARRATIVE

AGENDA ITEM 4.B

South St. Paul Planning Commission

Prepared By:
Monika Mann, Community Development Support Specialist

Meeting Date:
10/6/2021

Item Description:
Public Hearing for Site Plan Review and Variances for A Reviewed By: Michael Healy, City Planner
Proposed Industrial Development at 285 Hardman Court

ACTION REQUESTED
A motion recommending approval or denial of a Site Plan and Variances for a proposed industrial
development at 285 Hardman Court.
BACKGROUND/ DISCUSSION
Application
The Applicant, Beck Property of Minnesota, LLC, has submitted an application seeking the following:
1. Site Plan Review
2. A Variance to allow a 10-foot parking setback along Hardman Court
3. A Variance to allow the proposed wall signage to be greater than 3 feet in height
4. A Variance to allow the proposed wall signage to be located higher than 15 feet above the ground
5. A waiver of the requirement that the cost of plant materials is at least 2% of the cost of the proposed
building
Review Timeline
Application Submittal: September 7, 2021
Planning Commission: October 6, 2021
Tentative City Council Meeting: October 18, 2021
60-Day Review Deadline: November 6, 2021
Background
The subject property is a 2.18 acre lot located in the Light Industrial District, at the intersection of Hardman
Avenue South and Hardman Court. The property is one of the last remaining shovel-ready, vacant lots in the
Bridgepoint Business Center industrial park. The vacant lot is currently owned by the South St. Paul Economic
Development Authority (EDA). The Applicant has a purchase agreement with the South St. Paul EDA to
purchase the land subject to approval by the City.
The Applicant, Beck Properties of Minnesota, LLC, is the owner of BC Engineering. They are currently located
in a suite at one of the Bridgepoint Business Condominiums. The Applicant is seeking to build a new 28,000
sq. ft. building. The building would be served by two access points: one from Hardman Avenue and another

from Hardman Court. Parking lots for employees and customers for up to two tenants would be available
on the north and south sides of the building. Entrances to the warehouse space would be located on the
east side of the building and would not be visible from Hardman Avenue.
Zoning Summary
The property is located in the LI-Light Industrial District, making it subject to the standards found in Section
118- 134. All new uses that require a new structure or substantial alternations to an existing structure that
alters the footprint of the existing structures are subject to site plan approval. The Light Industrial District
allows “offices” and “warehousing and distribution in an enclosed building with permanent wall and roof.”
The applicant is proposing to use 25% of the facility for office space and 75% for storage/warehousing. The
site would not have any exterior storage.
The property is also located in the Mississippi River Critical Corridor Area (Mississippi River Corridor Overlay)
and is subject to the standards of Section 118-167. The property does not have direct access to the
Mississippi River or the bluffs, so many of the performance standards listed in Section 118-167 are irrelevant
to this property.
Comprehensive Plan Guidance
The 2040 Comprehensive Plan guides the property towards light industrial development. The
Comprehensive Plan’s Critical Corridor Plan lists the property as being located in the “Urban Mixed” district.
The district anticipates a variety of uses including commercial, institutional, residential, and industrial uses.
The Comprehensive Plan states that the Urban Mixed District should be managed in a manner that allows
“for future growth and potential transition of intensely developed area that does not negative effect public
river corridor views and that protects bluffs and floodplains.”
Zoning Compliance with Zoning Regulations
Requirement

Required by Code

Proposed

Meets
Requirement?
Yes
n/a
Yes

Lot Area
Lot Width
Parking Stalls

1 acre
n/a
32

2.18 acres
n/a
34

Building Setbacks:
Front Yard (Any street
frontage)

30 ft

30 ft (Hardman Ave)
> 30 ft (Hardman Court)

Yes

Side Yard
Rear Yard
Parking Setbacks:
Front Yard (Any Street
Frontage)

20 ft
20 ft

>20 ft.
130 ft

Yes
Yes

20 ft

10 ft (Hardman Court)

Side Yard
Rear Yard
Landscaping:

10 ft
10 ft

>20 ft
> 90 ft

No; variance
requested by
applicant
Yes
Yes

Landscaped Lot Area
Overstory Trees Required
Cost of Plant Materials

15%
17
2% of building cost

22%
19
Applicant has requested
the requirement be
waived

Signage
Total Signage Area
Height for Wall Sign

Yes
Yes
N/A; applicant has
requested
requirement be
waived

200 sq. ft.
10 – 15 feet

200 sq.ft.
>15 feet

Yes
No; variance
requested
No; variance
requested

Height of Wall Sign
Lettering

3 feet

Floodplains
Shoreland
MRCCA (MNRRA)

> 3 feet

No
No
Yes

Building Architecture
City Code Section 118-9 lays out architectural requirements for various types of buildings. The Code divides
exterior building materials into five (5) different classes and requires different buildings to utilize materials
from specific classes. Industrial and warehousing buildings are required to use at least two different Class I
or Class II materials and be composed of at least 60% Class I or Class II materials, not more than 40% Class II
or II materials, and not more than 10% Class IV materials. The exterior wall of any industrial or warehouse
buildings visible from a highway, public street, park or public view from adjacent properties, or a residential
use or district must be composed of at least 75 percent, Class I or II materials. Exterior walls with limited
public exposure may use combinations of Class II, III, IV, or V materials, and in no case shall Class V materials
exceed ten percent. Per the site plans submitted by the applicant, the building would be constructed of
primarily Class I or II material, which exceeds the requirements listed in Section 118-9.
Trash Enclosure
The applicant is proposing to have exterior trash handling near the southeast corner of the building. The
trash enclosure is proposed to be constructed of rock face concrete block that matches the building.
Lighting
The City’s glare ordinance states the following:
Sec. 118-245. - Lighting, lighting fixtures, and glare.
(a) In all districts, any lighting used to illuminate an off-street parking area or other structure, or area shall
be so arranged or designed as to deflect light away from any adjoining residential use or zone or from the
public streets. Direct sky-reflected glare, whether from floodlights or from high-temperature processes such
as combustion or welding, shall not be directed into any adjoining property. The source of light shall be
hooded or controlled so as not to light adjacent property; bare lightbulbs shall not be permitted in view of
adjacent property or a public street. No light or combination of lights which cast light onto a public street
shall exceed one footcandle as measured from the centerline of said street, nor shall any light or
combination of lights which cast light on residential property exceed 0.4 footcandle as measured at the
property line.

The requirements for off-street parking areas also requires the following for lighting in off-street parking
areas:
Sec. 118-353.- Design and maintenance of off-street parking areas.
(e) Lighting. Any lighting used to illuminate off-street parking shall be so designed and arranged as not to
allow the direct source of light to be directly visible from the adjoining property; in most cases, this will
require that the light be aimed downward in a vertical direction. However, in no case shall parking lot lighting
exceed two footcandles in a business or industrial zone, nor one-half footcandle in a residential zone, all as
measured at the lot line.
The proposed lighting would meet both requirements.
Landscaping
Section 118-243 requires landscaping be provided and maintained on all required front and side yards.
Section 118-134 requires an applicant to provide a detailed landscaping plan prepared by a landscape
architect or other qualified person. The landscaping plan shall have a landscaped area that is at least 15% of
the parcel’s total area and includes overstory trees, understory trees, and appropriate plants and shrubs.
The minimum number of overstory trees shall be equal to the perimeter of the lot divided by 70. Finally, the
cost of plant material for the site should be equal to or exceed 2% of the cost of the proposed building. For
buildings that cost more than $1 million, the amount of the landscaping cost can be reduced by the City
Council.
The applicant has proposed a landscaped area of 22% which exceeds the requirement. The parameter of the
property is 1158.04 feet, meaning the property would need 17 overstory trees to meet code. The applicant
has proposed 19 overstory trees. The applicant has not provided an estimated cost of the project in relation
to the cost of the proposed building but states in their narrative that the cost of the building will be more
than $1 million. The applicant has requested that the City Council waive the required landscaping cost based
on the proposed cost of the building.
Parking
The proposed building would include both ‘office’ and ‘warehouse’ uses. Each use has a standard in Section
118-354 for how many parking spaces are needed based on the use. Offices require one space for each 300
sq. ft of gross floor space. Warehouses require one space for each two employees on maximum shift or one
space for each 2,000 sq. ft. of gross floor space, whichever requirements is greater. The applicant has stated
5,000 sq. ft of the building would be used as office space, requiring 17 stalls and 30,596 sq. ft of the
warehouse space, requiring 15 stalls. In total, 32 spaces are required, and the applicant has proposed 34
spaces.
The applicant has requested a parking setback variance from Hardman Court. The code requires all parking
areas to be setback 20 feet from any street frontage. The intent behind this is to ensure that there is ample
green space between the road and a parking lot to create a “business park” look as opposed to a more
traditional industrial area where there is little to no green space between the road and a parking lot. Per the
applicant’s narrative, this variance is needed due to the size and location of the surcharge at the site. Per
the applicant, the surcharge at the site is the exact size for the building they are proposing to create, but the
surcharge is oriented in a way that would not allow the applicant to build a 28,000 sq. ft. building and have
parking on both sides of the building without reducing the size of the building. The applicant is proposing
to have a 10-foot parking setback along Hardman Court, which is the secondary frontage for the property.

The applicant has stated that ample landscaping will be provided along the Hardman Court setback to
provide an enhanced appearance from the street and to still provide a buffer between the street and the
parking spaces.
Signage
The Applicant has provided staff with a general idea of the signage they intend to erect at the property. The
applicant is proposing two 4’ x 25’ wall signs. The code allows properties in the light industrial district to
have up to 200 sq. ft. of signage. The applicant is proposing to have 200 sq. ft. of signage. The applicant has
proposed to place the signage near the top of their new building, which will be around 32 feet above grade.
This will require a variance from the requirement that wall signs can be between 10 to 15 feet above the
ground. The proposed signs would also require a variance because the sign would be greater than 3 feet in
height. The applicant has requested variances for the height and location of their proposed signs. Staff would
note that the City is currently reviewing an ordinance amendment that would eliminate the requirement
that wall signs be only 3 feet tall and be located between 10 to 15 feet above the ground. Because the City
Council will not act upon the proposed ordinance amendment until November, the Applicant is moving
forward with a variance request to ensure that they can build their project as proposed.
Mississippi River Corridor Zoning Rules
The subject property does not have direct access to the Mississippi River or the bluffs that are regulated in
the Mississippi River Corridor Zoning overlay. The proposed development meets the allowable height for a
building construction within the Mississippi River Corridor. The Mississippi River Corridor does have
standards in place for tree preservation. Per the code, development within this district should be done in
such a manner that minimizes the removal of vegetation and alteration of the natural topography. If trees
are to be removed from the site, the applicant must demonstrate that there is no feasible alternative to
cutting the trees and the trees must be restored to the density that existed before development.
The applicant is proposing to remove 12 trees that are located where there will be a driveway from Hardman
Avenue and a customer parking lot. The applicant has stated that there is no feasible alternative to the
removal of these trees without eliminating one of the parking areas. The applicant is proposing to add 19
overstory trees to the site, so the applicant would replace the tree density that will be lost.
Variance Criteria
The Planning Commission is asked to review the proposed variance using the criteria laid out in the City
Code. Staff has drafted three analyses (one for each variance) that the Planning Commission can use.
Parking Setback Variance
a. That the variance is in harmony with the general purpose and intent of the ordinance.
The setback adjustment is in reasonable harmony with general purpose and intent of the setback
ordinance. The ordinance intends to ensure all new buildings have greenspace between the road and their
parking lot to create an attractive business park with ample greenspace. The applicant is proposing to
ensure that the business park aesthetic is maintained by still providing landscaping along Hardman Court.
b. That the terms of the variance are consistent with the Comprehensive Plan.
The variance does not contradict the comprehensive plan.

c. That economic considerations are not the reasoning for the variance.
Economic considerations are not the reasoning for the variance. The Applicant’s desire to get the most
space of their new building is the reasoning for the variance.
d. That the Property Owner proposes to utilize the property in a reasonable manner.
The property owner is proposing to use the property in a reasonable manner. The area where the applicant
has proposed the parking setback is a secondary frontage and individuals that drive along Hardman
Avenue are unlikely to notice a difference.
e. That the plight of the property is due to a unique circumstance not created by the property owner.
The need for this variance was created by the surcharge area of the site. The City’s Economic Development
Authority surcharged the site in the 2009 to prepare the site for future development. The surcharge area does
not line up with the building orientation that is needed to optimize the site. Additionally, a portion of the subject
property is encumbered by a stormwater pond easement and this easement was increased in size in 2020 when
updated stormwater requirements necessitated an upsizing of the pond. The pond’s location and size as an
impact on how the property can be developed and appears to have driven some of the Applicant’s decisions
about site design.
f.

That the variance will not alter the essential character of the neighborhood.
The variance will not alter the essential character of the neighborhood. Ample greenspace and landscaping
will still be provided along Hardman Court to maintain the business park aesthetic. Additionally, the
property directly across the street (235 Hardman Avenue) received a similar parking setback variance in
2017 due to a similar surcharge issue.
Sign Variances

a. That the variance is in harmony with the general purpose and intent of the ordinance
The variances are in harmony with the general purpose and intent of the ordinance. The purpose of the
ordinance is to regulate signs within South St. Paul to balance to need for a well-maintained and attractive
community and effective communications, including business identification. The proposed signage would
align with this intention.
b. That the terms of the variance are consistent with the Comprehensive Plan
The variances do not contradict the comprehensive plan.
c. That economic considerations are not the reasoning for the variance
Economic considerations are not the reason for the variance. The need for effective signage is the reason
for the variances. A building in the Industrial or Light industrial district can be up to 50 feet tall and is not
always possible to provide effective signage for large industrial buildings when subject to the height
restrictions outlined in the code.
d. That the Property Owner is proposing to utilize the property in a reasonable manner
The owner is proposing to utilize the property in a reasonable manner. Many of the neighboring businesses
have signage that is greater than 3 feet in height and located higher than 15 feet off the ground.
e. That the plight of the property owner is due to a unique circumstance not created by the property owner.
The ordinance that regulates wall sign sizing and placement appears to have been written primarily to
regulate commercial retail buildings with traditional storefronts. The standards do not work well for large
industrial buildings and many projects in South St. Paul have been granted variances from the
requirements.
f.

That the variance will not alter the essential character of the neighborhood.

The sign will not alter the essential character of the business district. These signage requirements have
frequently been waived for industrial projects and there are numerous buildings in the Bridgepoint area
that have signage that is larger than 3 feet in height and located higher than 15 feet off of the ground.

Comments from Other Departments
As part of the development review process, Staff reached out to other departments for comments on the
project. The Fire Marshal has stated that the applicant will need to submit sprinkler plans as a part of their
Building Permit Application. The City Engineer has provided a comment letter which is included as
Attachment G.
Staff Recommendation
Staff recommends approval of the Site Plan, Parking Setback Variance, Sign Height Variance, and Sign
Location Variance, subject to the following conditions:
1.

Compliance with Plans/Submittals. The site shall be utilized in substantial conformance with the
following plans on file with the Community Development Department
a.
b.
c.
d.

2.
3.
4.
5.

6.
7.

8.

Application/Narrative ( Beck Properties of Minnesota, LLC)
Site and Building Plans (Lampert Architects and RJRyan)
Landscaping Plan (Lampert Architects and RJRyan)
Civil Plans (Rehder and Associates, Inc.)

Dated September 7, 2021
Dated September 16, 2021
Dated September 16, 2021
Dated September 7, 2021

Building Permits Required. Building permits are required for any proposed construction. All building
plans and specifications are subject to the review and approval of the City Building Official and the
South Metro Fire Marshal.
Sign Permit Required. The applicant must obtain a sign permit prior to the installation of any and all
signage.
Curbing Required. Curbing shall be required around all parking lot area unless otherwise approved by
the City Engineer.
Sprinkler Plan Required. A sprinkler plan must be submitted at the time of Building Permit
application. The applicant must ensure that the main supply line has adequate water supply pressure.
If not, the applicant may need a dedicated water supply line. The final plan is subject to review and
approval by the Fire Marshal.
Landscaping Cost. So long as the landscaping is substantially consistent with the landscaping plan
dated September 16, 2021, the City Council waives the requirement that the cost of landscaping be at
least 2% of the cost of constructing the building.
Mechanical Equipment Screening Plan Required. A mechanical equipment screening plan shall be
submitted as part of the building permit submittal. All ground-mounted and building-attached
equipment shall be screened according to the standards contained within Code Section 118-9. All
roof-mounted mechanical equipment shall be screened according to the standards contained within
Code Section 118-242.
Variance Termination. The Variances will terminate if improvements have not substantially begun
within 1 year from the date of approval.

Engineering Department Conditions

9.

Engineering Conditions Must Be Satisfied. The applicant shall address the nine (9) conditions of the
City Engineer’s letter dated September 24, 2021. The conditions must be addressed prior to
building permit issuance.

Required Action
The Planning Commission has the following actions available on the proposed application:
A. Approval. If the Planning Commission wishes to recommend approval of the proposed site plan and
variances, the following action should be taken:
•

Motion to recommend approval of the site plan, parking setback variance, and signage variances at
285 Hardman Avenue South

B. Denial. If the Planning Commission wishes to recommend denial of the site plan, parking setback variance,
sign size variance, and/or sign height variance, the following action should be taken:
•

Motion to recommend denial of the proposed site plan, parking setback variance, and signage
variances at 285 Hardman Avenue South.

If the Planning Commission wishes to recommend denial, they should provide rationale for the site plan
denial and adopt findings that the variance(s) do not meet the variance criteria.
ATTACHMENTS
A. Site Location Map
B. Aerial Photograph of Subject Property
C. Applicant’s Narrative
D. Architectural Site Plan
E. Civil Plans
F. Landscape and Lighting Plan
G. City Engineer’s Letter
H. Photos of Parking Setback at 235 Hardman
I. Example of Precast Building Material

ATTACHMENT A
SITE LOCATION MAP

Subject Property

ATTACHMENT B
AERIAL PHOTOGRAPH

ATTACHMENT C
APPLICANT’S NARRATIVE

ATTACHMENT D
SITE PLANS

ATTACHMENT E
CIVIL PLANS

ATTACHMENT F
LANDSCAPING AND LIGTING PLANS

ATTACHMENT G
CITY ENGINEER’S LETTER

ATTACHMENT H
PHOTOS OF PARKING SETBACK AT 235 HARDMAN

ATTACHMENT I
EXAMPLE OF PRECAST BUILDING MATERIAL
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Meeting Date:
10/6/2021

Item Description:
Public Hearing for Conditional Use Permit and Variances for Reviewed By:
Two Wall Signs at 255 Douglas Street West
Michael Healy, City Planner

ACTION REQUESTED
A motion recommending approval or denial of a Conditional Use Permit and Variances for two wall signs at
255 Douglas Street West.
BACKGROUND/ DISCUSSION
Application
The Applicant, Gina Kazmerski, on behalf of Woodbury Lutheran Church is requesting the following
approvals to allow two new wall signs at 255 Douglas Street West:
1. A Conditional Use Permit for two wall signs located in a residential district.
2. A Variance to allow a sign that is more than 6 sq. ft in area in a residential district.
3. A Variance to allow a wall sign to be located outside of 10–15-foot allowable height range.
4. A Variance to allow an institutional use in a residential district to have more than 6 sq. ft. of total signage.
Review Timeline
Application Submittal: September 1, 2021
Planning Commission: October 6, 2021
Tentative City Council Meeting: October 16, 2021
60-Day Review Deadline: October 31, 2021
Background
The church building at 255 Douglas Street West was built in 1952 and sits on an almost one-acre corner lot
site. The church was formerly known as Concordia Lutheran Church but was recently added to the Woodbury
Lutheran family of churches and renamed to Wakota Ridge. The Applicant is seeking to install new signage
in support of the name change.

The church is located in a low-density residential zoning district and the City Code severely restricts signage
in these districts. Churches, schools, and other institutional uses are only allowed to have a total of 6 square
feet of signage when they are in residential areas. The one exception to this rule is that institutional uses
are allowed to have a monument sign that is up to 32 square feet in size. Almost all signage in residential
districts currently requires a Conditional Use Permit and review by the Planning Commission and City
Council.
The subject property already has two signs which are lawful nonconforming (“grandfathered”). They have
an existing 14 square foot wall sign and an existing 33 square foot monument sign which are both on the
west side of the building. The “grandfathered” signs are able to be replaced and they have already been
updated by the Applicant. The Applicant is seeking City approvals in order to install two new wall signs that
are not “grandfathered.”
Proposed Signage
The applicant is proposing to add two new wall signs to the existing building: a 20 sq. ft. wall sign with the
church’s name and logo and a 5 sq. ft wall sign that says “Welcome”. The proposed 20 sq. ft sign would be
located on the north wall of the church. The sign would provide additional wayfinding for members and
guest that are driving down Douglas Street. The parking lot of the church is accessed from Douglas Street
and there is currently no signage identifying the building on this street. The sign would be located near the
second story window of the church. The proposed 5 sq. ft. wall sign would be located above the entrance
doors to the church from the parking lot.
Zoning
The subject property is located in the R-2, Single-and-Two-Family Residence District. As previously stated,
the R-2 District has very strict standards for signage that applies to all uses in the district. Wall signs in the
R-2 district require a Conditional Use Permit. The maximum gross area of an individual sign in the R-2 District
is 6 sq. ft. Properties in the R-2 district may have a total of 6 sq. ft. of signage. Institutional uses (such as
churches or schools) are allowed to have a monument sign that is up to 32 sq. ft. in size. Attachment H
contains the relevant excerpt from the sign ordinance.
Overview of Conditional Use Permit and Variance Requests
Adding any additional wall signage to this property requires a Conditional Use Permit and a Variance. Wall
signs require a Conditional Use Permit when located in a residential district. The proposed 20 sq. ft sign
requires a variance because the sign is larger than the maximum allowed area for an individual sign and the
sign is likely located outside of the 10–15-foot height range that is allowed for wall signs. A variance is
required to add one or both of the proposed signs because the building already has significantly more than
6 square feet of signage as there is 47 sq. ft. of signage between the existing wall sign and monument sign.
Previous Variance Approval
In 2003, Concordia Luther Church received a variance to build a 40 sq. ft. monument sign at 255 Douglas
Street West. At the time, the maximum allowable signage for an institutional use in a residential district was
12 sq. ft. Conditional Use Permits were not required for monument signs in the R-2 district at the time. The
variance was approved unanimously by the Planning Commission and the City Council.

Discussion
As the Planning Commission is reviewing the case, there are a few items worth considering:
•

The existing rules are relatively new and South St. Paul has not always had such strict sign rules.
o From 1969 to 1992, the Code did not list specific standards for institutional uses in
residential districts. The City Council approved signage on a “case by case” basis.
o From 1992 to 2009, institutional uses in residential districts were allowed to have one
sign on each street. Signs were limited to 12 sq. ft in size.
o In 2009, the sign code was overhauled, and stricter standards were put in place for signs
in residential districts. The new maximum sign for any sign was 6 sq. ft. A monument sign
for an institutional use could be up to 12 sq. ft in size.
o In 2020, the code was amended to allow monument signs for an institutional use in a
residential district to be up to 32 sq. ft in size.

• Most nearby communities have much more flexible signage regulations for institutional uses.
Many cities allow institutional uses in residential districts and institutional districts to have one wall
sign per street frontage and one monument sign. The maximum size of an individual sign and the
total amount of signage allowed varies by City:
o Edina


Max area of each wall sign: 24 sq. ft



Max area of monument sign: 36 sq. ft.

o Minneapolis




For places of assembly on lot less than 20,000 sq. ft.
•

Max area of each wall sign: 16 sq. ft.

•

Max area of monument sign: 16 sq. ft.

For places of assembly on a lot greater than 20,000 sq. ft.
•

Max area of each wall sign: 32 sq. ft.

•

Max area of a monument sign: 32. sq. ft

o Saint Paul


Max area of each wall sign: 30 sq. ft.



Max area of monument sign: 30 sq. ft.

o Inver Grove Heights
 Max area for total sign square footage shall not exceed the sum one 1 sq. ft per
front foot of building, plus 1 sq. ft. for each front foot of lot not occupied by a
building.


Max size for an individual sign: 75 sq. ft.

o Woodbury


Max area of each wall sign: 8% of the wall with up to 60 sq. ft allowed per wall.



Max area of a monument sign: 60 sq. ft.

o Rosemount
 Max area of each wall sign: 15% the total area of the wall in which it is affixed
on.


Max area of each monument sign: 50 sq. ft.

• Institutional uses that are in commercial zoning districts in South St. Paul are allowed to have
up to 150 square feet of total signage, the same allowance that is granted to commercial
businesses. There is a very large discrepancy between the amount of signage that churches can
have depending on their zoning district. Many churches that are technically in commercial zoning
districts are still located next to single-family homes.
• Churches tend to be large uses and they are often located on corner lots with multiple
frontages. They generally want to be able to provide signage on each of their frontages and this
generally is not possible under South St. Paul’s existing ordinance.
Sign regulations are ultimately a “community values decision” and each community gets to make its own
choices about what types of aesthetics will be present in neighborhoods. That being said, South St. Paul is
an extreme outlier and is much more restrictive than nearby communities when it comes to signage for
institutional uses. Long-term, Staff would be supportive of an ordinance amendment that would bring the
Sign Code more into alignment with the rest of the region when it comes to regulating this type of signage.
Conditional Use Permit Criteria
The Applicant needs a conditional use permit for any wall signage. The Code states that a Conditional Use
Permit should only be recommended for approval if the Planning Commission has made the following
determinations:
(1) That the conditional use, with such conditions as the commission shall determine and attach, conforms
to the general purpose and intent of this chapter.
(2) If the application is based on the conditional use provision in this chapter that the issuance conforms to
the general characteristics of the district of which it will become a part.
(3) That the conditional use will not impede the normal and orderly development and improvement of
property in the neighborhood for uses permitted in the district or districts affected.

(4) That adequate utilities, access roads, streets, drainage, and other necessary facilities have been or will
be provided.
(5) That adequate measures have been or will be taken to provide ingress and egress in such a manner as to
minimize traffic congestion and hazards in the public streets.
(6) In residential districts, certain uses may not be considered appropriate within the interior of residential
neighborhoods because of noise, traffic, or other conditions that would tend to adversely affect the
residential character of the neighborhood and possibly reduce property values. These may be considered
appropriate only on the periphery of residential neighborhoods or under such conditions as the city
council may deem proper. The uses may represent "buffer" uses for those areas lying between residential
dwellings and nonresidential uses.
Variance Criteria
The Planning Commission is asked to review the proposed variances using the criteria laid out in the City
Code:
a. That the variance is in harmony with the general purpose and intent of the ordinance.
b. That the terms of the variance are consistent with the Comprehensive Plan.
c. That economic considerations are not the reasoning for the variance.
d. That the Property Owner proposes to utilize the property in a reasonable manner.
e. That the plight of the property is due to a unique circumstance not created by the property owner.
f.

That the variance will not alter the essential character of the neighborhood.

Recommendation
Most communities recognize that churches and other institutional uses have a similar need for signage as
commercial businesses. South St. Paul’s existing ordinance is very restrictive and essentially limits churches
in residential districts to having a single monument sign regardless of the size and configuration of their
property. The 6-square foot allowance that is awarded for other types of signage basically only allows for
incidental signage that is not visible to passing traffic. Staff believes that what the Applicant is asking for is
reasonable and it is something that would be allowed in most communities. The property is a corner lot and
most communities do allow churches on corner lots to have signage on both frontages. Most communities
also allow their churches and other institutional uses to have wall signs that are larger than 6 square feet.
If the Planning Commission agrees with Staff that the existing rules should be updated to give institutional
uses more flexibility, especially in situations where there are multiple frontages, it would be appropriate to
support the variance and then also work with City Staff to amend the ordinance. If the Planning Commission
wants to leave the existing ordinance “as-is” and keep the restrictions on wall signage in place, a denial
recommendation would be appropriate since the subject property already has a monument sign and wall
signage in excess of what the code would normally allow.
If the Planning Commission would like to recommend approval of the conditional use permit and variances,
Staff has prepared the following conditions of approval:

1. Compliance with Plans/Submittals. The site shall be utilized in substantial conformance with the
following plans on file with the Community Development Department.
a. Application (Gina Kazmerski)
b. Signage Plans

dated 08/23/2021
Undated

2. Sign Permit Required. The applicant shall obtain a sign permit prior to constructing their addition.
3. Conditional Use Permit Termination. Per City Code, a Conditional Use Permit will terminate if the
improvement has not substantially begun within one (1) year from the date of approval. The violation of
any condition of approval may result in the termination of the Conditional Use Permit, following a
hearing by the City Council.
4. Variance Termination. Per City Code, a Variance will terminate if the improvement has not substantially
begun within one (1) year from the date of approval. The violation of any condition of approval may
result in the termination of the variance, following a hearing by the City Council.
Required Action
The Planning Commission has the following actions available on the proposed application:
A. Approval. If the Planning Commission wishes to recommend approval of the proposed Conditional Use
Permit and Variances, the following action should be taken:
•

Motion to recommend approval of a Conditional Use Permit and Variances for Two Wall Signs at 255
Douglas Street West.

B. Denial. If the Planning Commission wishes to recommend denial of the proposed Conditional Use Permit
and Variances, the following action should be taken:
•

Motion to recommend denial of a Conditional Use Permit and Variances for Wall Signs at 255 Douglas
Street West, finding that the signs do not meet the criteria for a Conditional Use Permit and do not
satisfy the variance criteria.

If the Planning Commission wishes to recommend denial of one or more variances, they should adopt a
finding that the variance(s) fail to meet the practical difficulty criteria.
ATTACHMENTS
A.
B.
C.
D.
E.
F.
G.
H.

Site Location Map
Street View of Subject Property from Douglas Street West
Street View of Subject Property From 5th Street
Applicant’s Existing Signage
Rendering of Proposed 20 Sq. Ft Wall Sign
Rendering of Proposed 5 Sq. Ft Wall Sign
Applicant’s Narrative
Relevant City Code

ATTACHMENT A
SITE LOCATION MAP

ATTACHMENT B
STREET VIEW OF SUBJECT PROPERTY FROM DOUGLAS STREET W

ATTACHMENT C
STREETVIEW OF SUBJECT PROPERTY FROM 5TH STREET SOUTH

ATTACHMENT D
APPLICANT’S EXISTING SIGNAGE

ATTACHMENT E
RENDERING OF PROPOSED 20 SQ. FT. WALL SIGN

ATTACHMENT F
RENDERING OF PROPOSED 5 SQ. FT. WALL SIGN

ATTACHMENT G
APPLICANT’S NARRATIVE

ATTACHMENT H
RELEVANT CITY CODE

Section 118-339
(a) Within residential zoning districts (R-1 through R-3) signs must comply with the following regulations:
(1) Aggregate property signage: The maximum gross signage for a property shall not exceed six square
feet in gross area unless otherwise excepted below.
(2) Individual signs: The maximum gross area per sign shall not exceed six square feet in gross area and
six feet in height, or as otherwise excepted below.
(3) The following types of signs are permissible:
a. Area identification signs.
b. Nonilluminated awning signs and nonilluminated canopy signs.
c. In the case of a residential business office as allowed pursuant to a conditional use permit for a
home occupation, the city council may permit a nonilluminated business sign, not to exceed six
square feet in an approved location. In the single-family residence (R-1) district, no home
occupation signage is allowed.
(4) The following types of signs require a conditional use permit:
a. Monument signs for institutional uses such as a church or recreational facility only, which shall be
allowed one monument sign per lot. No such sign shall exceed a gross area of 32 square feet.
b. Illuminated canopy and awning signs on nonresidential buildings.
c. Projecting signs.
d. Nonelectronic changeable copy signs.
e. Wall signs.
f. Box or cabinet signs for nonresidential uses.
g. Dynamic display signs, electronic changeable copy, and electronic graphic display signs, only when
located upon the monument sign of an institutional use such as a church or recreational facility and
subject to the following requirements:
1. The signage shall adhere to all requirements of subsection 118-339(c)(4)c.1 unless otherwise
stated below.
2. The electronic sign shall be turned off between 10:00 p.m. and 7:00 a.m.
3. No part of the display shall change more than once every 15 seconds.
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ACTION REQUESTED
A motion recommending approval or denial of a sign variance to allow more than 150 sq. ft. of total signage
at 104 5th Avenue South.
BACKGROUND/ DISCUSSION
Application
The Applicant, Mark Fenton on behalf of the South St. Paul Public Schools District, is requesting the following
approvals for their District Office at 104 5th Avenue South:
1. A Variance to allow more than 150 sq. ft. of signage on the building.
Review Timeline
Application Submittal: September 7, 2021
Planning Commission: October 6, 2021
Tentative City Council Meeting: October 18, 2021
60-Day Review Deadline: November 6, 2021
Background
Staff received an application from Mark Fenton of behalf of the South St. Paul School District for a sign
variance at 104 5th Avenue South. The applicant is proposing to replace their existing 13 sq. ft. awning sign
with a 48 sq. ft awning sign. The property already has more than 150 sq. ft of signage, the maximum amount
of total signage that is allowed “per property” in the C-1 Retail Business district, so increasing the size of the
existing awning sign will require a variance.
Site Characteristics
The subject property is a 1.3-acre commercial property located in the C-1; Retail Business District. The
property is located at the intersection of Marie Avenue and 5th Avenue South. The subject property has
multiple facades with multiple entrances that are a result of the previous uses of the spaces. The building

that the Applicant is requesting the sign variance for was formerly home to Pro Pharmacy. The property was
purchased by the SSP School District in 2015 for their district office. Prior to being used as a pharmacy, the
building was a grocery store (Glewwe Grocery Store). The School District also owns two adjacent suites
located along Marie Avenue. The previous uses of these suites include a bank and a retail store.
The school district has utilized each of these spaces for the different departments of their operation. The
applicant has stated that the current signage is not enough to direct the public to the appropriate offices.
The School District is also relocating their district office within their existing building to the main entrance
of the building along 5th Avenue South. This entrance has an awning sign today that reads “Family Education
Center.” The applicant is proposing the awning sign be replaced to read “South Saint Paul Public Schools.”
Variance Requests
As previously stated, the property currently has more than 150 sq.ft. of signage. Based on estimates by the
applicant, the property currently has 162.5 sq. ft. of signage. The applicant is proposing to remove the
existing 13 sq. ft. awning sign and replace it was a 48 sq. ft. sign which would be a net increase of 34.5 square
feet. If the variance is approved, the property would have approximately 197 sq. ft. of signage.
Relevant City Code
The subject property is in the C-1 district and is subject to the requirements for signs in the C-1 district as
found in Section 118-339. The relevant performance standards are underlined:
Section 118-339 – Permitted Signs by District
(f) Within the C-1: Retail business zoning districts signs must comply with the following regulations:
(1) Aggregate property signage: the maximum gross signage for a property shall not exceed
150 square feet in gross area.
(2) Individual signs: the maximum gross area per sign shall not exceed 100 square feet in
gross area and six feet in height.
(3) The following types of signs are permissible:
a. Area identification signs
b. Box or cabinet signs.
c. Monument signs.
d.Nonelectronic changeable copy signs.
e. Nonilluminated awning signs and canopy signs.
f. Projecting signs
g. Wall signs.
Variance Criteria
The Planning Commission is asked to review the proposed variance using the criteria laid out in the City
Code.
Staff is recommending approval of the sign variance with the following findings:
a. That the variance is in harmony with the general purpose and intent of the ordinance.

The sign size variance is in reasonable harmony with general purpose and intent of the sign ordinance. The
purpose of the sign code is to establish standards that balance “the needs for a well-maintained, safe, and
attractive community” with “the need for effective communications, including but not limited to business
identification.” The proposed sign would provide more effective wayfinding and business identification for
the public.
b. That the terms of the variance are consistent with the Comprehensive Plan.
The variance does not contradict the comprehensive plan.
c. That economic considerations are not the reasoning for the variance.
Economic considerations are not the reasoning for the variance. The Applicants’ desire for additional
wayfinding and visibility for the School District’s offices is the reasoning for the variance.
d. That the Property Owner proposes to utilize the property in a reasonable manner.
The property owner is proposing to use the property in a reasonable manner. It is reasonable for the
applicants to want additional signage to direct users to the correct office.
e. That the plight of the property is due to a unique circumstance not created by the property owner.
The need for this variance is a result of the unique space that is the School District’s offices. The former pharmacy
building, bank, and shops that make up the school district’s office create a unique situation that is difficult to
have effective wayfinding for without additional signage due to the multiple facades of the buildings.
Additionally, many of the applicant’s existing signs provide directions for visitors to the various offices that they
need to visit but fails to actually state the name of the organization that is housed in the buildings. The proposed
signage would optimize the site by making the building easily identifiable.
f.

That the variance will not alter the essential character of the neighborhood.
The variance will not alter the essential character of the neighborhood. The proposed signage would look
similar to the existing signage. Additionally, the proposed sign does not include any lighting and therefore,
would not be distracting to drivers.

Staff Recommendation
Staff recommends approval of the proposed sign variance, subject to the following conditions:
1. Compliance with Plans/Submittals. The site shall be utilized in substantial conformance with the
following plans on file with the Community Development Department.
a. Application (Mark Fenton/Niche Visual)
b. Narrative (Mark Fenton/ Niche Visual)
c. Drawing of Proposed Sign (Niche Visual)

dated 09/07/2021
dated 09/02/2021
undated

2. Sign Permit Required. The applicant shall obtain a sign permit prior to installing the new signage.
3. Variance Termination. Per City Code, a Variance will terminate if the improvement has not substantially
begun within one (1) year from the date of approval. The violation of any condition of approval may
result in the termination of the variance, following a hearing by the City Council.

Required Action
The Planning Commission has the following actions available on the proposed application:
A. Approval. If the Planning Commission wishes to recommend approval of the proposed variances, the
following action should be taken:
•

Motion to recommend approval of the sign variance to allow more than 150 sq. ft. of signage at 104
5th Avenue South, subject to the conditions outlined in the staff report.

B. Denial. If the Planning Commission wishes to recommend denial of the proposed variances, the following
action should be taken:
•

Motion to recommend denial of the sign variance finding that the variance does not present a
practical difficulty.

If the Planning Commission wishes to recommend denial of the variance, they should adopt a finding
that the variance fails to meet the standards for a practical difficulty.
ATTACHMENTS
A.
B.
C.
D.
E.

Site Location Map
Street View of Subject Property
Proposed Sign Plan
Existing Signage
Applicant’s Narrative

ATTACHMENT A
SITE LOCATION MAP

ATTACHMENT B
STREET VIEW OF SUBJECT PROPERTY

ATTACHMENT C
PROPOSED SIGN PLAN

ATTACHMENT D
APPLICANT’S EXISTING SIGNAGE

ATTACHMENT E
APPLICANT’S NARRATIVE

Note from City Staff: The Applicant initially was proposing a new 60 square foot awning sign but revised their application
after learning that awning signs are not allowed to take up more than 25% of the surface of an awning. This narrative was
written in support of the initial application before it was revised.
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Item Description:
Public Hearing for an Ordinance That Would Create the Reviewed By: Mike Lamb, Project Consultant
Mixed Markets and Makers District and Establish Standards
for Site Plan Review
ACTION REQUESTED
A motion recommending approval or denial of an ordinance that would create the Mixed Markets and
Makers District and establish formal standards for site plan review.
BACKGROUND/ DISCUSSION
Background
The 2040 Comprehensive Plan calls for a study and zoning update on Concord Street North between
Wentworth Avenue and the city’s northern border with Saint Paul. The entire corridor has been zoned
mixed-use since 2004 which matches the City’s official future land use map. Unfortunately, the existing
North Concord Mixed use (NCMU) standards have proven to be unworkable on Concord Street North due
to issues with parcel configuration, topography, and the sheer costliness and complexity of the NCMU Code’s
building design and site design requirements. City Staff has undertaken this zoning update in partnership
with Michael Lamb Consulting LLC. The project is funded by a “Statewide Health Improvement Partnership”
grant from Dakota County. The following activities have already taken place:
•

In April, City Staff sent out an informational mailing and a survey to property owners on the corridor
inviting them to participate in the project. The project team visited the corridor to study the land and
the existing businesses and the team met with several property owners to discuss the project.

•

In April and May, Staff and the project consultant facilitated two joint Worksession meetings with
the Planning Commission and City Council.

•

In June, the Planning Commission and the City Council reviewed a “corridor vision” document that
laid out the goals for the update. The City Council unanimously adopted a resolution approving the
corridor vision at their meeting on June 17, 2021.

•

In September, the Planning Commission and City Council reviewed an initial draft of the ordinance
and provided feedback. The City Council requested minor changes relating to parking regulations.

•

In September, the project team held an open house and invited affected property owners (via direct
mailing) and the general public (via online announcements).

Proposed Mixed Markets and Makers District
The project team used the “corridor vision” document as the basis for drafting a zoning update. As proposed,
the update will have the following format:
•

All of the properties currently zoned North Concord Mixed Use (NCMU) that are south of Wentworth
Avenue will be rezoned to Concord Gateway Mixed Use District 1 (CGMU-1). The CGMU district and
the NCMU district are nearly identical so these properties will see almost no change to their zoning
status.

•

All of the properties currently zoned North Concord Mixed Use (NCMU) that are north of Wentworth
Avenue will be rezoned to a new zoning district called the Mixed Markets and Makers District (MMM)

•

The MMM district will consist of four (4) different subdistricts. The subdistricts will be based on the
four distinct “character areas” that were identified in the corridor vision.
o MMM-1 is the area next to Saint Paul. This subdistrict will be flexible to allow lower-density
uses such as single-family homes, duplexes, and triplexes in addition to small commercial
buildings and apartment buildings.
o MMM-2 is the area around the old Cenex office building. This is the part of the corridor with
the deepest lots and the most potential for significant redevelopment and infill development.
This subdistrict is geared towards being business-friendly to encourage investment. Many
different uses will be allowed and development will be market-driven. There will be some
design guidelines in place to ensure that development is pedestrian-oriented.
o MMM-3 is a small area of land around the intersection of Concord Street and Bryant Avenue
near the entrance to Kaposia Landing Park. This area was historically a streetcar stop and
many of the existing buildings are already pedestrian-oriented. The goal of this subdistrict is
to develop this intersection into something truly special that the community will be proud of
which may become a regional destination and enhance the entrance to the park. This
subdistrict will have stricter design standards than the other subdistricts.
o

MMM-4 is the area at the southern end of the corridor ending at Wentworth Avenue. This
area has many shallow lots which are challenging to utilize and develop. It has a very eclectic
array of existing businesses. This subdistrict will allow a great deal of zoning flexibility to
hopefully allow these challenging parcels to be put to good use by creative property owners.

Key Concepts in the MMM Zoning District
The overarching goal of the MMM district is to encourage investment in North Concord by making
development regulations more straightforward and business-friendly. The City wants owners to be able to
invest in their properties without having to petition for variances. Some key concepts that are being
proposed are:
1. Property owners will have more options for exterior building materials than they do today.
2. New buildings in the MMM district must contain pedestrian-oriented design features such as windows,
doors, awnings, etc.

3. The MMM-2 and MMM-3 subdistricts will require new buildings to be up against the sidewalk with a
build-to-line requirement. The rules will be more flexible for the rest of North Concord.
4. As stated in the approved corridor vision, parking in the MMM district will be handled differently than it
is in the City’s other zoning districts. The approach that is being proposed is an emerging “best practice”
which many cities and towns across the United States are adopting in their mixed-use districts to help
new businesses be successful.
a. The City will require all buildings with residential units to provide off-street parking for those
units. The proposed parking requirements for multifamily residential buildings are based off of
the City’s 2019 parking study and are the same requirements that were placed on “The Yards”
development which was approved in 2020 through a PUD.
b. Commercial uses will not have a firm number of parking spaces that they are required to provide
in order to get the City’s permission to operate. Each commercial business will be allowed to
build its own parking facilities and can choose how many parking spaces to build based on their
needs. There are three exceptions to this policy:
i. Auto sales and auto repair businesses will still need to provide the full number of offstreet parking stalls required in the City Code. This is necessary because these uses are
auto-oriented and require a large amount of car storage.
ii. Businesses that require a Conditional Use Permit or a Planned Unit Development approval
must present a parking plan for review and approval by the City Council as part of their
CUP proposal, just as they do today.
iii. New buildings that are over 7,500 square feet in size and the adaptive reuse of existing
buildings that are over 15,000 square feet in size will require the Applicant to submit a
parking and circulation plan for review by the Planning Commission and City Council. The
City Council must approve the parking plan for these large developments. This is a new
requirement that was added based on City Council feedback at their September
Worksession.
c. The City is ONLY being flexible with the quantity of parking stalls, not the quality. All new parking
lots still must follow the City’s rules for stall size, surface paving, drive aisle size, curbing,
handicapped accessibility, drainage, and other requirements.
5. Almost all of the uses that are currently allowed in the NCMU district will continue to be allowed in the
MMM district. The general goal is “more flexibility” and several new uses are going to be allowed. The
uses in the MMM district will be listed out in a table format because some uses will be allowed in certain
subdistricts but prohibited in the others.
6. The MMM-1 subdistrict will allow small residential buildings like single-family homes, duplexes, and
triplexes.
7. The MMM district would allow “craft production” which is artisan manufacturing with a public-facing
component.

8. The MMM-2 and MMM-4 subdistrict would both allow fully screened exterior storage for contractors’
operations and craft production as an accessory use with a conditional use permit but will require the
storage to be at least 80 feet away from Concord Street.
9. The MMM-2 and MMM-4 subdistricts would allow commercial indoor storage as an accessory use. The
part of a building which is used for storage must be at least 80 feet away from Concord Street.
10. The MMM-4 subdistrict would allow auto sales as a conditional use but with a .25 Floor Area Ratio
requirement and a requirement that the property be at least 1 acre in size.
11. Existing nonconforming buildings that do not meet the MMM design requirements may still be
expanded. Major additions will require review by the Planning Commission and City Council through a
Conditional Use Permit.
12. As written, the MMM district would allow City Staff to approve development projects and site plans
administratively in some cases as long as the project does not involve platting, conditional use permits,
or variances (which all must be reviewed/approved by the City Council).
Other Goals of the Proposed Ordinance
In addition to replacing the North Concord Mixed Use zoning district with the Mixed Markets and Makers
District, the proposed ordinance would also:
•
•
•

Establish formal review procedures for site plans. This is currently missing from the City Code.
Add new zoning definitions to support the new district.
Update the Code’s rules for approving quasi-public structures to match the City’s actual practices.

How to Obtain More Information About the Project
If any members of the Planning Commission would like to review earlier materials relating to this project
including the approved Corridor Vision document, Staff has put together a project website which includes a
FAQ and detailed information regarding the existing zoning rules and some historical context for how the
existing rules came to be. The project website can be accessed at the following URL:
https://www.southstpaul.org/809/North-Concord-Mixed-Use-Zoning-DistrictRequired Action
A motion to recommend approval or denial of an ordinance that would create the Mixed Markets and
Makers District and establish formal standards for site plan review.
Attachments
A. Existing Zoning Map
B. Draft Ordinance
C. Proposed Zoning Map
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GB - General Business District
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CGMU1 - Concord Gateway Mixed Use District 1
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.8%
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NCMU - North Concord Mixed Use District
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2.7%
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.2%
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ROW - Right of Way
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Primary Surface
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0
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This Zoning map is a representation of various maps and ordinances that make up
the City of South St. Paul zoning code. Percentage of Acreage is calculated from
county parcel data. Results are representational and not to be used for purposes other
than zoning. For detail information pertaining to a specific property or zoning district,
please contact the City of South St. Paul Planning Department at http://www.southstpaul.org/
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ATTACHMENT B
DRAFT ORDINANCE
City of South St. Paul
Dakota County, Minnesota
Ordinance No. 13XX
AN ORDINANCE ESTABLISHING THE MIXED MARKETS AND MAKERS
DISTRICT, ESTABLISHING SITE PLAN REVIEW PROCEDURES, AND AMENDING
MISCELLANEOUS SECTIONS OF THE ZONING CODE TO ALIGN WITH THE
GOALS OF THE NEW DISTRICT
The City Council of the City of South St. Paul does ordain:
SECTION 1. REPEAL AND REPLACE. South St. Paul City Code Section 118-127 is hereby
repealed and replaced as follows:
Sec. 118-127. – MMM, Mixed Markets & Makers District.
a.
b.
c.
d.
e.
f.
g.
h.
i.

Purpose
Sub-Districts
Table 1. Permitted, Conditional, and Accessory Uses
Table 2. Dimensional Standards
Design and Development Standards
Performance Standards for Specific Uses
Nonconformities
Administration
Prohibited Uses

(a) Purpose. The purpose of the Mixed Markets & Makers (MMM) District is to provide for
flexibility of allowed uses in an effort to make the corridor more business-friendly, open to
development, and positioned to adapt to evolving use demands. This includes allowing a mix of
uses throughout the corridor and specific land development standards for each of four sub-districts.
The district is organized around two key ideas:
(1) A business-friendly, market-driven approach with reduced or no minimum parking
requirements for some areas/properties, and;
(2) Coordination with the Mississippi River Corridor Critical Area ordinance to establish
bluff-impact regulations that preserve the buildable potential of parcels along the
corridor.
(b) Sub-Districts. The district is comprised of four sub-districts that are based on the different
built character and conditions of each. Development and investment are guided by the SubDistrict Boundary and Regulating Plan, a consolidated table of uses (Table 1) and a
development standards table (Table 2). The standards in this section are intended to implement
the Corridor Vision document adopted by the City Council on June 21, 2021.

1

(1) Sub-District Boundaries.

2

(2) Sub-district MMM2 Regulating Plan.

3

(3) Sub-district MMM3 Regulating Plan.
a. Building Facade Types. In
sub-district MMM3, the
facades of new buildings
which face a public street
must have an especially high
level of pedestrian-oriented
design. The facade types
listed below are expressly
allowed. Any other proposed
building facade must be
reviewed by the City Council
as part of a site plan review:
1. Shopfront

2.

Common Entry

3. Stoop

4

(4) MMM2 and MMM3 Build-To Line Requirement.
a. Building build to line – In the MMM2 and MMM3 sub-districts, the building build-to
line (maximum building setback) shall be 0-10 feet.
1. For any lot with frontage on Concord Street, at least 50% of the footprint of the
principal building shall meet the build-to line requirement along Concord
Street.
2. The build-to line requirement stated above is also in effect for side streets in the
MMM3 district but the requirement may be waived or modified by the City
Council as part of a site plan review if it can be demonstrated that the proposed
building will create an overall positive pedestrian-oriented experience.

Graphic Illustrating Build-To Line (Maximum Building Setback)
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(c) Table 1. Permitted, Conditional and Accessory Uses.

Table 1 Principal Use

Single family detached dwelling
Two family dwelling
Three-family dwelling
Multi-family dwelling (4 or more units)
Mixed residential & commercial building
Live-work unit

P
P
P
C
C
P

Adult day care facility
Auto repair
Auto sales, leasing, and rental (may include service)
Body art establishment (subject to licensing)
Child day care facility
Catering
Churches, chapels & other worship buildings
Contractor operations with no exterior storage or
overnight parking of fleet vehicles & trailers
Craft production
Essential services
Gasoline service station
General retail business (within a building)
General service business (within a building)
Health club, dance studio or similar uses
Hotel or motel
Indoor commercial recreation
Medical or dental clinic
Municipal buildings & uses
Museum, library, theater & similar uses
Office
On-sale, off-sale liquor, beer or wine establishments
Parking ramps, garages & surface lots
Pet boarding, kenneling & grooming
Public & private parks & playgrounds
Reception or meeting hall
Recording studio
Restaurant, cafe, coffee shop, cafeteria or deli
School, public or private
Small wireless facility (see Sec. 54-402)
Veterinary Clinic
Accessory Uses
Car washes (accessory to gas station)
Drive thru facilities
Exterior storage for contractor operations and craft
production
Fences, signs, & decorative landscape features
Garages & accessory structures (see Sec. 118-208)
Home occupation (see Sec. 118-249)

MMM1

MMM2

MMM3

MMM4

X
X
X
P
P
P

X
X
X
P
P
P

X
X
X
P
P
P

C
C
X
X
P
C
P
P

P
C
X
P
P
P
P
P

P
X
X
P
P
P
P
P

P
C
C
P
P
P
P
P

C
P
X
P
P
P
X
X
C
P
C
P
C
X
C
P
X
C
C
C
P
C

P/C
P
C
P
P
P
P
C
P
P
P
P
C
C
C
P
C
P
P
P
P
P

P/C
P
X
P
P
P
P
C
P
P
P
P
C
C
C
P
C
P
P
P
P
P

P/C
P
C
P
P
P
P
C
P
P
P
P
C
C
C
P
C
P
P
P
P
P

X
X
X

C
C
C

X
X
X

C
C
C

P
P
P

P
P
P

P
P
P

P
P
P
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Notes

(f)

(f)
(f)

(f)

(f)

(f)
(f)

Commercial indoor storage
X
C
X
C
(f)
Off-site storage for contractor operations
X
C
X
C
(f)
Off-street parking and loading
P
P
P
P
Outdoor display/sales (no vehicles, boats or trailers) X
C
C
C
(f)
Vehicle Rental
X
C
X
C
(f)
P = Permitted Use
C = Conditional Use
X = Prohibited Use
Note: Uses marked with an (f) have special performance standards that are unique to the MMM district which are listed
in Subdivision (f) of this ordinance.

(d) Table 2. Dimensional Standards.

Table 2 Standards
Front setback/build-to range
Side setback - interior
Side setback – side street, corner lot
Rear setback
Maximum height
Minimum lot width
Minimum lot area
Maximum commercial Floor Area Ratio (FAR)
Maximum lot coverage by buildings- residential
Minimum lot coverage by landscaping- residential
Maximum lot coverage by driveways & surface
parking- residential
Maximum lot coverage by buildings- nonresidential
and mixed use
Minimum lot coverage by landscaping- nonresidential
& mixed use
Performance standards for Parking Design and Supply

MMM1
15’ min
30’ max
(1)(2)
5’ min
9’ min (1)
10’ min
35’ (3)
40’ min
5,000 sf
0.5 (4)
35% (5)
25%
25%

MMM2
0’ min
10’ max

MMM3
0’ min
10’ max

MMM4
0’ min
25’ max

0’
0’
12’
66’ (3)
NA
NA
NA
90%
10%
40%

0’
0’
0’
48’ (3)
NA
NA
NA
90%
10%
40%

0’
0’
0’
48’ (3)
NA
NA
NA
90%
10%
40%

50% (6)

95%

100%

100%

25%

5%

0%

0%

These standards are contained within the text of the
MMM Ordinance and Article VII of the Zoning Code

1) Nonresidential principal buildings and mixed-use buildings do not have a minimum setback requirement from street
right-of-way lines.
2) Existing single-family dwellings, two family dwellings, and three-family dwellings in the MMM1 subdistrict with front
setback nonconformities are not required to adhere to front setback requirements when additions, alterations, or
modifications are being constructed so long as the front setback nonconformity is not being increased. They may utilize the
front building line of the existing structure as their front setback line for additions and/or they may also construct additions
that reduce a nonconformity with the maximum setback requirement.
3) Additional height may be allowed with a Conditional Use Permit.
4) Additional FAR may be allowed with a Conditional Use Permit.
5) Residential buildings containing at least 3 dwelling units may increase lot coverage to 50% with Conditional Use Permit.
6) The maximum lot coverage by buildings for nonresidential and mixed-use buildings may be increased to 75% with a
Conditional Use Permit.
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(e) Design and Development Standards.
(1) Building materials.
a. At least 90% of any building façade facing Concord Street shall be Class I, II, or III
materials as defined in Section 118-9. In addition to the listed materials, finished wood
siding and engineered wood siding may also be used.
b. On a corner lot, at least 90% of the façade facing the side street shall be comprised of
Class I, II, or III materials as defined in Section 118-9. In addition to the listed
materials, finished wood siding and engineered wood siding may also be used.
c. Facades that face an interior property line or a rear property line may be comprised of
any combination of Class I, II, III, or IV materials, as defined in Section 118-9. In
addition to the listed materials, engineered wood siding may also be used.
d. Up to 10% Class IV or Class V materials may be used on any façade as an accent
material.
e. Single-family dwellings, two-family dwellings, and three-family dwellings in the
MMM-1 subdistrict shall be permitted to utilize any exterior building material that is
allowed for two-family dwellings in the R-2 zoning district.
(2) The façade of buildings along Concord Street shall include elements that relate to pedestrians
which must be oriented towards Concord Street. These should include doors and windows,
texture, projections, awnings and canopies, ornament, etc. There shall be a primary pedestrian
building entrance which faces Concord Street (a door at the corner of an intersection will
satisfy this requirement).
(3) Exterior building walls facing Concord Street and side streets on corner lots shall not exceed
50 feet in length without including at least two of the following: change in plane, change in
texture or masonry pattern, windows, or an equivalent element that subdivides the wall into
human scale proportions.
a. This provision shall not apply to single-family dwellings, two-family dwellings, and
three-family dwellings in the MMM-1 subdistrict.
(4) Accessory buildings. Accessory buildings shall be constructed of similar materials and colors
as the principal building. Unique accessory buildings which differ from the principal building
to create a deliberate aesthetic effect and accessory buildings that are over 200 square feet in
size may be allowed through a site plan review by the City Council.
(5) Trash/recycling enclosure. Any trash storage that is not contained within a building must be
completely screened by a trash enclosure.
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a. Trash enclosures should be constructed of concrete, block, or a similar incombustible
material and the enclosure shall be surfaced or painted to match or complement the
principal building. Chain link fences with privacy slats are not permitted as a trash
enclosure material.
b. Trash enclosures need not be covered or roofed, but all trash within uncovered
enclosures must be stored in covered receptacles. Manufactured containers specifically
designed for trash storage and removal may be used provided they are covered and
maintained in a neat, attractive manner and remain adequately painted.
c. Properties that have existing legal nonconforming exterior trash handling may
construct a trash enclosure out of composite decking material. Trash enclosures
constructed of composite decking material must be placed at least ten feet away from
the principal building unless the principal building is equipped with sprinklers.
(6) Loading docks. Shall not be located in a front yard and doors shall not face Concord Street.
(7) Mechanical equipment screening. Mechanical equipment which is located on the ground or
protrudes from the side of a building shall be screened in a manner that is consistent with the
standards laid out for the GB and Industrial districts in Sec. 118-9. Mechanical equipment
that is located on a rooftop shall be screened in accordance with Section 118-242.
(8) Building height is defined as the vertical distance from the average elevation of the finished
elevation of the site to the average height of the highest roofline.
(9) Landscape improvements.
a. All land area not occupied by buildings, structures, accessory structures, parking areas,
driveways, sidewalks, or other hard surface areas shall be sodded or mulched and
landscaped with approved ground cover, flowers, shrubbery and trees.
b. At least ten percent of the total land area within the perimeter of private parking and
driveway areas shall be landscaped.
c. At least one overstory tree shall be provided for every 1,500 square feet of landscaped
area on the entire lot.
(10)

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

Surface parking as an accessory use:
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1. Surface parking is prohibited in the front yard directly in front of a
building. Parking shall be provided to the side or rear of buildings in
midblock areas.
2. Surface parking stalls shall be set back at least 5 feet from side and rear
property lines. This requirement may be reduced to zero in cases where
a cross-access easement is put in place to allow cars to circulate between
adjacent properties.
3. Surface parking shall be set back at least 5 feet from the front property
line. This requirement may be reduced in situations where an applicant
demonstrates that they are able to provide code-compliant screening for
their surface parking within a smaller setback area, such as by
constructing a masonry wall.
c. Surface parking as a principal use.
1. Shall not be located on corner lots.
2. Shall be set back at least 80 feet from the Concord Street right-of-way,
as shown on the regulating plans.
3. Public parking lots may be closer than 80 feet to the Concord Street
right-of-way but still must comply with all other requirements outlined
in this ordinance.
d. Parking Minimums, Residential.
1. A minimum of 2 spaces is required for a single-family dwelling.
2. A minimum of 3 spaces is required for a two-family dwelling.
3. A minimum of 4 spaces is required for a three-family dwelling.
4. The design requirements for the parking facilities of single-family
dwellings, 2-family dwellings, and 3-family dwellings in the MMM1
district shall be the design requirements that are in place for 2-family
dwellings in the R-2 district
e. Parking Minimums, Multi-Family. In multi-family buildings, one-bedroom and
efficiency units shall provide at least one parking space per unit. All units with more
than one bedroom shall provide at least two parking spaces. Dens, libraries, and other
extra rooms within dwelling units that can be converted to a legal bedroom shall each
count as one bedroom.
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f. Parking Minimums, Commercial / Mixed Use. There shall be no set minimum parking
requirements for most nonresidential uses in the MMM districts. The following parking
supply requirements are in effect:
1. Auto sales/service and auto repair, which are car-oriented uses that
require extensive car parking, must continue to adhere to the minimum
parking requirements listed in Section 118-354.
2. With conditional uses and planned unit developments, spaces shall be
provided in the amounts and locations as per approved site
development and use plans and conditions, as may be determined by
City Council. The City Council will consider factors such as industry
guidelines, travel demand management strategies implemented by the
applicant, parking need studies provided by the applicant, availability
of transit and pedestrian connections, availability of on-street and
shared parking, and any dedicated bicycle parking that is provided at
or near the proposed use.
3. New construction of a principal building that has more than 7,500
square feet of gross floor area shall require a circulation and parking
plan for review by the City Council as part of a formal site plan review
if the project does not adhere to the minimum parking requirements
listed in Section 118-354. The City Council may approve, reject, or
approve with modifications any circulation and parking plan. The City
Council may establish a minimum parking requirement for these
projects and will consider factors such as industry guidelines, travel
demand management strategies implemented by the applicant, parking
need studies provided by the applicant, availability of transit and
pedestrian connections, availability of on-street and shared parking,
and any dedicated bicycle parking that is provided at or near the
proposed use.
4. The reuse of an existing principal building that has more than 15,000
square feet of gross floor area shall require a circulation and parking
plan for review by the City Council as part of a formal site plan review
if: (1) the project involves a change of use, (2) the new use requires more
parking under Section 118-354 than the former use, and (3) the new use
will not adhere to the minimum parking requirements listed in Section
118-354. The City Council may approve, reject, or approve with
modifications any parking and circulation plan. The City Council may
establish a minimum parking requirement for these projects and will
consider factors such as industry guidelines, travel demand
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management strategies implemented by applicant, parking need
studies provided by applicant, availability of transit and pedestrian
connections, availability of on-street and shared parking, and any
dedicated bicycle parking that is provided at or near the proposed use.
g. All provisions of Article VII of the Zoning Ordinance, which regulates off-street
parking and loading, shall be in effect in the MMM districts unless explicitly stated
otherwise in this Section. In situations where there is a conflict between the MMM
ordinance and Article VII, the provisions of the MMM ordinance shall prevail.
h. Screening on public street frontage. Where parking fronts a public ROW it shall be
screened with an edge planting, decorative fence, wall, or a combination of these
elements that is at least 36” high. The screening shall also include one overstory tree
per 30 feet, on center, of lot perimeter unless this requirement is waived or modified
by the City Engineer in situations where the parking setback area is not sufficiently
wide to allow the planting of overstory trees without damaging adjacent
infrastructure. The graphic below shows an example of screening that could be
employed to satisfy this requirement.

Public Street Frontage Screening Example

(f) Performance Standards for Specific Uses.
In addition to performance standards found elsewhere in the City Code, the following performance
standards are in effect for a number of specific uses in the MMM district:
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(1) Accessory outdoor sales and display.
a. Shall only be permitted within an area not greater than one thousand (1,000) square
feet or ten (10) percent of the gross floor area of the ground floor of the building,
whichever is greater
b. Shall be located at least twenty-five (25) feet from any residentially used or zoned
property.
(2) Auto sales, leasing, rental.
a. Requires minimum 1-acre site and minimum Floor Area Ratio (FAR) of .25.
b. Surface parking lots for displays of for-sale vehicles must adhere to the same
screening requirements as customer parking areas.
c. May include automobile repair and service uses.
(3) Child day care facility.
a. If a child care center has a play area which is located in a front yard or adjacent to
a public or private street, the play area shall be surrounded by a fence that is at least
three and one-half (3/12) feet in height.
b. The fencing requirement shall not be applicable to group family day cares, as
defined in Section 118-8.
(4) Commercial indoor storage.
a. Commercial indoor storage as an accessory use shall require a conditional use
permit.
b. Commercial indoor storage is limited to being located within the principal building.
c. That portion of the principal building that is used for commercial indoor storage
must be located at least 80 feet from the Concord Street right-of-way. A conditional
use permit application shall include a site plan and floor plan that demonstrates
compliance with this requirement.
(5) Craft production.
a. Must include a retail/eating/drinking/tasting component that is open to the public
and occupies a minimum of 10% of usable space.
b. All production and processing activities are to be conducted within an enclosed
building. Distribution activities must be conducted within an enclosed building
unless otherwise allowed by conditional use permit.
c. May include accessory exterior storage, subject to the provisions outlined in this
ordinance.
d. Craft production of alcoholic beverages shall require a conditional use permit.
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e. Any craft production use with a gross floor area that is greater than 10,000 square
feet shall require a conditional use permit.
(6) Drive thru or drive in lanes are not allowed within the building build-to range or in front
of any building; they must be located to the side or rear of a building.
(7) Exterior storage.
a. Exterior storage is allowed only as an accessory use. It requires a conditional use
permit and must abide by Section 118-240.
b.

All exterior storage must be set back at least 80 feet from the Concord Street rightof-way.

c. Exterior storage shall be screened with a wall or privacy fence a minimum of 60”
(inches) high. Chain link fences with privacy slats are not permitted as screening
for exterior storage.
d. Off-site exterior storage, which requires a conditional use permit, is allowed only
as an accessory use. The off-site exterior storage site must be located within 2,640
feet of the principal use and the principal use must be located within the MMM
district. The distance shall be measured from the nearest property line of the two
parcels.
(8) Live/work unit.
a. The office or business component of the unit shall not exceed 30% of the total gross
floor area of the unit.
b. The business component of the live-work unit may include offices, small service
establishments (not including auto service or repair), homecrafts which are
typically considered accessory to a dwelling unit, and the limited retailing of goods
that can be sold as a permitted use in the underlying MMM sub-district, by
appointment only.
c. The size and nature of the work space shall be limited so that the building type may
be governed by residential building codes. An increase in size or intensity beyond
the specified limit would require the building to be classified as a mixed-use
building. Likewise, the use of the unit for a type of business not listed above would
require the building to be classified as a mixed-use building and the use would then
be subject to applicable zoning requirements.
(9) Pet boarding, kenneling, and grooming are allowed only during normal daytime business
hours from 7 AM to 8 PM.
(10)

Vehicle rental.
a. Vehicle Rental as an accessory use shall require a conditional use permit.
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b. Rental vehicles must be stored at least 80 feet from the Concord Street right-of-way
in a clearly marked designated area that is identified in the conditional use permit.
c.

The conditional use permit shall establish a maximum number of rental vehicles
that can be stored on the property and may include limitations on the type and size
of rental vehicles that can be stored on a particular property. It is not the intent of
this ordinance that vehicle rental be the principal use of a property or that the use
consumes a large amount of space on any particular property.

d. This section is not intended to restrict the parking of shared passenger vehicles that
are provided by a car sharing provider that has been authorized to operate in South
St. Paul.
(11)

Veterinary clinics.
a. All activity shall take place completely within an enclosed building with
soundproofing and odor control. Outdoor kennels are prohibited.

(12)
No multi-family residential development or mixed-use development shall be
permitted to exceed the maximum density per acre established in the Comprehensive Plan.

(g) Nonconformities.
(1) Nonconformities shall be administered consistent with State Statute and the City’s adopted
nonconformity ordinance unless otherwise noted in this section.
(2) Requirements for expansion or enlargement of existing nonconforming buildings.
a. The total square footage or percentage of any and all previous expansions to an
existing nonconforming building that have taken place since November 1, 2021
shall be aggregated for calculating the size or percentage of the total expansion to
the existing building under the terms of this section.
b. Expansion or enlargement of nonconforming buildings. Any expansion of an
existing nonconforming building shall be constructed using compatible materials,
colors, and architecture. If an expansion(s) or addition(s) is greater than 10,000
square feet or if the expansion(s) or addition(s) adds more than 50 percent to the
building’s original floor area, a conditional use permit is required and the City may
add reasonable design conditions to comply with the MMM district’s design
requirements.
c. Applicability to Nonconforming Uses. It is not the intent of this section to permit
the expansion of a nonconforming use. That portion of a nonconforming building
that is expanded under the terms of this section may only contain allowed uses.

(h) Administration.
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(1) Permitted uses and development plans in the MMM District must be submitted to the
Zoning Administrator for review. The Zoning Administrator, after seeking comment from
the City’s other departments and any relevant regulatory agency, shall have the authority
to approve site and building plans so long as the proposed use is permitted and the site and
building plan is fully compliant with all of the terms of this ordinance. At their discretion,
the Zoning Administrator may refer a Site and Building Plan to the Planning Commission
and City Council for review.
(2) Variances shall be processed in accordance with section 118-39.
(3) Conditional use permits shall be processed in accordance with section 118-40.
(4) Appeals shall be processed in accordance with section 118-38.

(i) Prohibited uses. The following uses of land or buildings in the MMM District are prohibited:
(1) State-licensed residential care facilities.
(2) Within the MMM District, no structure or land may be used for small wireless facilities
located outside of the right-of-way.
SECTION 2. ENACTMENT. South St. Paul City Code Section 118-47, Site Plan Review is
hereby enacted as follows:

Sec. 118-47- Site Plan Review.
(a) Purpose. The purpose of this Section is to establish the City’s site plan review procedures
and provide regulations pertaining to the enforcement of site design standards consistent with the
requirements of this Ordinance.
(b) Type of Review.

(1) Administrative Review. The site plans for projects, including but not limited to
those types of projects listed below, may be reviewed and approved
administratively by the Zoning Administrator or their designee in coordination
with the City’s other departments and any relevant regulatory agencies, however,
the Zoning Administrator may, at their discretion, refer any site plan to the
Planning Commission and City Council for review:
a. Modifications to existing multifamily buildings in residential zoning
districts where the modification does not add additional dwelling units,
wholly conforms to the City Code, and does not require a conditional use
permit, variance, or other City Council approval.
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b. Minor modifications to existing commercial, industrial, and institutional
buildings where the modification wholly conforms to the City Code and
does not require a conditional use permit, variance, or other City Council
approval.
c. Accessory structures, accessory buildings, and accessory parking and
loading facilities that wholly conform to the City Code and do not require
a conditional use permit, variance, or other City Council approval.
d. Projects located in the MMM district that conform wholly to the City
Code and do not require a conditional use permit, variance, or other City
Council approval.
(2) City Council Review. Site plans for the following projects shall automatically
require review by the Planning Commission and approval by the City Council
unless it is explicitly stated elsewhere in the ordinance that a specific type of
project may be approved administratively:
a. New construction in the C-1, GB, CGMU, I, I-1, RT, and NRDD districts
and new construction of buildings for institutional uses in the R districts.
b. Substantial alterations that make a change to the footprint of an existing
principal structure in the C-1, GB, CGMU, I, I-1, RT, and NRDD districts
or a substantial alteration that makes a change to the footprint of an
institutional use in an R district.
c. New construction of a multifamily building with three or more units in any
R district or any project that adds additional dwelling units to an existing
multifamily building in an R district.
(3) Exempt from Site Plan Review. Except in those cases specifically cited within
this Ordinance, the following shall be excepted from the requirements of this
Section and shall be processed through the building permit review process:
a.
b.
c.
d.

Single- and Two-Family Dwellings
Three-Family dwellings in the MMM district
Noncommercial hangars at the Fleming Field Municipal Airport
Recreational structures and buildings in public parks

(c) Evaluation Criteria. The City shall evaluate the proposed site plan based upon compliance
with the City Comprehensive Plan, provisions of this Ordinance and other applicable chapters of
the City Code
(d) Required Site Plan Application Information and Materials. The following information shall
be submitted with all site plan applications unless waived by the Zoning Administrator.
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(1) A completed Planning and Zoning Application including the property owner’s
signature or a letter of consent.
(2) A certified land survey depicting the following:
a.
b.
c.
d.
e.
f.
g.
h.

Scale of plan;
North point indication;
Existing boundaries with lot dimension and area;
Existing site improvements;
All encroachments;
Easements of record;
Legal description of the property; and
Wetlands, lakes, springs, rivers or other waterways bordering on or running
through the subject property.

(3) A scaled site plan showing:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.

Lot Size;
Lot Location;
Adjacent streets to the site;
Dimensions, location, and setbacks of existing and proposed buildings and
structures;
Locations of buildings on adjacent properties within 100 feet of the exterior
boundaries of the subject property;
Existing and proposed parking and loading areas and access drives, types of
surfacing, curbing and drainage;
Sidewalks, walkways, and trails;
Proposed fences, walls, retaining walls, and other similar improvements;
Total amount of building coverage; and
Total amount of impervious surface coverage and/or total amount of
landscaped area.

(4) A narrative from the applicant explaining the request including:
a.
b.
c.
d.
e.

Type of business/activity;
Expected activities on the site;
Number of Employees on site;
Number of anticipated customers at any one time on site; and
Hours of operation.

(5) Architectural elevations and dimensions of proposed buildings with exterior
materials labeled.
(6) Building and floor plan (drawn to scale).
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(7) Landscaping plan (including location, size and species of materials being planted).
(8) Stormwater management plan.
(9) Grading plan.
(10)

Utility plan.

(11)

Drainage plan.

(12) Other plans and information that may be required by the Zoning Administrator
including but not limited to:
a.
b.
c.
d.

Lighting and photometric plan;
Sound control plan;
Odor management plan;
Architectural elevations of all buildings (type, color, and materials used for all
external surfaces);
e. Plans depicting fences, retaining walls, or other accessory structures;
f. Fire protection plan; and/or
g. Trash handling plan and trash enclosure plan.
(e) Site Plan Review Procedure.
(1) Prior to commencing any construction, an application for site plan approval shall be
submitted to the city by the applicant or their authorized agent. The completed
application with all required attachments shall be submitted to the Zoning Administrator
along with an application fee and escrow deposit as established by the City Council.
Pursuant to state statute, an application for site plan approval shall be approved or denied
within sixty (60) days from the date of its official and complete submittal unless extended
pursuant to Statute or a time waiver is granted in writing by the applicant.
(2) In the case of an administrative site plan review, the Zoning Administrator or designee
shall reach a decision on the application within sixty (60) days of the receipt of a
complete site plan application. If a site plan requires City Council approval, the Zoning
Administrator shall place the application on the agenda of the Planning Commission’s
next regular meeting to begin the process.
(3) The Zoning Administrator shall instruct appropriate staff persons to prepare technical
reports where appropriate, and provide general assistance in conducting an evaluation of
the request.
(4) The Planning Commission shall review the site plan submittal. After said review,
the Commission shall make a recommendation for approval or denial to the City Council.
The Commission shall draft written findings of fact to support any recommendation of
denial.
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(5) The City Council shall review the site plan application and shall either approve the site
plan upon determining that it is consistent with the City Code or deny the site plan upon
determining that it is not consistent with the City Code.
(6) Conditions and restrictions may be imposed on a site plan approval to protect the public
interest and to secure compliance with the requirements of this Ordinance.
(f) Lapse of site plan approval. Unless otherwise specified in the approval, a site plan
approval shall lapse and become null and void one year following the date on which the
application was approved, unless prior to the expiration of one year, the applicant or property
owner has substantially started the construction of any building, structure, addition/alteration, or
use requested as part of the approved plan. The property owner or applicant shall have the right
to submit a request for a time extension which may be granted by the Zoning Administrator in
the case of an administrative site plan approval or by the City Council in the case of a site plan
approval that they have granted.
(g) Appeals. Appeals from a Zoning Administrator decision shall be made within 60 days of the
Zoning Administrator decision by filing a written notice with the City Clerk stating the action
from which the appeal is made and the specific reasons for the appeal. The appeal shall follow
the procedures outlined in City Code Section 153.026.
SECTION 3. AMENDMENT. South St. Paul City Code Section 118-8, 118-9, 118-95, 118208, 118-239, 118-240, 118-262, 118-263, 118-267, and 118-273 are hereby amended as follows:
Sec. 118-8. - Lots, distances, and definitions.
Craft Production means a commercial use that involves the production of arts, crafts, foods,
beverages or other product with on-site production and assembly of goods primarily involving the
use of hand tools and/or small-scale equipment. Due to the limited scale of the activities and small
boutique nature of craft production establishments, they are compatible, and are often co-located
with, retail sales and service uses. This use category includes but is not limited to ceramic art, glass
art, candle-making, custom jewelry manufacture, bakeries, confectionaries, butchers, coffee
roasting establishments, and food and/or beverage production.
General Retail Sales retail sales means retail sale of products to the general public, sometimes
with provision of related services, and produce minimal off-site impacts. General retail sales
include but are not limited to the following:
(a)

Antiques and collectibles store;

(b)

Art gallery;

(c)

Bakery;

(d)

Bicycle sales and repair;

(e)

Book store, music store;

(f)

Butcher shop;
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(g) Candy store;
(h)

Clothing and accessories;

(i)

Deli;

(j)

Drugstore, pharmacy;

(k)

Electronics sales and repair;

(l)

Florist;

(m)

Food and related goods sales;

(n)

Furniture store;

(o)

Jewelry store;

(p)

Hardware store;

(q)

News stand, magazine sales;

(r)

Office supplies;

(s)

Pet store;

(t)

Photographic equipment, film developing;

(u)

Stationery store;

(v)

Picture framing; and

(w)

Video store.

General Service Business means a business that provides services to the general public that
produce minimal off-site impacts. Service businesses include but are not limited to the following:
(a)

Bank, credit union;

(b)

Barber and beauty shops;

(c)

Dry-cleaning pick-up station;

(d)

Food shelf;

(e)

Interior decorating/upholstery;

(f)

Laundromat, self-service;

(g)

Locksmith;

(h)

Mailing and packaging services;

(i)

Massage center;

(j)

Medical or dental clinic or laboratory;

(k)

Photocopying;

(l)

Post office;

(m)

Radio and television service and repair;

(n)

Shoe repair;
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(o)

Small appliance repair;

(p)

Tailor shop; and

(q)

Watch repair, other small goods repair.

Live-work unit means a dwelling unit in combination with a shop, office, studio, or other work
space within the same unit, where the resident occupant both lives and works.
Nonconforming use, lot, or buildings means any legal use or lot already in existence, recorded, or
authorized before the adoption of the ordinance from which this chapter is derived, or
amendments thereto, that would not have been permitted to become established under terms of
the zoning code as now adopted. A nonconforming building is one which does not meet the
minimum height, bulk, density, and yard requirements of this chapter; a nonconforming building
or structure or portion thereof which is or hereafter becomes vacant and remains unoccupied for
a continuous period of one year shall be deemed abandoned and shall not thereafter be used.
(1) In any R-1, R-2, R-3 and R-4 district, a legally existing two or more family residential
use shall not be nonconforming as to use of structure and land and may be enlarged,
extended, reconstructed or altered, provided no additional dwelling units are added on
the lot and that the yard setback and percent of land use requirements of the district in
which that use is a permitted use are met.
(2) In any C-1, CGMU, MMMNCMU or GB district, existing residential uses shall not be
nonconforming as to use of structure and land and may be enlarged, extended,
reconstructed or altered, provided that no additional dwelling units are added on the lot
and that the minimum requirements of the R-2 district are met.
Veterinary clinic means an establishment for the routine examination, medical or surgical
treatment and care of domestic household pets generally with overnight boarding facilities for pets
in care, but without kenneling of animals.

Sec. 118-9. - Architectural requirements.
(c) Nonresidential structures.
(4) Exterior design standards. Exterior surface materials of buildings are subject to the
following:
b.

Incorporation of materials: Buildings must incorporate classes of materials in the
following manner:
1.

Office, commercial, and institutional buildings: Must use at least two
different Class I materials and be composed of at least 60 percent, Class I
materials, not more than 40 percent, Class II or III materials, and not more
than ten percent of Class IV materials.
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i.

Buildings within the CGMU and MMMNCMU, zoning districts
shall comply with the standards as established in subsections 118125(h) and 118-127(g).

Sec. 118-95. Zoning use districts established.
The city is divided into the following zoning use districts:
(6)

NCMU, North Concord mixed-use district. MMM, Mixed Markets and Makers district

Sec. 118-208. Accessory buildings and structures.
(e) Maximum size.
(2) All other uses:
a.

Accessory buildings shall not exceed the footprint to the principal building to
which they are accessory.

b.

Accessory buildings larger than 200 square feet shall require a conditional
use permit unless a different process for review is provided in a specific
zoning district.

Sec. 118-239. The principal building.
(a) Unless otherwise noted in a specific zoning district, principal buildings with more than one
principal use, in which one of those uses is a dwelling unit and the other is nonresidential,
shall require a conditional use permit to ensure that a proper and safe space is provided for
the residential portion of the building.

Sec. 118-240. Exterior storage.
(a) No exterior storage is allowed on property used for residential purposes. In all zoning
districts, all materials, equipment, and personal property shall be stored within a building or
fully screened so as to not be visible from adjoining properties or public rights-of-way.
Exterior storage is only allowed by a conditional use permit in the following commercial
zoning districts (except as provided in section 118-129):
(4) NCMU, North Concord mixed-use district MMM, Mixed Markets and Makers
District; and
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Sec. 118-262. Visual standards and building permits.
(b) Before construction may begin and before a permit is issued for any building, structure, or
land use, the applicant shall, if necessary, submit an application for a site plan review
consistent with the provisions outlined in Section 118-47. other than those a single-family
or two-family dwelling home, a complete set of plans (two copies required), including lot
size, building location, drives, parking, loading areas, storage, utilities, fences, sidewalks,
screening, drainage plan, landscaping, exterior elevation of the proposed building, and such
other information as may be required or requested, shall be submitted to the city engineer.

Sec. 118-263. Quasipublic structures.
No quasipublic structure shall be located within the public right-of-way except with the
written approval of the City Engineer. by conditional use permit. Such structures shall include
trash containers, bicycle racks, benches, planting boxes, awnings, flagpoles, light standards,
stairs, light wells, loading wells, church directional signs, bus stop shelters, newspaper racks and
dispensers, unapproved roadway parking of vehicles, and similar uses (see also section 118-207).
Sec. 118-267. - Multifamily residential, townhouses, and cluster developments.
(a) Applicability. This section applies to multifamily residential, townhouses, and cluster
developments in the R-3 and R-4 zoning districts.
(ab) Building permits required. A building permit shall be required for the construction of and
before a certificate of occupancy is issued for the repair, remodeling, or reconstruction of any
structure containing or intended to contain three or more dwelling units.
(bc) Comprehensive municipal plan to control. No multifamily residential rezoning or conditional
use permit shall be issued for a structure to contain three or more dwelling units unless the lot
or land parcel for which the permit is requested shall be located in a multiple residence district
as shown in the comprehensive municipal plan, and such application where the lot is not
located in the proper multiple residence district shall constitute a request to amend the
comprehensive municipal plan to include said lot or parcel in such multiple district. In such
case, the planning commission shall consider and hold a public hearing on said proposed
change. In the consideration of the question, the city shall consider the neighborhood area in
which the parcel is located and shall make its findings and recommendations to the city
council. If the council shall, by resolution, effect a change so as to include the parcel in the
proper multiple residence district in the comprehensive municipal plan, the city shall process
the application for a multifamily residential zoning district.
(cd)

Application. The application for an multifamily residential zoning district shall be made on
forms prepared by the city engineer and shall be accompanied by a site plan or a series of
plans showing the following information:

24

(de)

Financial resources. The applicant shall demonstrate financial capacity to perform all the
requirements included in the permit, and the city council may, in its own discretion, require a
performance bond running to the city to ensure proper performance, in such amount as it shall
determine.

(ef)

Standards. In addition to the requirements imposed in other provisions of this chapter
applicable to the district in which a multiple dwelling is constructed, the following additional
standards shall apply:

(fg)

Density requirements. Net density calculations shall not include any part of a public street
right-of-way, but shall include private drives, private streets, parking space, the area occupied
by buildings, utility easements and similar uses. Certain density credits may be provided under
planned unit development and other conditions, as provided for in this Code; in addition, the
following density credits may be provided:

(gh)

Conversion of existing residential building to multiple dwelling use. Buildings originally
designed for one or two families and in existence on the effective date of the ordinance
adopting this chapter may be converted or expanded to accommodate additional dwelling units
by the issuance of a conditional use permit, provided that they conform to the following
standards:

(hi)

Location standards for three-family or more homes. The following standards shall be
mandatory before a conditional use permit or zoning may be approved, and the city council
shall make specific findings that such standards are complied within its determination:

(ij)

Townhouses. Townhouse developments and twin houses consist of the placing of common
wall residential dwelling units in compact groupings. Townhouse developments and twin
houses shall be permitted in such residential districts as permit multiple dwellings of
comparable size and number.

(jk)

Cluster developments. Cluster developments shall be permitted in any multiple-family
district by the issuance of a planned unit development conditional use permit.

Sec. 118-273. Exceptions to the minimum requirements for all districts.
(2) Permitted encroachments into required yards and setback areas.
d.

In residential zoning districts (R-1, R-2, R-3, and R-4) and single-family
dwellings, two-family dwellings, and three-family dwellings in the MMM1
subdistrict:

SECTION 4. AMENDMENT. The Zoning Map is hereby amended pursuant to the attached
Exhibit A. This exhibit depicts all of the parcels currently zoned NCMU-North Concord Mixed
25

Use which are north of Wentworth Avenue being rezoned to MMM- Mixed Markets and Makers
Subdistricts 1-4 and all of the parcels currently zoned NCMU which are south of Wentworth
Avenue being rezoned to Concord Gateway Mixed Use District 1 (CGMU-1).
SECTION 5. SUMMARY PUBLICATION. Pursuant to Minnesota Statutes Section 412.191, in
the case of a lengthy ordinance, a summary may be published. While a copy of the entire ordinance
is available without cost at the office of the City Clerk, the following summary is approved by the
City Council and shall be published in lieu of publishing the entire ordinance:
This ordinance replaces the North Concord Mixed Use district with the Mixed Markets and
Makers district. It modifies several existing zoning code sections to properly align with the rules
for the new district. It adds several zoning definitions and modifies minor zoning rules in support
of the new district. It also establishes standards for site plan review.
SECTION 6. EFFECTIVE DATE. This ordinance shall become effective upon publication.
Approved:

_________________________

Published:

_________________________

_____________________________________
Christy Wilcox, City Clerk

Exhibits
A- Updated Zoning Map
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AGENDA ITEM 4.F

South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
10/6/2021

Item Description:
Public Hearing for an Ordinance Amending the Sign Code’s
Regulations for Wall Signs and Monument Signs

ACTION REQUESTED
A motion recommending approval or denial of an ordinance amending the sign code’s regulations for wall
signs and monument signs and establishing sign regulations for the new Mixed Markets and Makers District.
BACKGROUND/ DISCUSSION
Background
In recent years, the City has processed a large number of variance requests related to signage. Many
businesses and new developments have found it difficult or impossible to install new signage without getting
a sign variance or getting a PUD approval that includes sign variances. Historically, the City of South St. Paul
has had very restrictive sign rules “on the books” but has very frequently granted variances.
The status quo has some major downsides:
•

It is very difficult for City Staff to assist property owners when they ask “what signage can I have?”
There is usually no clear answer to this question since most major sign projects need variances.

•

Because the variance process is complicated and unpredictable, it leads many property owners to
abandon signage projects and instead continue to use outdated and unattractive existing signs that
are “grandfathered.”

•

Sign variances are time-intensive for City Staff to process. Each sign variance requires between 5-15
hours of total staff time, depending on the complexity of the variance request. The City processes
all variances “in-house” with existing staff so this time is taken away from work on other projects.

The Planning Commission informally discussed wall signage regulations at their August 2021 meeting and
directed Staff to bring forward an ordinance amendment that would remove several problematic design
requirements from the City Code. The proposed ordinance would implement the requested changes and
make further improvements to the wall sign ordinance, would clarify the code’s rules for monument
signage, and would update the sign code to align with the goals of the new Mixed Markets and Makers
district.

What are the Issues with South St. Paul’s Existing Design Standards for Attached Wall Signs?
An attached wall sign is a flat sign that is attached to the side of a building and does not project more than
1 foot from the building. The City Code currently contains four (4) fairly unusual design standards relating
to wall signs which are not seen in most other communities:
•

Two rules are in effect citywide in all zoning district (including industrial areas):
1. All wall signs must be at least 10 feet off the ground and cannot be higher than 15 feet off
of the ground.
2. All wall signs must be able to fit within a 3-foot wide horizontal band.

•

Two additional rules are in effect only in the mixed-use districts along Concord Exchange and
Concord Street North:
1. Traditional wall signs are banned. Wall signs can only be individual letters that are attached
directly to the building or attached to raceways that are attached to the building.
2. Businesses can put up a wall sign that includes their corporate logo (in addition to individual
letters) but only with the permission of the City Council through a Conditional Use Permit.

The citywide rules are problematic because they do not account for different types of buildings. Putting a
sign in a 3-foot wide band that is at least 10 feet off the ground but not more than 15 feet off of the
ground really only “works” for traditional retail buildings and strip malls. Even then, it does not work with
some building designs. This type of signage would look silly on many buildings such as, for instance, on a
50-foot-tall industrial building. This requirement is responsible for a large number of variance requests.
The rules about individual letter signs on Concord Street and Concord Exchange are very unpopular with
local businesses. It is seen as an unnecessary regulation that drives up costs and overcomplicates the
process of getting a new sign. Individual letter signs can be hard to maintain as they require the use of
many tiny fasteners and individual letters may fall off of the building and need to be replaced.
Where Did These Design Standards Come From?
These wall sign design standards were developed by a team of consultants working on the “Heart of the
City” mixed-use zoning district in Burnsville in 1999. Some of the same consultants worked on a zoning
project in South St. Paul in 2003 and they appear to have brought some of the signage regulations from
Burnsville’s code with them.
It is not typical to regulate wall signs with these types of design standards. Burnsville appears to be an outlier
and its rules for wall signage are much more rigid than anything found in other metro-area cities with
pedestrian-oriented areas such as Edina, Stillwater, Hopkins, Saint Paul, and Minneapolis. Notably, Burnsville
has removed most of these design standards from their Code in the years since 1999 although they do still
restrict wall signs to being standalone letters that are mounted directly onto buildings.

How Would the Proposed Ordinance Affect the Attached Wall Sign Regulations?
The proposed ordinance would remove the four problematic design standards for attached wall signs from
the City Code. This was the direction the Planning Commission stated that they wanted to go when this issue
was discussed in August. Citywide, all attached wall signs will still need to abide by the Sign Code’s other
standards such as:
•
•
•
•
•
•

No individual wall sign can exceed 10% of the total surface of a wall or 100 square feet.
No attached wall sign may project more than 12 inches off of a building.
No wall sign may extend vertically above the highest portion of the roof.
Each tenant in a multi-tenant building is allowed one (1) wall sign.
Every zoning district has a “maximum total square footage of signage” that is in place for each
property.
Residential zoning districts require a Conditional Use Permit for wall signs on churches, schools, and
other institutional uses.

Why do the Monument Sign Rules Need Clarification?
The Code’s rules for monument signs currently contain some confusing contradictions:
•

Section 118-333 contains a definition of monument signs which states that they may not exceed a
height of 10 feet in any zoning district.

•

Section 118-338 states that monument signs cannot exceed a height of 6 feet in any zoning district.

•

Section 118-339 contains a table that appears to say that monument signs are allowed to be 10 feet
in the GB and I-Industrial zoning districts but are limited to 6 feet in other districts.

The proposed clarification would make it clear that the GB and I districts have a 10-foot height limit and the
limit is 6 feet in all other zoning districts.
What Updates are Proposed for Projecting Wall Signs?
Projecting signs are wall signs that extend off of a building. They are popular in mixed-use districts because
they are eye-catching and oriented towards pedestrians. The City Code already allows them but places
restrictions on them that make it difficult to get them approved. For instance, the City currently requires a
Conditional Use Permit any time a projecting sign overhangs a right-of-way which is a significant barrier that
discourages this type of signage. Planning/Zoning Staff have worked with the City Engineer to update the
ordinance so that it continues to provide adequate protections for the right-of-way but will be more in line
with how projecting signs are regulated in nearby communities that want to encourage this type of signage.
What Updates are Proposed for the Mixed Markets and Makers District?
The sign code currently references the North Concord Mixed Use (NCMU) district which is being replaced
with the Mixed Markets and Makers District. The name of the district needs to be updated. Additionally, this
district is intended to be business-friendly with more flexible regulations that will decrease the need for
variances. The City currently caps every commercial or mixed-use property citywide at 150 square feet of
total signage. This often is not enough signage for large buildings on large properties which drives requests

for variances. The proposed ordinance, which is modeled after the language used in a similar mixed-use
district in Saint Paul, would allow each property in the MMM district to have 150 square feet of signage or
1 ½ times the lineal feet of lot frontage that the property has, whichever is greater.
Staff Recommendation
Staff recommends approval of the proposed ordinance. The ordinance would implement the changes that
the Planning Commission requested at their August meeting and would ensure that the sign ordinance aligns
with the goals of the new Mixed Markets and Makers district.
Action Needed
A motion recommending approval or denial of the proposed ordinance amendment.
ATTACHMENTS
A. Written Comments Received Prior to Public Hearing
B. Draft Ordinance

ATTACHMENT A
WRITTEN COMMENTS RECEIVED PRIOR TO PUBLIC HEARING

Comments from Neighbors Incorporated, located at 222 Grand Avenue West

ATTACHMENT B
DRAFT ORDINANCE
City of South St. Paul
Dakota County, Minnesota
Ordinance No. 13XX
AN ORDINANCE UPDATING THE SIGN ORDINANCE’S RULES FOR MONUMENT
SIGNS AND WALL SIGNS
The City Council of the City of South St. Paul does ordain:
SECTION 1. AMENDMENT. South St. Paul Section 118-336, 118-338, and 118-339 are hereby
amended as follows:
Sec. 118-336. Exceptions.
(g) Temporary signs, provided when they are used in conjunction with a promotional item,
special occasion, holiday or sale, they are discontinued within 30 days after installation
and are not displayed more than a total of 120 days per calendar year. Temporary signs
except as stated below, require a temporary sign permit.
(1) Construction signs up to 96 square feet may be allowed to remain longer than 30
days, provided that they are removed upon completion. Only one construction
sign is permitted per lot.
(2) Real estate signs, provided they are removed within seven days following the
lease or sale of the property or premises, there are no more than three signs per
property, and they comply with the following size restrictions:
i.

In the R-1 and R-2 districts, signs shall not exceed nine square feet in gross
area.

ii.

In the R-3 and R-4 districts, signs shall not exceed 18 square feet in gross
area.

iii. In the CGMU-1, and CGMU-2 and NCMU districts, signs shall not exceed
24 square feet in gross area.
iv. In the C-1, GB, MMM, and I districts, signs shall not exceed 32 square feet
in gross area.
(3) Community event signs provided they are displayed no more than 30 days prior to
the event and are removed no more than two days after the event.
(4) Sandwich board signs may be used in the C-1, CGMU-1, CGMU-2, and
NCMUMMM zoning districts provided they comply with the following:
Sec. 118-338. General provisions applicable to all zoning districts.
(d)

[Distance from lot lines.] Except for projecting signs, attached wall signs, awning and
canopy signs, and signs that are listed as exceptions in Section 118-336, signs in all zoning
districts shall be located at least five feet from all lot lines.

(h) Monument signs. The base of a monument sign shall be incorporated into a landscaping
scheme or planter box. Monument signs may incorporate additional berming into its
landscape design on a slope of three to one where the berming is incorporated into an
overall landscaping design plan. The maximum height of the berm shall be three feet above
the adjacent street grade. Landscaping shall be provided on the slopes of the berm in an
interesting and varied appearance. Where a planter box is incorporated, the landscaping
shall occur in and around the planter with a similar attractive design. The maximum number
of supports per sign shall be two. All supports shall be vertical. No cable shall be used to
support the sign. Any supporting sign structure shall comply with subsection 118-338(f).
Unless a more restrictive different maximum height or size is given stated in a specific each
zoning district, monument signs, including both planter box and sign graphic, shall not exceed
six feet in height and the gross area shall not exceed 100 square feet. When in conflict, the more
restrictive size shall apply.
(j)

Wall signs.
(1) The total gross area in square feet of any wall sign shall not exceed ten percent of the
total area of the wall on which the sign is located or 100 square feet, whichever is less.
(2) Wall signs may be either:
a.

Attached. Flat and parallel to the surface of the building and project no more than
12 inches; or

b.

Projecting. Perpendicular to the surface of the building and no more than 12
inches in thickness. Projecting wall signs must also comply with subsection 118338(i l).

(3) Attached wall signs may project into a public right-of-way or beyond a legal setback
line up to 12 inches, provided such signs do not violate Minnesota Statutes, Section
160.27. must be located within a horizontal band that is no more than three feet in
height and at least ten feet but not more than 15 feet above the ground.
(4) Each tenant in a multitenant building is allowed one wall sign, however, the total
cumulative square footage for all signs may not exceed the maximum gross area of
signage allowed for the property.
(l)

Projecting signs.
(1) Projecting signs may project no more than four feet from the front of the edge of the
building and be no more than ten fifteen square feet in gross area per side.
(2) Projecting signs may not extend over a public right-of-way or public property except
with the written permission of the City Engineer by a conditional use permit. There
shall be at least eight feet of clearance between the sidewalk elevation and the lowest
point of the projecting sign.
(3) Projecting signs may not extend over a designated parking space or loading area.
(4) The highest point on a projecting sign shall be no more than thirty (30) feet above
grade.

(5) One projecting sign per entrance on a street frontage is permitted. Projecting signs
shall be at least twenty (20) feet from other projecting signs.
Sec. 118-339. - Permitted signs by district.
See Figure A-1 detailing permissible signs by district.
Figure A-1
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c)

Within the CGMU-1: Concord Gateway Mixed Use Zoning Sub-district 1. Signs must
comply with the following regulations:
(1) Aggregate property signage: The maximum gross signage for a property shall not
exceed 150 square feet in gross area.
(2) Individual signs: The maximum gross area per sign shall not exceed 100 square
feet in gross area and six feet in height.
(3) The following types of signs are permissible:

a.

Area identification signs.

b.

Nonilluminated awning and canopy signs.

c.

Projecting signs.

d.

Box and cabinet signs

e.

Wall signs

d.

Attached wall signs, provided they consist of individual letters mounted to
the building and comply with subsection 118-338(h).

(4) The following types of signs require a conditional use permit:
a.

Illuminated canopy and awning signs.

b.

Box or cabinet wall signs that only include the logo of the business
represented on the sign.

b c. Monument signs shall not be allowed on Concord Exchange or may only be
allowed for properties having frontage on Concord Street. The Monument
sign shall be located on the Concord Street side of the property and shall not
be allowed within 75 feet of the Concord Exchange right-of-way. As part of
a monument sign the following types of signs may also be incorporated:
c d. Menu board signs subject to the requirements of [subsection] 118-338(g).
(5) The following types of signs are prohibited:
a.

Freeway signs.

(d) Within the CGMU-2: Concord Gateway Mixed Use Zoning Sub-district 2. Signs must
comply with the following regulations:
(1) Aggregate property signage: the maximum gross signage for a property shall not
exceed 150 square feet in gross area.
(2) Individual signs: the maximum gross area per sign shall not exceed 100 square
feet in gross area and six feet in height.
(3) The following types of signs are permissible:
a.

Area identification signs.

b.

Monument signs, but see subsection 118-339(d)(4)c. if the monument sign
will incorporate other features enumerated therein.

c.

Nonilluminated awning and canopy signs.

d.

Projecting signs.

e.

Box and cabinet signs

f.

Wall signs

e.

Attached wall signs, provided they consist of individual letters mounted to
the building and comply with subsection 118-338(h).

(4) The following types of signs are require a conditional use permit:
a.

Illuminated canopy and awning signs.

b.

Box and cabinet wall signs that only include the logo of the business
represented on the sign.

b c. As part of a monument sign the following types of signs may also be
incorporated:
1.

Dynamic display signs, subject to the requirements of subsection
118-339(c)(4)c.1.

2.

Electronic changeable copy and electronic graphic display signs,
subject to the requirements of subsection 118-339(c)(4)c.12.

3.

Nonelectronic changeable copy signs.

c d. Menu board signs subject to the requirements of [subsection] 118-338(g).
(e)

Within the MMM-Mixed Markets and Makers NCMU: North Concord Mixed Use
Zoning District. Signs must comply with the following regulations:
(1)

Aggregate property signage: the maximum gross signage for a property shall not
exceed one and one-half (1 ½) times the lineal feet of lot frontage or 150 square feet
in gross area, whichever is greater.

(2)

Individual signs: the maximum gross area per sign shall not exceed on 100 square
feet in gross area and six feet in height.

(3)

(4)

The following types of signs are permissible:
a.

Area identification signs.

b.

Monument signs, but see subsection 118-339(e)(4)c. if the monument sign will
incorporate other features enumerated therein.

c.

Nonilluminated awning and canopy signs.

d.

Projecting signs.

e.

Box and cabinet signs

f.

Wall signs

e.

Attached wall signs, provided they consist of individual letters mounted to the
building and comply with [subsection] 118-338(h).

The following types of signs require a conditional use permit:
a.

Illuminated canopy and awning signs.

b.

Box and cabinet wall signs that only include the logo of the business represented
on the sign.

c.

As part of a monument sign the following types of signs may also be
incorporated:

1.

Dynamic display signs, subject to the requirements of subsection 118339(c)(4)c.1.

2.

Electronic changeable copy and electronic Graphic Display Signs, subject
to the requirements of subsection 118-339(c)(4)c.12.

3.

Nonelectronic changeable copy signs.

(g) Within the GB: General business zoning district signs must comply with the following
regulations:
(4) The following types of signs are permissible:
c.

Monument signs, which may be up to 10 feet in height.

(h) Within the industrial zoning districts signs must comply with the following regulations:
(3) The following types of signs are permissible:
c.

Monument signs, which may be up to 10 feet in height.

(5) The following types of signs require a conditional use permit:
a. Dynamic display signs, subject to the requirements of subsection 118339(c)(4)c.1118-339(c)(3)a.
SECTION 2. SUMMARY PUBLICATION. Pursuant to Minnesota Statutes Section 412.191, in
the case of a lengthy ordinance, a summary may be published. While a copy of the entire ordinance
is available without cost at the office of the City Clerk, the following summary is approved by the
City Council and shall be published in lieu of publishing the entire ordinance:
This ordinance updates the sign ordinance to remove some design standards for wall signage and
clarify what the height rules are for monument signs. It also updates language in the sign code to
align with the North Concord Mixed-Use district’s replacement by the Mixed Markets and
Makers district.

SECTION 3. EFFECTIVE DATE. This ordinance shall become effective upon publication.
Approved:

________________________

Published:

_________________________

_____________________________________
Christy Wilcox, City Clerk

AGENDA ITEM 4.G

South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
10/6/2021

Item Description:
Public Hearing for a Comprehensive Plan Amendment to
Raise the Maximum Density for Mixed-Use Development on
Concord Exchange and the Hardman Triangle

ACTION REQUESTED
A motion approving Planning Commission Resolution 2021-01 recommending approval of a comprehensive
plan amendment to raise the maximum density to 75 units per acre for mixed-use development on Concord
Exchange and the Hardman Triangle.
BACKGROUND/ DISCUSSION
Application
The City Council directed City Staff to bring forward this comprehensive plan amendment following a
discussion at a City Council Worksession on July 26, 2021.
Background
In recent years, the City Council has directed Staff to consider “up the hill” and “down the hill” as two
separate character areas when it comes to planning for economic development:
•

“Up the Hill:” Residents like the existing look and feel of the neighborhoods “up the hill” and want
to see that existing character maintained and enhanced. There is a general feeling that larger-scale,
multi-story developments are not always a good fit for these established single- and two-story
neighborhoods.

•

“Down the Hill.” Residents want to see more activity down on Concord Exchange, Concord Street,
at the Hardman Triangle, and better connections to the Mississippi River. They want to see
restaurants and retail and they understand that the best way to attract new amenities is to have
more people living down the hill to support new businesses. There is a general feeling that new
larger-scale, multi-story developments belong “down the hill.”

The City Council and EDA/HRA have spent decades preparing land on Concord Exchange for mixed-use
redevelopment. The EDA already owns a significant amount of land and is in the process of assembling the
Hardman Triangle as a future mixed-use redevelopment opportunity. The EDA achieves redevelopment by

partnering with private sector real estate developers. Developers looking to bring projects to South St.
Paul must study the real estate market and also study the City Code and Comprehensive Plan to determine
whether they will be able to build the type of project that the market will support. Several developers have
informed City Staff that the 2040 Comprehensive Plan’s density regulations make it very difficult (and in
some cases impossible) to create the type of development that the City Council wants to see “down the
hill.”
Issues with Comprehensive Plan Guidelines for “Down the Hill”
The City adopted a new comprehensive plan in 2020. While many sections of the comprehensive plan
were directly shaped by local residents and policymakers, some parts of the plan were required by the
Metropolitan Council to be written a certain way. The Metropolitan Council has a number of mathematical
formulas that they use to calculate what types of minimum density requirements each city in the region
will be required to add to their comprehensive plans. The Metropolitan Council considers South St. Paul an
‘urban center’ community along with West St. Paul, Richfield, Hopkins, St. Louis Park, Columbia Heights,
Saint Paul, and Minneapolis.
In order to comply with the Metropolitan Council’s minimum density requirements, the City added the
following provisions to its 2040 Comprehensive Plan in Chapter 4: Land Use:
1. New development in areas that are guided “High Density Residential” must have a minimum
density of 20 units per acre. The City has also set a ‘maximum density’ of 60 units per acre in these
areas.
2. New development in areas that are guided “Mixed Use” must have a minimum density of 25 units
per acre. The City has also set a ‘maximum density’ of 60 units per acre in these areas.
The existing standards were written as a “one size fits all” rule and apply to all of South St. Paul. The
standards are a good fit for the neighborhoods “up the hill” where the City really does not want to see new
large multifamily buildings unless they can be designed to complement the character of the established
neighborhoods. The standards are in direct conflict with the type of development that the City Council and
the EDA want to see “down the hill.” The City wants to attract modern high-quality multifamily
development to this area. These developments typically have structured parking and many have premium
amenities such as swimming pools, lounges, fitness centers, and rooftop decks. It is generally not possible
to build this type of housing product with a maximum density of 60 units per acre. Staff would note the
following:
•

Bill Beard, the developer of “The Yards,” and Max Heitzmann, the developer of “The Drover”, have
indicated that modern apartment buildings with premium amenities and structured parking
generally must have a minimum density of 64-68 units per acre. According to these developers, this
is a minimum threshold that needs to be met in order to make this kind of project “pencil out”, and
these projects are not usually possible at lower densities.

•

“The Yards” could only be approved because the City was able to count some of the bluff area next
to the development site when calculating the total density of the project. Otherwise, the project
would exceed the 60-unit per acre density limit. The City will not be able to use this strategy on the
Hardman Triangle since there is no adjacent bluff area there. The 60-unit per acre maximum will
make it very difficult to attract developers to redevelop the Hardman Triangle.

•

Development costs – particularly underbuilding parking – are generally fixed costs that directly
impact the income that will be required to make a project economically viable. In Cities like South
St. Paul that are mostly/fully developed and have scarce land resources, underbuilding parking is
the smart option versus dedicating numerous acres to surface parking lots. This drives
construction costs higher, which in turn requires additional income (i.e. more units) to be
economically viable.

•

Vertical mixed-use buildings, which are generally buildings that have retail/commercial space on
the street level and residential units above, are challenging to finance in even the strongest retail
markets. For these to be viable in South St. Paul – unless market and lending dynamics significantly
change – the income a developer/owner can generate on the residential component of a project
will be paramount, because essentially the residential will need to “subsidize” the first-floor retail
to pass underwriting.

•

In most other inner-ring suburbs, the comprehensive plan differentiates between different mixeduse areas. There is not a “one-size-fits-all” maximum density rule that applies citywide.

•

Most other inner-ring suburbs that are trying to attract modern apartment buildings with premium
amenities to their mixed-use areas have at least 75 units per acre as their maximum density in the
areas where they are trying to steer the development of new multifamily buildings.
o St. Louis Park has a 75 units per acre maximum in some mixed-use districts and a 125 units
per acre maximum in other mixed-use districts.
o Richfield has a 75 units per acre maximum in some mixed-use districts and a 150 units per
acre maximum in other mixed-use districts.
o Hopkins has a 60 units per acre maximum in some mixed-use districts and a 100 units per
acre maximum in other mixed-use districts.
o Edina has a 75 units per acre maximum in some mixed-use districts and a 150 units per acre
maximum in other mixed-use districts.

Proposed Comprehensive Plan Amendment
The proposed comprehensive plan amendment would:
•

Update the future land use map to shade the mixed-use areas along Concord Exchange and on the
Hardman Triangle a dark pink. The dark pink area will be called “Grand/Exchange Mixed-Use.”
Properties in the Grand/Exchange Mixed-Use area will have a maximum density of 75 units per acre.
All other mixed-use areas will continue to be capped at 60 units per acre.

•

Update tables in the Land Use Chapter to reflect the fact that 58.7 acres of “mixed use” land within
city limits now has a higher maximum density which will likely result in additional housing units.

Metropolitan Council Feedback
Staff reviewed the proposal with South St. Paul’s Metropolitan Council sector rep. He expects that the
Metropolitan Council will approve the proposed amendment as there appears to be sufficient sewer
capacity in the affected areas to accommodate additional housing units.
Comments from Affected Jurisdictions
The Metropolitan Council requires the City to send out a notice of the proposed comprehensive plan
amendment to adjacent affected jurisdictions. A notice was sent out in August and the City has received “no
comment” responses from Newport, Inver Grove Heights, West St. Paul, the South St. Paul School District,
and Dakota County.
Staff Recommendation
Staff recommends that the Planning Commission recommend approval of the proposed comprehensive plan
amendment. It will not be possible to realize the City’s economic development goals without the adoption
of the proposed amendment.
Action Requested
A motion approving Planning Commission Resolution 2021-01 recommending approval of a comprehensive
plan amendment to raise the maximum density to 75 units per acre for mixed-use development on Concord
Exchange and the Hardman Triangle.
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Figure 4.2: Future Land Use
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ATTACHMENT A
EXISTING FUTURE
LAND USE MAP

Future Land Use

Acres

Percentage

LDR - Low Density Residential

494.09

12.4%

LMDR - Low-Medium Density Residential

698.89

17.4%

MDR - Medium Density Residential

23.67

.5%

HDR - High Density Residential

99.21

2.3 %

MU - Mixed Use

198.04

5.1 %

COM - Commercial

117.33

2.9%

AIR - Airport

199.33

2.9%

I - Industrial

155.42

4.9%

LI - Light Industrial

327.73

3.8%

ROW- Right Of Way

1147.22

8.1%

P - Parks and Recreation

265.97

28.7%

IN - Institutional

195.05

6.6%

UTL - Utility

14.77

.4%

O - Office

0

0%

OS - Open Space

223.04

5.5%

RR - Railroad

82.73

2%

WAT - Water

Railroad

0

0.25

0.5

1
Miles

The Future Land Use map is a representation of various maps and ordinances that make up
the City of South St.Paul Land Use code.Percentage of Acreage is calculated from
county parcel data. Results are representational and not to be used for purposes other
than Land Use. For detail information pertaining to a specific property or Land Use district,
please contact the City of South St.Paul Planning Department at http://www.southstpaul.org/
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ATTACHMENT B
PROPOSED FUTURE
LAND USE MAP

Future Land Use
LDR - Low Density Residential

LMDR - Low-Medium Density Residential

Acres Percentage

494.09

12.4%

698.89

17.5%

MDR - Medium Density Residential

23.67

.6%

HDR - High Density Residential

99.21

2.5%

139.34

3.5%

58.7

1.5%

COM - Commercial

117.33

2.9%

AIR - Airport

199.33

5%

I - Industrial

155.42

3.9%

LI - Light Industrial

327.73

8.2%

ROW - Right Of Way

606.85

15.2%

P - Parks and Recreation

265.97

6.7%

IN - Institutional

195.05

4.9%

33.45

.8%

MU - Mixed Use
GEMU - Grand/Exchange Mixed Use

UTL - Utility
O - Office Space
OS - Open Space

0

0%

204.36

5.8%

RR - Railroad

82.73

2.1%

WAT - Water

291.44

7.3%

Railroad

0

0.28

0.55

1.1
Miles

The Future Land Use map is a representation of various maps and ordinances that make up
the City of South St.Paul zoning code.Percentage of Acreage is calculated from
county parcel data. Results are representational and not to be used for purposes other
than zoning. For detail information pertaining to a specific property or zoning district,
please contact the City of South St.Paul Planning Department at http://www.southstpaul.org/
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ATTACHMENT C
PROPOSED
CHANGES TO
LAND USE
CHAPTER

Future Land Use designations
LdR: Low density Residential (1-5 u/ac):
Low-Density Residential allows single-family detached homes and
low density attached units such as duplexes and twin homes. Low
Density Residential development ranges from 1 to 5 units per acre. The
Metropolitan Council equivalent is “Single Family.”
LMdR: Low-Medium density Residential (6-8 u/ac):

High Density Residential
Due to the diverse nature of the City and
the way South St. Paul developed it is not
uncommon to find multi-family residential
development mixed into a low density
residential area or single-family zoning
district. However, most of the intermixed
multi-family buildings are grandfathered
structures and could not be built in the
same location today.
The intent for Multi-Family development
is that this type of development be
located along major roadways, at
major intersections, and by large open
spaces. The purpose of locating multifamily residential development in these
locations is that:
» It is consistent with Transit Oriented
Development (TOD) and provides
better access to public transit.
» It provides a buffer between singlefamily residential property and
commercial properties and traffic.
» The large open spaces allow the
perceived impact of the density
from the multi-family residential
development to be offset by the open
space.
Additionally, exceptions should be made
for the location of multi-family residential
as an adaptive reuse of historic buildings
listed on the National Register. Currently
there are 3 buildings listed on the
National Register, of which 2 are located
in single family residential areas. These
buildings are either too large or oddly
configured to be effectively reused
as single-family residential property.
Preservation of these historic buildings
is desirable and critical to preserving the
character of the community. Due to the
challenges adaptive reuse may present,
allowing multi-family residential reuse
of these existing structures provides
a reasonable use which should be
compatible with adjacent residential
properties.

4-64

Low-Medium Density Residential allows single-family detached homes
and low-density attached units such as duplexes and twin homes within
this land use category. The Metropolitan Council equivalent is part of
“Single Family Residential” and part of “Multi-Family Residential.” LowMedium Density Residential ranges from 6 to 8 units per acre.
MdR: Medium density Residential (6-12 u/ac):
Medium Density Residential includes attached housing (townhomes
and small apartment buildings), small lot detached townhomes,
and manufactured housing (mobile homes) within the one existing
manufactured home park (Healy Park). Single family and duplex units
are also permitted within this land use category. Medium Density
Residential ranges from 6 to 12 units per acre.
HdR: High density Residential (20-60 u/ac):
High Density Residential includes dwellings other than single-family
detached houses at densities from 20 units to 60 units per acre in the
base zoning district, such as; larger attached townhomes, apartments,
and condominiums generally in a stacked or attached configuration.
Densities above 20 units should be guided through development
specific plans such as Planned Unit Developments (PUD’s) or as
Conditional Uses (CUP’s). The Metropolitan Council equivalent is part of
“Multi-Family Residential.” A switch to a minimum average density of
20 units per acre is consistent with Metropolitan Council’s standard for
“Urban Center” communities.
MU: Mixed-Use (25-60(75) u/ac):
The Mixed-Use category is intended to allow for developments which
combine residential, office, retail, and commercial uses through planned
development. These uses may be mixed within the same building
(vertical mixed use) or may be in separate buildings that are mixed
within the same area (horizontal mixed use). Overall, throughout all
mixed-use areas, 40% of development is expected to be residential.
The exact mix of uses will depend on the site and will need to be
sensitive to the development context. Mixed-use development
within the Southview Hill area is expected to be of lesser scale than
sites identified along Concord Street due to the size of remaining
developable sites and the context of the surrounding neighborhood. A
switch to a minimum average density of 25 units per acre is consistent
with Metropolitan Council’s standard for “Urban Center” communities.
The maximum density in this category is 60 units per acre except in the
Grand/Concord Mixed-Use area the maximum density is 75 units per acre.
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ATTACHMENT D
PLANNING COMMISSION
RESOLUTION 2021-01
City of South St. Paul
Dakota County, Minnesota
PLANNING COMMISSION
RESOLUTION NUMBER 2021-01
RECOMMENDING APPROVAL OF A COMPREHENSIVE PLAN
AMENDMENT TO RAISE THE MAXIMUM DENSITY FOR THE
CONCORD/EXCHANGE MIXED USE AREA TO 75 UNITS PER ACRE
WHEREAS, the City’s Comprehensive Plan guides future land uses for property
within the City, and
WHEREAS, the 2040 Comprehensive Plan currently restricts all areas that are
guided towards Mixed-Use to having a maximum density of 60 units per acre, and
WHEREAS, the City wishes to raise the maximum density to 75 units per acre in
a specific mixed-use area that has been identified which is known as the Concord/Exchange
Mixed-Use area, and
WHEREAS, the City proposes to amend the future land use map to graphically
display the Concord/Exchange Mixed-Use area and to amend the text and tables of the
Land Use Chapter of the Comprehensive Plan to reflect that this change has occurred.
WHEREAS, the Planning Commission held a public hearing on the
proposed resolution at their October 6, 2021 meeting; and
NOW THEREFORE, BE IT RESOLVED by the Planning Commission of the
City of South St. Paul, Minnesota, as follows:
1.

The Planning Commission recommends approval of an Amendment to the
Comprehensive Plan to raise the maximum density for the
Concord/Exchange Mixed Use area to 75 units per acre.

Adopted this 6th day of October, 2021.
_________________________________________________

Chair
ATTEST:
_________________________________________________

City Planner

