Chair:

John Ross

Commissioners:

Angela Desmarais
Tim Felton
Geoff Fournier
Jason Frankot
Ruth Krueger
Matthew Thompson

City of South St. Paul

Planning Commission Agenda
Wednesday, January 5, 2022
7:00 p.m.

City of South St. Paul
125 Third Avenue North
South St. Paul, MN 55075
Phone: (651) 554-3217
Fax: (651) 554-3271
www.southstpaul.org

Hearing assistance PA system is available – if you need a hearing assistance unit please notify City staff before the meeting.
(If you use the hearing assistance PA system, please remove your hearing aid so it does not cause a feedback problem)

Roll Call
1. Agenda
2. Minutes

A. December 1, 2021

3. New Business
None

4. Public Hearings
A. Ordinance Amendment Amending the Zoning Code’s Parking and Loading Regulations for
Nonresidential Uses

5. Other Business
A. Discussion on Sign Code Update Relating to Institutional Uses in Residential Districts and Projecting
Signs
B. Invitation to a Joint Worksession Meeting to Review Danner Inc. PUD Concept Plan

6. Adjournment

Next Planning Commission Meeting: February 2, 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
December 1, 2021

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

Angela DesMarais
Tim Felton
Geoff Fournier
Matthew Thompson
Ruth Krueger
John Ross
Michael Healy, City Planner

Absent:

Jason Frankot

1)

APPROVAL OF AGENDA – Motion to approve as presented– Fournier/Thompson (6-0).

2)

APPROVAL OF MINUTES – November 3, 2021 – Motion to approve the minutes as presented –
Felton/Fournier (6-0).

3)

NEW BUSINESS

None.
4)

PUBLIC HEARINGS
A. Conditional Use Permit for a Shed at 2327 Burma Lane

Mr. Healy presented the staff report. The Applicant is Andrew Gross, the owner of 2327 Burma Lane. The
Applicant is requesting a Conditional Use Permit for an accessory structure that is greater than 200 square feet
in size. The Applicant would like to replace his existing shed with a 384 square foot shed. The proposed shed
meets all other non-size code requirements. Staff recommends approval of the proposed Conditional Use Permit,
subject to the conditions listed in the staff report.
Commissioner Felton noted that one of the conditions of approval was that no motor vehicles could be stored in
the shed. Commissioner Felton asked Mr. Healy about the types of vehicles that were considered motor
vehicles. Mr. Healy explained that cars and trucks were considered motor vehicles and could not be stored in the
shed. Commissioner Felton asked if motorcycles could be stored in the shed. Mr. Healy explained that
motorcycles likely would not be allowed. Commissioner Felton asked if the City was opposed to allowing a
motorcycle to be stored in the shed. Mr. Healy stated that the code is trying to prevent individuals from building
a large shed and then driving cars across the grass to access the shed, therein tearing up their yard.
The Applicant, Andrew Gross, was present to speak on the item.
Chair Ross asked Mr. Gross if he was familiar with the conditions of approval listed in the Staff report. Mr.
Gross stated he was and that he had no qualms with the conditions.
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Chair Ross asked the Applicant about his anticipated construction start date. Mr. Gross stated that he would
have liked to start the project in the fall, but this did not happen. Mr. Gross stated he was planning on pouring
the slab soon and would continue construction in the spring.
Commissioner Felton asked the Applicant if he would like to put a motorcycle in the shed. Mr. Gross stated he
does not own a motorcycle but does own a four-wheeler that he would like to store in the shed.
Chair Ross opened the public hearing.
Mr. Healy shared an email that had been submitted by Marjorie and John Stewart, 2303 Burma Lane, stating
they would like to see the Applicant be able to build the shed he needs.
Staff also received a voicemail from Margaret Demco, 2315 Burma Lane, in favor of the Conditional Use
Permit request being granted.
Chair Ross closed the public hearing.
Motion to recommend approval of the Conditional Use Permit for a 384 square foot shed at 2327 Burma Lane,
subject to the conditions outlined in the staff report - Felton/DesMarais (6-0).
B. Parking Variance for a Church in the Serbian Home at 404 3rd Avenue South
Mr. Healy shared the staff report. The application was submitted by Gateway Christian Church. The Applicant
is requesting a parking variance to allow their church to operate in the Serbian Home. The Serbian Home has
been used as an event center, a church, a museum, and most recently a reception hall. In 2020, the Serbian
Home received a Conditional Use Permit to be used as a private reception hall. The Conditional Use Permit
allows the attendees of a small event (70 or fewer attendees) to park on the street near the Serbian Home. For
larger events, the owner must lease an off-site parking lot and operate a shuttle service for attendees. The
Serbian Home is currently being leased to Gateway Christian Church. The Applicant is seeking a variance that
would allow them to operate with the same parking standards as the reception hall use that was approved in
2020. Staff recommends approval of the parking variance, subject to the conditions listed in the staff report.
Chair Ross shared his concern that by granting this request, any use that moves into the Serbian Home will be
given the same variance. Mr. Healy explained that the variance request was a very specific request for a church.
The zoning district the building is located in lists churches, single-family homes, and duplexes as permitted
uses. Any other use would require a Conditional Use Permit and trigger a review of the parking at the site.
Chair Ross shared that his concern stemmed from the comparison of the ‘church’ use to an ‘event space’ use.
Churches hold events more frequently than event spaces, which will result in parking on the streets. Chair Ross
stated that he wanted to ensure that the parking variance would not be transferable to any other use of the site.
Mr. Healy stated that a condition could be added stating that the variance may only remain in effect if the
property is a church and shall not be applicable to any other use.
Pastor Richard Farrell, 531 12th Avenue South, was present to speak on the item. Pastor Farrell shared that the
church had previously been meeting at an AMC theater while they were searching for a more permanent
location. The church hosts around 40 people during Sunday services and offers bible study on Thursday nights
with about 15 attendees. The building also hosts Cub Scout meetings and music during the week. Pastor Farrell
explained that the intention is to make the building a community space. Pastor Farrell shared he had been
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inquiring about potential off-site parking locations. Pastor Farrell stated that he wanted to work with the
community to make the parking situation work.
Chair Ross asked Pastor Farrell if any provisions had been made for maintaining the Serbian artifacts at the site.
Pastor Farrell shared that the artifacts had been moved to a balcony within the church for safe keeping.
Chair Ross opened the public hearing.
No correspondence had been received on the item.
James Huntington, 412 3rd Avenue South, shared his displeasure about the lack of on-street parking availability
during the Church’s Sunday services.
Chair Ross closed the public hearing.
Commissioner Thompson asked if there was any provision of the Serbian Home’s Conditional Use Permit that
would oblige the commissioners to recommend approval. Mr. Healy shared that he would not be able to speak to
specifics because he was not the City Attorney but advised the commissioners that a recommendation of denial
would likely be inconsistent with the Comprehensive Plan and the previous approval.
Chair Ross asked Mr. Healy about the process for handling a violation of the variance in the event that the
church regularly had more than 70 attendees and did not offer off-site parking. Mr. Healy explained that if the
City became aware of a violation, the City Council could hold a hearing to consider the revocation of the
variance. Chair Ross asked if the city had a policy with a timeline for when to reevaluate a variance approval.
Mr. Healy stated that it is unusual to set a time limit on a variance.
Chair Ross asked for confirmation that Pastor Farrell was familiar with the conditions of approval. Pastor Farrell
acknowledged that he was.
Motion to recommend approval of the parking variance for a church at the Serbian Home – Thompson /Fournier
(6-0).
C. Interim Use Permit for Temporary Structures at the South St. Paul Rod and Gun Club
Mr. Healy shared the staff report. The South St. Paul Rod and Gun Club was established in 1935. The Gun Club
is a non-profit organization run by a volunteer board. Their 81-acre property is used for shotgun, pistol, and rifle
shooting and looks and functions like a scout camp. The City has been allowing the open-ended use of
temporary structures at the property via short-term Interim Use Permits. This includes the use of shipping
containers and semi-trailers for storage and firing structures. The Applicant is requesting a long-term Interim
Use Permit that would allow the property to use the storage and firing shed structures as long as the Gun Club
occupies the property.
The zoning of the property is very complicated. The property is zoned Industrial. Shooting ranges are not an
allowed use in the district but are protected under State Statute as long as the ranges are operated safely in
accordance with the National Rifle Association’s best practices. Temporary structures and exterior storage are
allowed with an Interim Use Permit. Trailers and shipping containers are normally not allowed to be used for
storage for more than 14 days a year but the City Attorney directed Staff that the trailers can be allowed with an
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Interim Use Permit because of the Gun Club’s special status under State Statute. The property is also located in
the Flood Fringe district and is subject to requirements about how and where new structures can be placed. The
Industrial zoning district only allows one accessory structure per property, whereas the Gun Club has multiple
accessory structures. The Industrial District regulates the exterior building materials of newly constructed
structures. None of the existing trailers meet the requirement.
The City Council discussed expectations for the Gun Club’s temporary structures at a work session in
September. The Gun Club would prefer to maintain the temporary structures indefinitely. The City Council
agreed that the Gun Club’s use is different than the other uses in the Industrial District and agreed to allow the
temporary structures to be maintained long-term. The Council made clear that they would like the Gun Club to
periodically check in with the City as a condition of their long-term Interim Use Permit approval. Staff is
recommending approval of the Interim Use Permit subject to the conditions listed in the staff report.
Chair Ross asked how the City Council planned to have the Applicant check in with them. Mr. Healy shared that
the Gun Club has proposed to bring in noise testing results to the City Council every 5 years. Mr. Healy
reminded Chair Ross that if any changes are made to the site, the Gun Club will need to come before the City
for additional zoning approvals.
Scott Edgerton, 7455 Addisen Path, Inver Grove Heights, came forward as a representative for the Gun Club.
Mr. Edgerton noted that the Department of Natural Resources does offer a manual for best practices for gun
clubs. The Department of Natural Resources follows the standards put in place by the National Rifle
Association. Mr. Edgerton noted that the site’s safety features had been built to meet the standards.
Chair Ross opened the public hearing.
A comment from the Inver Grove Heights Parks Department was included in the packet.
Chair Ross closed the public hearing.
Chair Ross asked if Staff received a lot of noise complaints about the Gun Club. Mr. Healy stated his office had
not received any noise complaints. He shared that he was aware of one resident that contacts the Police
Department and City Administrator fairly frequently with noise complaints. Mr. Healy attested that from the
park adjacent to the Gun Club, the site can be noisy; however, the noise does not exceed the limits allowed by
state statute.
Commissioner Thompson commented that 5 years is a long time given the turnover rate of the board.
Commissioner Thompson encouraged the Gun Club to stay involved with the community.
Chair Ross asked Mr. Healy if the Gun Club could be called before the City Council before the 5-year timeline
if there was a noise violation. Mr. Healy stated that a safety violation could result in a public hearing for the
revocation of the Gun Club’s Interim Use Permit.
Mr. Healy shared that he had received feedback from the Department of Natural Resources that the City’s
current approach of continuously having the Gun Club come in for short-term approvals is uncommon. Most
other cities have long term approvals in place for similar uses.
Motion to recommend approval of the Interim Use Permit, subject to the conditions listed in the staff report Krueger /Fournier (6-0).
5)

OTHER BUSINESS
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None
6)

ADJOURNMENT

Motion to adjourn- DesMarais/Felton (6-0).

AGENDA ITEM 4.A

South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
1/5/2022

Item Description:
Public Hearing for an Ordinance Amendment Amending the
Zoning Code’s Parking and Loading Regulations for
Nonresidential Uses
ACTION REQUESTED
A motion recommending approval or denial of an ordinance amending the zoning code’s parking and loading
regulations for nonresidential uses.
BACKGROUND/ DISCUSSION
Application
The Applicant, the City of South St. Paul, is proposing an ordinance amendment which would
comprehensively update the zoning code’s parking and loading regulations for nonresidential uses.
The City Council reviewed an earlier draft of the ordinance at their Worksession meeting on November 22nd
and there was unanimous consensus in support of the proposal. The City Council directed City Staff to bring
the ordinance to the Planning Commission for a public hearing. The draft being presented is functionally very
similar to what was reviewed by the City Council on the 22nd but includes revisions made by the City Attorney,
City Engineer, and Zoning Administrator and fixes issues with the City Code’s loading requirements.
Background on Zoning Code’s Parking Rules
Much of South St. Paul was already developed before the City adopted its first minimum parking
requirement ordinance in 1959. The current parking rules, adopted in 1992, require very large off-street
parking lots for most uses. These rules should be revised to reflect the way that residents and businesses
actually function in this community. In a fully built-out city like South St. Paul, meeting the current parking
requirements for a new use would almost always mean acquiring adjacent properties and bulldozing
buildings. This is usually not possible so most property owners must seek a parking variance when planning
a new commercial development or trying to re-use a vacant commercial building with a new use.
South St. Paul’s parking ordinance is based on the idea of “peak demand.” This means that parking lot size
requirements are based on the day that will have the greatest possible number of customers (e.g. Black
Friday crowds for a retail store or a Christmas worship service for a church). The reality is that these large
parking lots then sit mostly empty most of the time. Many cities are realizing that the peak demand approach
eats up valuable land, harms the tax base, and hurts neighborhood aesthetics. In communities that allow
on-street parking, there is little reason to require nonresidential parking lots to be sized to meet peak

demand. Street parking and shared parking agreements with neighboring properties can easily
accommodate the few times each year that there is high parking demand due to a special event.
Proposed Dakota County Library and Parking Requirements
One of the catalysts for the proposed ordinance being brought forward at this time is an upcoming library
project. Dakota County is proposing to construct a roughly 16,000 square-foot library on the .9-acre Cityowned property at 7th Avenue and Marie Avenue which is zoned C-1 Retail Business. South St. Paul currently
requires libraries to provide 10 parking stalls plus 1 parking stall for each 150 square feet of floor area over
2,000 square feet. Under SSP’s current parking requirements, the proposed library would require 103 offstreet parking stalls. In comparison:
•

In West St. Paul, libraries must provide 10 parking stalls plus 1 parking stall for each 300 square feet of
floor area over 2,000 square feet so only 57 off-street parking stalls are required.

•

In Inver Grove Heights, libraries require 1 stall per 400 square feet so only 40 parking stalls are
required.

It is not possible to construct a library on the 7th and Marie site that meets the City Code’s existing parking
requirement as a 103-stall off-street parking lot would consume the entire .9-acre site.
Dakota County’s Proposed Parking and Circulation Plan
Dakota County’s project team has carefully analyzed the site and the surrounding neighborhood. They are
still in the concept plan stage but their concept parking and circulation plan for the 16,000 square foot library
(ATTACHMENT D) shows:
•
•
•

20 parking stalls in a dedicated off-street parking lot
15-20 stalls of new angled on-street parking on the west side of 7th Avenue. This will be designed by
the City and will need to include some amount of handicapped accessible stalls.
A yet-to-be-determined number of bicycle parking stalls

Additionally:
•
•

There is a large amount of on-street parking in the surrounding area with sidewalk connections that
allow pedestrians to easily reach the library from all directions.
There are opportunities to partner with the School District to provide overflow parking for large
events. The library will be at its busiest during the evening, on weekends, and in the summer,
times that the school district is not using all of its parking capacity.

Current Parking Requirement Tools in South St. Paul
South St. Paul’s City Council has historically been supportive of good development and, for decades, the
City Code has allowed the City Council to establish a modified parking requirement for ANY conditional
use or planned unit development in ANY zoning district as part of the CUP. This is done if the property
owner can demonstrate that they need less parking than the Code requires or if they present a parking and
circulation plan that shows that they can use shared parking, on-street parking, bicycle parking, transit,
shuttle buses, or some other strategy to get people to their site.

Recently, the City took this a step further and in the Mixed Markets and Makers District on North Concord:
o Nonresidential uses that are “permitted uses” do not have a set parking requirement when the
use is 7,500 square feet or less and existing vacant buildings up to 15,000 square feet in size can
be reused by a new permitted use without needing a parking variance.
o Large nonresidential “permitted uses” must prepare a parking and circulation plan for review by
the City Council if they want a modified parking requirement, just as they would already need to
do if they were a conditional use that needed a conditional use permit.
Many cities, including South St. Paul, have realized that the private sector can be a valuable partner in
understanding parking needs. The private sector has access to modern parking studies and consumer data
which can often determine parking needs with great accuracy. Conversely, many municipal parking
ordinances are based on traffic data that was collected 50-60 years ago. That data was also typically collected
in outer-ring suburbs that have no on-street parking, minimal sidewalk systems, and no walkable
neighborhoods.
New Zoning Tools Needed for Library Project and Beyond
Right now, the City does not have a mechanism for managing parking and circulation plans for nonresidential
permitted uses outside of North Concord. The proposed library is a permitted use the C-1 Retail
Business District. Because the library is a permitted use, a Conditional Use Permit cannot be used to
approve a modified parking plan. Under the existing code rules, Dakota County would need to apply for
an 83-stall parking variance and demonstrate that there is a practical difficulty that prevents them
from meeting the City Code’s requirement.
In addition to the Dakota County library site, there are currently a number of vacant commercial buildings
on Southview Boulevard, Marie Avenue, Concord Exchange, and Concord Street South that are being
underutilized. Many of the vacant buildings have the potential to be retail spaces, restaurants, offices,
dentists’ & doctors’ offices, bakeries, etc. However, it is often not possible to move a new use into an existing
commercial building without getting a parking variance since each commercial building is only
“grandfathered” for its most recent use. This means that most commercial buildings are basically locked into
their current use (or a new use that requires even less parking under the Code) and have limited reuse
potential.
It would make it much easier to reuse small and midsize vacant commercial buildings and attract commercial
development on small vacant parcels if the City allowed permitted uses to move into small buildings without
needing parking variances. Conditional uses and larger uses would still need to either follow the Code’s
parking requirements or the owner must present the City Council with a parking and circulation plan to
review.
2019 Parking Study
In 2019, the City undertook an extensive parking study and learned that South St. Paul’s “minimum parking
requirements” for many commercial uses under City Code Section 118-354 are much higher than in nearby
communities, seemingly without any clear reason. Very few commercial buildings have ever been built in
South St. Paul that actually meet the parking requirements that are listed in the City Code. Instead, almost
all commercial projects in South St. Paul have either obtained a parking variance or utilized their property’s
“grandfather rights.” For instance:

•

The 85-room Envision Hotel on Concord Street South technically requires at least 222 parking
stalls under South St. Paul’s minimum parking requirement ordinance.

•

Even though the Envision Hotel has an enormous 175 stall parking lot that never comes close to
being full, the hotel is legally considered under-parked and is only allowed to continue to operate
because it was built before the current parking requirements went into effect in 1992. It is
considered “grandfathered.”

•

For the sake of comparison, the Envision Hotel would appear to only require 128 parking stalls if it
were located in St. Louis Park and would only require 85 parking stalls if it were located in West St.
Paul or Cottage Grove although some additional stalls may be required for its restaurant.

The 2019 parking study resulted in a proposed ordinance update that was recommended for approval by
the Planning Commission but was tabled by the City Council during the second reading because they wanted
to further discuss parking requirements for schools. The ordinance update was then temporarily shelved
because of the departure of City Planner Peter Hellegers.
The ordinance now under consideration incorporates many of the recommendations from the 2019 study
regarding updates to specific use-based parking requirements with two major exceptions:
1. Unlike in 2019, no changes are currently being proposed to the default parking requirements for schools.
Instead, schools will have the opportunity to submit parking and circulation plans for review by the
Planning Commission and City Council and can receive “case by case” modified parking requirements as
may be deemed appropriate by the City Council after careful analysis of site conditions and
transportation plans.
2. Unlike in 2019, no changes are currently being proposed to the parking requirements for residential uses.
It does appear that the Code’s residential parking requirements should also be updated but Staff believes
that this should be a separate zoning project since residential parking needs and commercial parking
needs are very different.
The 2019 study suggested that the City explore eliminating minimum parking requirements in some
commercial zoning districts. The City Council discussed this idea and was generally not in favor of it. They
believe that the City should continue to establish minimum parking requirements for large commercial uses,
conditional uses, and planned unit developments. They do, however, like the idea of giving smaller permitted
uses more flexibility and approaching parking as a partnership with the private sector.
Off-Street Loading Requirements
Section 118-355 of the City Code regulates off-street loading and unloading areas. Essentially, this Code
chapter contains the rules for where large vehicles can be loaded and unloaded for each type of property.
This section of the Code requires updates:
•

There is some unclear and contradictory language that should be fixed.

•

The ordinance does not clearly lay out which standards apply to new buildings and which standards
apply to the reuse or expansion of existing buildings. Additionally, the ordinance does not appear to
properly align with State Statutes governing lawful nonconformities (“grandfather rights”).

•

The Code gives the City Engineer and the Code Enforcement Officer the authority to make “case by
case” decisions about off-street loading requirements but does not contain objective criteria for
decision-making or provide a review process. The Code should clearly lay out that these reviews will
follow the formal Site Plan review process established in City Code Section 118-47. Additionally, it
should clarify that deviations from any “required off-street loading” standards require the review
and approval of a parking and circulation plan by the City Council.

Staff Recommendation
Staff recommends approval of the attached ordinance amendment which would:
•

Reduce the minimum parking requirement for libraries to require 1 stall per 400 sq. ft.

•

Update parking requirements for several other commercial uses to better align with industry standards.
Many of the proposed updates are the same or similar to what was proposed in 2019.

•

Remove fixed parking requirements for permitted nonresidential uses in the C-1-Retail business,
CGMU-Concord Gateway Mixed use, and GB-General Business zoning districts for uses that have a gross
floor area of 7,500 square feet or less and allow existing vacant buildings that are up to 15,000 square
feet in size to be reused by a permitted use without a parking variance.

•

Make all non-residential uses in the C-1, CGMU, GB, I-1, and I districts and institutional uses in the R
districts eligible to submit parking and circulation plans for review by the City Council. The City Council
will never be obligated to approve a parking and circulation plan to allow a modified parking requirement
or loading requirement for a large use. These will be completely “case by case” and will function in much
the same way as the existing PUD process where the City Council sets the parking and loading
requirement for each use after careful analysis.

•

Update the off-street loading ordinance to correct the issues outlined in this Staff memo.

•

Remove redundant language from the Mixed Markets and Makers (MMM) zoning district since all mixeduse zoning districts will now have the same parking requirements for nonresidential uses.

Action Needed
A motion recommending approval or denial of the proposed ordinance amendment.
ATTACHMENTS
A.
B.
C.
D.

Draft Ordinance
Aerial Photograph Showing Proposed Dakota County Library Site
Concept Site Plan for Proposed Dakota County Library
Zoning Map

ATTACHMENT A
DRAFT ORDINANCE

City of South St. Paul
Dakota County, Minnesota
Ordinance No. 13XX
AN ORDINANCE AMENDMENT UPDATING THE ZONING CODE’S PARKING AND
LOADING REGULATIONS FOR NONRESIDENTIAL USES
The City Council of the City of South St. Paul does ordain:
SECTION 1. AMENDMENT. South St. Paul City Code Section 118-127, 118-352, 118-353,
118-354, and 118-355 are hereby amended as follows:
Sec. 118-127. – MMM, Mixed Markets & Makers District.
(e) Design and Development Standards.
(10)

Parking
g.
Parking Minimums, Nonresidential Uses. See Section 118-352. 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:
a. 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.
b. 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.
c. New construction of a principal building that has more than 7,500
square feet of gross floor area shall require a parking and circulation
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 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 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.
d. The reuse of an existing principal building that has more than 15,000
square feet of gross floor area shall require a parking and circulation
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
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.
Sec. 118-352. General provisions.
(b) Benches in places of public assembly. In stadiums, sport arenas, churches, and other places
of public assembly in which patrons or spectators occupy seats, benches, pews, or other
similar seating facilities, each bench 24 inches of the seating facility shall be counted as one
seat for the purpose of determining requirements for off-street parking facilities under this
section.
(e) Joint parking facilities. Off-street parking facilities for a combination of mixed buildings,
structures, or uses may be provided collectively in any nonresidential zoning district in
which separate parking facilities for each separate building, structure, or use would be
required, provided that the total number of spaces provided shall equal the sum of the
separate requirements of each use during any peak-hour parking period. and a copy of the
joint parking agreement is approved by the city engineer and placed on file with the city
along with a certificate of occupancy for all land area involved.
(e) Parking and Circulation Plans.
(1) Purpose. South St. Paul is an urban small town with on-street parking, walkable
neighborhoods, a well-developed sidewalk system, bicycling infrastructure, and reliable

transit service. The City acknowledges that traditional minimum parking requirements often
do not account for other transportation modes or for constantly evolving consumer trends
and may result in oversized off-street parking lots and land that is not being put to its
highest and best use. The City desires to allow flexibility from minimum parking
requirements and off-street loading requirements while still ensuring that large commercial
and institutional land uses provide adequate facilities to meet the needs of visitors and avoid
over-burdening nearby public streets.
(2) Eligibility.
a. Any nonresidential permitted use in the C-1, CGMU, MMM, GB, I-1, and I zoning
districts and any nonresidential institutional use in an R-district shall be eligible to
submit a parking and circulation plan to the City Council if they are seeking a modified
minimum parking requirement that is different from the requirements stated in Section
118-354 and they do not qualify for an exemption under Section 118-352(i).
b. A modification to an off-street loading requirement may be allowed in any zoning
district via a parking and circulation plan review by the City Council.
(3) Process. The Applicant shall submit their parking and circulation plan for review by the
Planning Commission and City Council as part of a Site Plan submittal. The review shall
follow the process outlined in Section 118-47.
(4) Review Criteria. The City Council may approve, reject, or approve with modifications
any parking and circulation plan. The City Council may require the full amount of parking
spaces required under Section 118-354 or the City Council may, at their discretion, establish
a modified parking requirement for these projects. They 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. In approving deviations from the Code’s offstreet loading requirements, the City Council will consider the nature of the proposed use,
the characteristics of the property and site plan, the characteristics of adjacent streets and
alleys, and information provided by the City Engineer.
(5) Compliance. No building permit or certificate of occupancy may be granted prior to the
approval of a parking and circulation plan if a use does not meet its default minimum
parking requirements or loading requirements under the City Code. The Applicant shall be
required to comply with any conditions that are placed upon the parking and circulation
plan approval.
(i)

Minimum space requirements. The number of off-street parking spaces required for various
land uses as specified herein shall be considered as the default absolute minimum
requirements. Additional off-street parking spaces may be required by the city council for
any land use which, as determined by the city council, may for any reason generate more
parking demand than called for by the minimum parking standards contained herein. Factors
such as anticipated business volume, number of employees, number of visitors, hours and
nature of business operation, and other such factors affecting potential parking needs may
be considered.

(1) A greater or lesser total number of off-street parking spaces may be required by the
City Council for conditional uses and planned unit developments. Additionally, a modified
parking requirement may be granted to eligible nonresidential permitted uses that have
submitted a parking and circulation plan for review.
(2) In evaluating a request for a modified parking requirement, the City Council will
consider factors such as anticipated business volume, number of employees, number of
visitors, hours and nature of business operation, 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) For nonresidential uses in the CGMU, C-1, MMM, and GB districts:
b. New construction.
1.New construction of a principal building with 7,500 square feet or less of
gross floor area which contains only permitted uses shall not have a set
parking requirement.
2. New construction of a principal building that has more than 7,500 square feet
of gross floor area must meet the minimum parking requirements listed in
Section 118-354 or shall provide a parking and circulation plan for review by
the City Council as part of the site plan review. The City Council may
approve, reject, or approve with modifications any parking and circulation
plan. The City Council may establish a minimum parking requirement
following the process and criteria outlined in Section 118-352(e).
c. Reuse of existing buildings.
1.The reuse of an existing principal building by one or more permitted uses
shall not have a set parking requirement if the building contains 15,000 square
feet or less of gross floor area.
2.The reuse of an existing principal building with more than 15,000 square feet
of gross floor area shall require a parking and circulation 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
following the process and criteria outlined in Section 118-352(e).
d. 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 anticipated business volume, number of employees, number of
visitors, hours and nature of business operation, 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 onstreet and shared parking, and any dedicated bicycle parking that is provided at or
near the proposed use.
1.A restaurant, café, or similar use which only requires a conditional use permit
for on-sale liquor shall continue to be treated as a restaurant use when
determining parking requirements. It will still benefit from the provisions
listed above which remove set parking requirements for permitted uses of a
certain size.
2.A retail store which only requires a conditional use permit for off-sale liquor
shall continue to be treated as a retail store when determining parking
requirements. It will still benefit from the provisions listed above which
remove set parking requirements for permitted uses of a certain size.
3.Auto sales/service and auto repair, which are car-oriented uses that require
extensive car parking, shall adhere to the minimum parking requirements
listed in Section 118-354.
(4) Parking requirements for residential uses in the MMM district are regulated by Section
118-127-MMM, Mixed Markets and Makers District.
(r) Accessible Parking Spaces and Passenger Loading Zones. Parking spaces and passenger
loading zones for persons with disabilities shall be designed in accordance with the
provisions of the Accessibility Guidelines for Buildings and Facilities of the Americans
with Disabilities Act (ADA).

Sec. 118-353. Design and maintenance of off-street parking areas.
(b) Calculating space. When calculating the number of off-street parking spaces required
results in a fraction that is one half or more, such fraction shall require a full space. No
street or alley right-of-way shall be used in calculating space for required off-street parking.
(k) Determination of areas. Site Plan Review for Parking Lots. The construction of a new or
expanded parking lot shall require a Site Plan review which shall be processed in
accordance with Section 118-47. When planning a parking lot, the parking space per vehicle
shall not be less than 350 square feet of parking and maneuvering area or an area equal to
the width of the parking space multiplied by the length of the parking space plus 12 feet. In
most cases, however, the city engineer may require that a plan be submitted showing
parking stalls and access drives as anticipated to be constructed even in the very early stages
of planning a development with accessory parking lots.
(o) Shopping centers and large retail outlets. Shopping centers or individual retail outlets with
over 30,000 50,000 square feet of floor area shall provide parking on the basis of 5½ three
spaces per 1,000 square feet of gross leasable or useable floor area, as the case may be.

Sec. 118-354. Off-street parking spaces required.
Under Section 118-352, some land uses in certain zoning districts do not have a set parking
requirement and certain other land uses may secure a modified parking requirement with the
approval of the City Council. Unless a land use is granted a modified parking requirement under
Section 118-352, the default O off-street parking spaces required by various land uses generating
the need for parking shall be as follows:
(4) Churches, theaters, auditoriums, funeral homes, reception or meeting halls, and other
places of assembly: One space for each three seats or for each five six feet of pew
length based upon maximum design capacity
(5)

Offices: One space for each 300 400 square feet of gross floor space.

(6)

Hotel/motel: One space per dwelling unit plus one space per employee, plus one space
for each three persons who may be accommodated in a bar, restaurant, meeting room,
swimming pool, convention facility, or similar place of public assembly based upon
maximum design capacity 1 space per guest room, plus one space per employee during
the busiest shift. Bar, restaurant, reception hall, and convention center uses that are part
of a motel or hotel operation are subject to the parking requirements for those uses but
each required parking stall provided for a guest room shall also count towards the
satisfaction of the parking requirement of each other use that is part of the hotel operation.

(11)

Drive-in food establishment: One space for each 15 square feet of gross floor space
every three seats provided inside the building plus additional parking and stacking space
as may be required by the city council.

(14)

Retail sales and service establishments: One space for each 150 400 square feet of
gross floor area.

(15)

Medical and dental clinic: Six spaces for each doctor and four spaces for each dentist
At least three parking spaces for each staff doctor or dentist.

(18)

Furniture store, wholesale use, automobile and truck sales, repair shops (except vehicle
repair shops): One space for each 400 500 square feet of gross floor space plus one space
for each two employees.

(20)

Uses not specifically noted: Where a use is not specifically listed herein, the required
minimum off-street parking spaces shall be as determined by the city engineer Zoning
Administrator using this section as a guide.

(22)

Automobile repair, bus terminal, taxi terminal, boat and marine sales and repair,
bottling company, shop for a trade employing six or less people, garden supply store,
building material sales within a building: Eight Six spaces plus one additional space for
each 800 square feet of floor area over 1,000 square feet.

(25) Community centers, libraries, clubs and lodges, art galleries: Ten spaces plus one for
each 150 square feet in excess of 2,000 square feet of floor area in the building. One
space per 400 square feet of floor area in the building.

(28)

Financial institutions: Banks and other financial institutions shall have at least six four
stacking spaces per drive-in window and one off-street parking space for each 100 square
feet of customer floor area 400 square feet of gross floor area.

Sec. 118-355. Off-street loading and unloading areas.
The regulations and requirements set forth in this subchapter shall apply to required and
non-required loading and unloading facilities in all districts: Off-street space shall be provided
for the loading and unloading of persons, goods, or material according to the following
requirements:
(1) Location. All required loading berths shall be off-street and shall be located on the
same lot as the building or use to be served unless otherwise approved by the City
Council as part of a parking and circulation plan that is reviewed following the
procedures outlined in Section 118-352(e). and shall be located on the same lot as the
building or use to be served. A loading berth shall be located at least 25 feet from the
intersection of two street rights-of-way and at least 50 feet from a residential district or
use, unless located within a building. Loading berths shall not occupy the required
front yards.
(2) Size. In residential districts, each required berth provided shall be at least ten feet by 20
feet unless otherwise approved or required during a site plan review. by the city
engineer. For nonresidential uses or where large trucks may load or unload, each
required berth shall not be less than 12 feet in width, 50 feet in length, and 14 feet in
height unless otherwise approved or required during a site plan review. by the city
engineer.
(3) Access. Each required loading berth shall be located with appropriate and safe
vehicular access to a street or alley and in a manner that will least interfere with traffic
and pedestrian movements.
(4) Prohibited use. Any space allocated as a required loading berth or maneuvering area so
as to comply with the terms of this section shall not be used for the storage of goods,
trash, snow, inoperable vehicles nor be included as a part of the space requirements
necessary to meet off-street parking area standards.
(5) Alterations. Any structure erected or When the footprint of an existing structure is
substantially altered for a to accommodate a new use that requires the receipt or
distribution of materials or merchandise by trucks or similar vehicles, the structure
shall provide off-street loading space as required for a new structure unless this is
deemed impractical by the City.
(6) Schools. No public or private school campus shall load or unload buses from public
streets but shall provide off-street loading and unloading facilities unless otherwise
approved by the City Council as part of a parking and circulation plan that is reviewed
following the procedures listed in Section 118-352(e). School campuses existing on
February 7, 2021 which already load or unload buses from public streets are exempt
from this requirement.

(9) Loading or unloading in street prohibited. Except for one-dwelling, two-dwelling,
three-dwelling, and four-dwelling unit buildings, no loading or unloading of goods,
merchandise, or materials shall be permitted from any public street or alley except as
may be approved by the city engineer. In areas where loading or unloading requires
double parking, said loading and unloading shall be only as may be permitted by the
city engineer and the police department.
(10 9)

Number of loading berths required for new structures.

a. Business and office establishments containing less than 10,000 square feet of gross
floor area may load or unload from a public street or alley if it can be demonstrated to
the satisfaction of the Zoning Administrator and City Engineer that this can be done
in a safe and functional manner. if approved by the city engineer. Business and office
buildings containing more than 10,000 square feet of gross floor area shall be
provided may be required to provide off-street loading facilities of a type, size, and
location as may be required as part of a site plan review, by the city engineer based on
the specific nature of the building and use.
b. Health institutions and medical buildings shall have one berth for buildings
containing 18,000 to 100,000 square feet of gross floor area plus one additional berth
for each additional 100,000 square feet of gross floor area or fraction thereof unless
otherwise approved by the City Council as part of a parking and circulation plan that
is reviewed following the procedures outlined in Section 118-352(e).
c. Schools, churches, and other educational and religious institutions shall have one
berth for buildings containing 10,000 to 200,000 square feet of gross floor area plus
one additional loading berth for each additional 200,000 square feet of gross floor
area or fraction thereof unless otherwise approved by the City Council as part of a
parking and circulation plan that is reviewed following the procedures outlined in
Section 118-352(e).
d. Recreational facilities and social functions requiring substantial receiving or
distribution by vehicles of supplies or materials shall have one berth for buildings up
containing 10,000 to 100,000 square feet of gross floor area plus one additional berth
for each additional 100,000 square feet of gross floor area up to 500,000 square feet
of gross floor area or fraction thereof in excess of 500,000 square feet unless
otherwise approved by the City Council as part of a parking and circulation plan that
is reviewed following the procedures outlined in Section 118-352(e).
e. Apartment buildings containing more than four dwelling units may be required to
provide off-street loading berths if deemed necessary during site plan review. by the
city engineer.
f. Industrial uses shall provide off-street loading areas as determined necessary during
site plan review. by the code enforcement officer. Where feasible, loading docks shall
be located to minimize visibility from public streets and adjoining properties.
g. Loading berths may be required for any land use or building of a type, location, size,
and number as approved by the city engineer.

h. Uses existing on the effective date of the ordinance adopting this chapter are not
exempt from loading requirements except as may be approved on an individual lot
basis by the city council.
(1110) Surface type, materials, drainage. The surface type, materials, and drainage of all
off-street loading areas shall be as approved by the city engineer.
(1211) Use of certain spaces for loading or unloading prohibited. No fire lane, parking
space for the handicapped, or similar space shall be used for loading or unloading.
(1312) Taxi or transit bus. Taxi or transit bus requirements shall be as approved by the
city council.
SECTION 2. REPEAL AND REPLACE. Table 1 at the end of Article VII Off-Street Parking
and Loading is repealed and replaced with the following revised table which fixes a typo with the
labelling of parking stall dimensions:

SECTION 3. 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:
The ordinance removes set minimum parking requirements for small nonresidential
permitted uses in some zoning districts and establishes a process for the City Council to
review parking and circulation plans to adjust parking requirements for projects. It modifies
the parking requirement for a number of uses and updates the Code requirements for offstreet loading.
SECTION 3. EFFECTIVE DATE. This ordinance shall become effective upon publication.
Approved:

_________________________

Published:

_________________________

_____________________________________
Christy Wilcox, City Clerk

ATTACHMENT B
AERIAL PHOTOGRAPH SHOWING PROPOSED DAKOTA COUNTY LIBRARY SITE

ATTACHMENT C
CONCEPT SITE PLAN FOR PROPOSED DAKOTA COUNTY LIBRARY

Note: This is only a concept plan and the on-street angled parking layout that is shown is
NOT final. The City will need to design the angled parking and it will need to include
some amount of handicapped accessible stalls.
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AGENDA ITEM 5.A
South St. Paul Planning Commission

Prepared By:
Monika Mann, Community Development Support Specialist

Meeting Date:
1/5/2022

Item Description:
Discussion on Sign Code Update Relating to Institutional Reviewed By: Michael Healy, City Planner
Uses in Residential Districts and Projecting Signs

ACTION REQUESTED
The Planning Commission is asked to discuss the City Code’s rules for signage for institutional uses and rules
for projecting signs. If the Planning Commission agrees with Staff that this ordinance should be updated,
Staff will bring forward a formal ordinance amendment for the public hearing in February.
BACKGROUND/ DISCUSSION
Background
In recent years, the City has processed a large number of conditional use permit and variance requests
related to signage for institutional uses. Institutional uses include churches or other places of worship,
schools, municipal buildings, and non-profit clubs or lodges. Since almost all signs in residential districts
require a Conditional Use Permit, it means that the Planning Commission and City Council must be involved
every time a church or school is adding new signage and the process takes roughly 45 days. Additionally, it
is nearly impossible for institutional uses in residential districts to install adequate wall signage without
receiving variances as the signage allowance for wall signs is extremely low. 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 institutional uses when they ask “what signage can I have?”
There is often no clear answer to this question since most major sign projects need variances.

•

Because the variance process is complicated and unpredictable, it leads some institutional uses 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 zoning requests “in-house” with existing staff so this is time that is taken away from work on
other projects.

•

For most types of signage, there is no real need for the type of “case by case” conditions that are
applied to projects via Conditional Use Permits. The sign code can be written to have
comprehensive performance standards and those standards can then be applied to all sign projects
through the administrative sign permit review process.

In 2021, the Planning Commission discussed the sign rules for institutional uses in residential districts
during the public hearing for a Conditional Use Permit and Sign Variances for 255 Douglas Street West
(Wakota Lutheran Church). The Planning Commission voted to recommend approval of the Conditional
Use Permit and Variance and there was a general consensus that the rules needed to be updated in the
near future.
What are the Issues with South St. Paul’s Existing Standards for Institutional Uses in Residential
Districts?
Institutional uses have a need for signage similar to that of a commercial business. Additionally, most
institutional uses are on large corner lot properties with multiple frontages that each need signage.
However, South St. Paul’s existing ordinance limits institutional uses in most residential districts to a 6
square foot wall sign or a 32 square foot monument sign and only one sign is allowed on each property. A
6 square foot wall sign is not readily visible to passing traffic and has limited usefulness. The City Code
does technically allow more signage for institutional uses in the City’s high-density residential district, the
R-4 district, but this has little significance since almost all of the community’s institutional uses are located
in the R-1, R-2, and R-3 districts.
What Standards Are Currently in Place?
•

The following standards are in place for all uses located in the R-1, R-2, and R-3 districts:
1. The maximum gross area of an individual sign is 6 sq. ft.
2. The maximum gross area of signage for a property shall not exceed 6 sq. ft.
3. The one exception to the 6 square foot rule is that an institutional use may have one
monument sign with a gross area of 32 sq. ft.
4. Wall signs and monument signs require a conditional use permit.

•

The following standards are in place for all uses located in the R-4 District:
1.
2.
3.
4.

The maximum gross area of an individual sign is 24 sq. ft.
The maximum gross area of signage for a property shall not exceed 24 sq. ft.
An institutional use may have one monument sign with a gross area of 32 sq ft.
Wall signs and monument signs are “permitted” signs, no conditional use permit is needed.

Evolution of Signage Standards for Institutional Uses
South St. Paul’s current rules for institutional uses are relatively new. The rules have historically been more
flexible than what is in place today.
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. These signs were officially limited to 12 square feet in size but size
variances were frequently granted.
o In 2009, the sign code was overhauled, and strict size maximums were put in place for
signs in residential districts. The new maximum size for any sign was 6 square feet. A
monument sign for an institutional use could be up to 12 square feet in size.
o In 2020, the code was amended to allow monument signs for an institutional use in any
residential district to be up to 32 square feet in size.
Projecting Sign Code Updates
The City Code has inconsistent standards for projecting signs and this proposed ordinance amendment
presents an opportunity to clean up this section of the code. Projecting signs include wall signs, canopy signs,
and awning signs. The proposed updates would create more consistent standards for projecting signs
including their ability to extend over public right-of-way, the minimum amount of clearance from the ground
needed, and other general performance standards. There are already numerous awnings on Marie Avenue
and Southview Avenue that project off of commercial buildings and many of these awnings overhang the
public sidewalk which is considered an encroachment. These awnings currently exist in a gray area in the
code. The proposed update would make it clear that this type of projection is allowed and would establish
performance standards to regulate the encroachments.
Proposed Updates
Staff is proposing the following amendments:
•
•

•
•
•
•

Allowing each institutional use in residential districts to have up to a 24 square foot wall sign on each
frontage.
Removing the Conditional Use Permit requirement for wall signs, monument signs, and nonelectronic changeable copy signs for institutional uses in the R-1, R-2, and R-3 districts. These signs
would become “permitted.”
o Electronic changeable copy signs would still require a Conditional Use Permit so the City can
attach “case by case” conditions.
Allowing multi-family dwellings on lots larger than 25,000 square feet (about half an acre) to have
one area identification sign that is not greater than 24 square feet. The property may have a 24
square foot wall sign or monument sign.
Allowing institutional uses to put out temporary sandwich board signs during the day.
Clarifying how projecting signs and awnings may extend over public sidewalks in pedestrian-oriented
commercial and mixed-use zoning districts.
Clarifying that projecting signs and awnings must have at least eight feet of clearance between the
ground and the lowest point of the projecting sign, consistent with what has already been built on
Southview Boulevard and Marie Avenue.

Discussion
There is no one “right answer” when it comes to regulating signage and different communities have different
standards based on the aesthetic goals of each community. In drafting the proposed ordinance, Staff has
tried to create design standards that are consistent with signage that has been approved in South St. Paul in

the past. As previously mentioned, South St. Paul has very rigid sign rules “on the books” but then frequently
grants major variances. The proposed ordinance would line the code up with what is actually being approved
by the Planning Commission and City Council and would hopefully help property owners avoid the need for
variances in the future except for situations where there truly is a unique practical difficulty.
Action Needed
Staff is looking for feedback from the Planning Commission regarding the proposed amendments to the
signage standards for institutional uses. Staff is specifically looking for feedback on the following:
•
•
•
•

Does the proposed signage allowance for institutional uses seem reasonable?
Does it seem reasonable to allow larger multi-family properties (larger than half an acre) in lower
density residential districts to have a 24 square foot sign identifying the development?
Should multi-family buildings only be allowed to have signage as a permitted use if they are actually
zoned R-3 or R-4 or should “grandfathered” multi-family buildings in the R-2 district also be allowed
to have signs.
Should the area identification signs for small multifamily buildings in the R-3 district be allowed to
be illuminated?

If the Planning Commission is generally supportive of this code update, Staff will bring a polished draft of
the ordinance to the February 1st meeting for a public hearing.

ATTACHMENTS

A. Proposed Ordinance Amendment
B. Examples of Awnings That Project Over City Right-of-Way
C. Examples of Institutional Use Signage

ATTACHMENT A
PROPOSED ORDINANCE AMENDMENT

City of South St. Paul
Dakota County, Minnesota
Ordinance No. 13XX
AN ORDINANCE UPDATING THE SIGN ORDINANCE’S RULES FOR RESIDENTIAL
AND INSTITUTIONAL USE SIGNAGE AND CLARIFYING THE RULES FOR
AWNINGS
The City Council of the City of South St. Paul does ordain:
SECTION 1. AMENDMENT. South St. Paul Section 118-273, 118-336, 118-338 and 118-339
are hereby amended as follows:
Sec. 118-273. Exceptions to the minimum requirements for all districts.
The requirements and regulations specified in this chapter shall be subject to the following:
(2) Permitted encroachments into required yards and setback areas.
f.

In the C-1, CGMU, and MMM districts:
1. Awnings. Awnings projecting from commercial, mixed-use, and multi-family
residential buildings do not have a setback requirement from adjacent street
right-of-way.
i.

Projection. Awnings may extend over public property not more than
seven (7) feet from the face of a supporting building and no portion
shall extend nearer than two (2) feet from the face of the nearest curbline measured horizontally. Any new projection over public property is
subject to review and approval by the City Engineer.

ii.

Clearance. All portions of any awning shall be at least eight (8) feet
above the ground or pavement below. Nonrigid valances attached to an
awning may extend down to a point not less than seven (7) feet above
the ground or pavement below.

Sec. 118-336. Exceptions.
(4) Sandwich board signs may be used in the C-1, CGMU-1, CGMU-2, and MMM
zoning districts and for institutional uses in residential zoning districts provided
they comply with the following:
i.

There shall be no more than one sandwich board sign per property.

ii.

The sandwich board sign is made of durable, exterior-grade materials that are
weather-resistant.

iii. The sandwich board sign is located on the street frontage directly in front of
the building which the sandwich board sign is for.
iv. The sandwich board sign must be located behind the curb and in such a
manner as to prevent obstructing access to vehicles using on street parking.
v.

The sandwich board sign must not obstruct a driveway or public sidewalk,
trail, road, or other public right-of-way.

vi. The sandwich board sign is no larger than eight square feet and no greater
than four feet in height.
vii. The sandwich board sign must be removed at the close of business and stored
inside a building when the business or institutional use is closed. The
sandwich board signs must not be permanently attached to the ground,
building, or any other surface.
viii. Sandwich board signs are exempt from obtaining a permit.
Sec. 118-338. General provisions applicable to all zoning districts.
(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:

(l)

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).

Projecting wall signs.
(2) Projecting signs may not extend over a public right-of-way or public property except
with the written permission of the City Engineer. When a projecting sign extends over
a right-of-way or a public property, there shall be at least ten eight feet of clearance
between ground level and the lowest point of the projecting sign. In no case may a
projecting sign come closer than two feet from the curbline.

(n) [Nonilluminated cCanopy and awning signs.] Nonilluminated c Canopy and awning signs
shall comply with the following requirements:
(1) They shall be limited to single-story buildings or to the first level only of multistory
buildings.

(2) They shall have a minimum clearance of eight feet above grade. Unless projecting over
a sidewalk, in which case clearance shall be 14 feet above grade.
(3) The maximum height of an awning or canopy shall be five feet.
(4) Wall hangers shall not be visible.
(5) Signage on awnings or canopies may be substituted for allowed wall signage but is
limited to 25 percent of the awning or canopy area.
(6) No awning shall project over a public sidewalk or into a public right-of-way without
the approval of the City Engineer.
(7) Illuminated canopy and awning signs shall comply with subsection 118-338(m)
Sec. 118-339. – Permitted signs by district.
See Figure A-1 detailing permissible signs by district.
Figure A-1
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(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.
1. Neighborhoods of single-family and two-family homes are allowed one
area identification sign per subdivision or development which must be a
monument sign and may not exceed 24 square feet in area.
2. Multifamily dwellings on parcels 25,000 square feet or smaller are
allowed one area identification sign not exceeding 6 square feet in area. The
sign must be an attached wall sign.
3. Multifamily dwellings on parcels larger than 25,000 square feet are
allowed one area identification sign not exceeding 24 square feet in area.
The sign may be either an attached wall sign or a monument sign.

b.

Nonilluminated awning signs and nonilluminated canopy signs.

c.

Wall signs and monument signs for an institutional use.
1. Institutional uses shall be permitted one monument sign per property. No
such sign shall exceed a gross area of 32 square feet.
2. Institutional uses may have up to 24 square feet of wall signage per street
frontage. No more than 24 feet of wall signage may be directed towards
each individual frontage.

3. Group family day cares, as defined in Section 118-7, are not considered
an institutional use for the purposes of this section.
d.

Nonelectronic changeable copy signs, which are allowed only for
institutional uses.

c.

Reserved.

(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.

a b. Illuminated canopy and awning signs, which are allowed only for
institutional uses on nonresidential buildings.
b c. Projecting signs.
d. Nonelectronic changeable copy signs
c e. Wall signs, including box and cabinet signs, if they are for a property that
does not qualify for wall signage as a permitted use under the provisions
listed above.
f.

Box or cabinet signs for nonresidential uses.

d 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 118339(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.

(5) The following types of signs require an interim use permit:
a.

A home occupation may be allowed one nonilluminated business sign in an
approved location, not to exceed six square feet in area. The sign must be
removed if the home occupation is discontinued. In the R-1 single family
zoning district, no home occupation signage is allowed.

(6) The following types of signs are prohibited:
a—c. Reserved.
d.

Freeway signs.

e.

Menu board signs.

(b) Within multifamily residential zoning districts (R-4) signs must comply with the
following regulations:
(1) Aggregate property signage: The maximum gross signage for a property shall not
exceed 24 square feet in gross area unless otherwise allowed below.
(2) Individual signs: The maximum gross area per sign shall not exceed 24 square
feet in gross area and six feet in height.
(3) The following types of signs are permissible:
a.

Area identification signs.

b.

Illuminated canopy and awning signs.

c.

Monument signs. Institutional uses as defined in code are permitted to
exceed the 24 square foot allowance and have one monument sign up to 32
square feet in size, provided that it is the only sign on the property.

d.

Nonelectronic changeable copy signs.

e.

Nonilluminated awning signs and nonilluminated canopy signs.

f.

Projecting signs.

g.

Wall signs.

h.

Box or cabinet signs.

i.

Wall signs and monument signs for an institutional use.
1. Institutional uses shall be permitted one monument sign per lot. No such
sign shall exceed a gross area of 32 square feet.
2. Institutional uses may have up to 24 square feet of wall signage per street
frontage. No more than 24 feet of wall signage may be directed towards
each individual frontage.
3. Group family day cares, as defined in Section 118-7, are not considered
an institutional use for the purposes of this section.

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

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 118339(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.

(5) The following types of signs are prohibited:
a—c. Reserved.
d.

Freeway signs.

e.

Menu board signs.

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 approve an additional signage allowance for
institutional uses in residential zoning districts. It also updates the general rules for signage in
residentially zoned areas.

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

________________________

Published:

_________________________

_____________________________________
Christy Wilcox, City Clerk

ATTACHMENT B
EXAMPLES OF AWNINGS THAT PROJECT OVER CITY RIGHT-OF-WAY

Two Commercial Businesses with Awnings Along Marie Avenue

Awnings At Sunlight Restaurant (Corner of Marie Avenue and 7th Avenue South)

Awnings at Black Sheep Coffee (705 Southview Boulevard)

ATTACHMENT C
EXAMPLES OF EXISTING INSTITUTIONAL USE SIGNAGE
Kaposia Elementary
1225 1st Avenue South
8.21 acres

•
•
•

Zoned R-2
2007- CUP and Variance for a 24 sq. ft. monument sign
Property has a non-conforming wall sign that does not comply with current code requirements

Luther Memorial Lutheran Church
315 15th Avenue North
2.76 acres
•
•
•

Zoned R-1
2006- CUP and Variance for a 24 sq. ft. monument sign
Property has two wall signs (size unknown) that do not conform to current code requirements

St. Mary’s Coptic Orthodox Church
501 6th Avenue South
.96 acres
•
•

Zoned R-2

Building has a 24 sq. ft. wall sign that does not meet current code requirements

Holy Trinity Church
749 6th Avenue South
2.07 acres
• Zoned R-2
• 1975- Planning Commission approved the placement of three (3) ground monument signs at the
property. Only two monument signs are at the property today.

St. Augustine’s Catholic Church
408 3rd Street North
1.53 acres
• Zoned R-2
• 1982- Special Use Permit for a monument sign
• Building has a wall sign (size unknown) that does not meet current code requirements. The window
signs are likely code conforming.

Wakota Ridge/ Woodbury Lutheran Church
255 Douglas Street West
.91 acres
• Zoned R-2
• 2003- Variance for a 40 sq. ft. monument sign (32 sq. ft. monument sign was constructed)
• 2021- Variance and Conditional Use Permit for two additional wall signs (25 sq. ft. of signage added to
the property)

AGENDA ITEM 5.B

South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
1/5/2022

Item Description:
Invitation to a Joint Worksession Meeting to Review Danner
Inc. PUD Concept Plan

ACTION REQUESTED
Planning Commissioners are invited to attend the January 24th City Council Worksession to review a concept
plan for the redevelopment of Danner Inc.’s property on Verderosa Avenue.
BACKGROUND/ DISCUSSION
What is a PUD Concept Plan Review?
The Planned Unit Development (PUD) process allows the City to review a proposed development project
holistically and the City Council can approve flexibility from the zoning code if the project is determined to
be beneficial to the community and consistent with the general intent of the zoning code and the
comprehensive plan. The City’s PUD process involves a concept plan review where the developer can receive
informal feedback on their proposal before deciding whether to spend money to prepare the sets of civil
and architectural plans that are required for a formal development application.
With relatively straightforward PUD’s, concept plan reviews may be handled at the Staff level. With complex
PUD proposals, the concept plan is typically brought to a City Council Worksession to collect feedback from
elected officials. The Planning Commission is invited to attend these worksessions as well.
Background
Danner Inc., the Applicant, is a trucking and road construction contractor located at 843 Hardman Avenue
South. The company has been operating at this location since the late 1980’s but the property was originally
much smaller. In 1995, Danner Inc. acquired an adjacent 23-acre contaminated piece of vacant land from
the City with the understanding that they would engage in rock crushing, grading, and filling activities on the
site and eventually bring it to a buildable state so it could be redeveloped and contribute to the tax base.
Following that acquisition, Danner Inc. now owns roughly 33 acres of land at 843 Hardman Avenue.
The 33-acre property is very close to being “shovel-ready” and a developer is proposing to purchase the
entire property and turn it into a small industrial park. This is consistent with the 2040 Comprehensive Plan
and is something that will add to the tax base and bring new jobs to the community. However, Danner Inc.
is still a functioning business which desires to remain in South St. Paul. They own a vacant property on
Verderosa Avenue and would like to construct a new facility and relocate their business.

Challenges in Developing the Verderosa Property
The Verderosa Avenue property does have some challenges:
•

The property is not currently platted and consists of several different parcels. Some of the parcels
are unusually shaped and include noncontiguous pieces of land and road right-of-way. Any
redevelopment of the property will need to include a plat that turns the land into clearly defined
buildable lots, unbuildable outlots, and dedicated right-of-way.

•

The site is encumbered by a number of easements including a billboard easement, a Dakota County
trail easement, and a utility easement for overhead power lines which cross the Mississippi River just
east of the subject property. These easements prevent some parts of the property from being
buildable.

•

The entire property was once a dump and the soil was deeply contaminated by animal remains and
other waste. Danner Inc. has been working to clean up the western portion of the site to create a
useable building pad but the eastern portion of the site remains contaminated and is currently
unbuildable. This type of cleanup is costly and generally only be justified if the underlying land has
sufficient value as a building site. If the soil on the eastern portion of the site is left in a contaminated
state, the land can still be used for some purposes such as paved parking.

•

The property is only about 300 feet deep which is not ideal for an industrial development site. The
shallowness of the property makes it more challenging to develop a site plan for an industrial
operation that needs to accommodate the turning movements of large trucks.

Past Zoning Approvals at Verderosa Avenue Property
In 2016, a developer proposed to purchase the 33-acre property from Danner Inc. and turn that site into an
enormous facility for FedEx. Danner Inc. approached the City with a proposal to move their business
operations to their Verderosa Avenue property. Danner Inc.’s 2016 proposal did not comply with the City’s
zoning rules so they petitioned for a PUD approval.
This project ultimately did not work out:
•

The developer working with FedEx ultimately abandoned the redevelopment project.

•

The plan to move Danner Inc. to Verderosa Avenue had a lot of missing pieces and there were major
zoning and subdivision issues that needed to be resolved. Rather than address those issues during
the review period, the Applicant requested “approval with conditions.” The City Council agreed to
approve the PUD “with conditions” but the conditions had to be extremely far-reaching in order to
address the project’s many loose ends. Additionally, the City Council was not willing to grant a
Conditional Use Permit for exterior storage prior to the outstanding issues being addressed.

•

Danner Inc. determined that the approval conditions were too restrictive and would not work for
their needs. Also, they were unwilling to pursue the relocation without having assurance that they
could have exterior storage at the Verderosa property. Danner Inc. suspended their plans to relocate
to Verderosa Avenue and allowed the 2016 approvals to expire.

Why is the Applicant Seeking a PUD Approval?
City Staff is expecting to receive a detailed concept plan in mid-January which will be shared with the
Planning Commission and City Council prior to the Worksession meeting along with a staff memo providing
some analysis. Based on early conversations with the Applicant’s team, it appears that the following PUD
flexibility may be requested for the development of the Verderosa Avenue property:
•

Flexibility from the .2 Floor Area Ratio (FAR) requirement. This is the requirement that at least 20%
of every property in the I-1 Industrial Park zoning district must be covered in buildings.

•

Flexibility regarding setback requirements.

•

Zoning and Subdivision flexibility relating to the Shoreland Ordinance. This ordinance only governs
properties that are within 300 feet of the Mississippi River. Part of the subject property is in the
Shoreland overlay area but most of the property is outside of the overlay.

The Applicant is hoping to get detailed feedback from the Planning Commission and the City Council on their
plans for developing their Verderosa Avenue property during this concept plan review. The goal is to address
all loose ends prior to the Applicant submitting their formal development application so that both they and
the City are happy with the proposed project. There is an expectation that the Applicant will go “above and
beyond” with some elements of their project in order to justify the PUD flexibility that they are requesting.
Information about the January 24th Worksession Meeting
The Worksession meeting will take place in the Training Room on the first floor of City Hall (see attachment
A). The January 24th Worksession is scheduled to begin at 6 PM but the first 90-120 minutes of the meeting
are reserved for the City Council to interview police chief candidates. The Danner Inc. PUD concept plan
review is expected to begin at 7:45 PM.
Planning Commissioners who are unable to attend the January 24th Worksession are welcome to email
comments to the City Planner after they have had a chance to review the concept plan.
ATTACHMENTS
A. Map Showing the Location of the Training Room
B. Danner Inc.’s Property at 843 Hardman Avenue South
C. Proposed Development Site on Verderosa Avenue
D. Boundary Survey of the Verderosa Avenue Development Site

ATTACHMENT A
MAP SHOWING LOCATION OF THE TRAINING ROOM

ATTACHMENT B
DANNER INC.’S PROPERTY AT 843 HARDMAN AVENUE SOUTH

ATTACHMENT C
PROPOSED DEVELOPMENT SITE ON VERDEROSA AVENUE

Boundary Survey for:
DANNER INC.

ATTACHMENT D
BOUNDARY SURVEY OF THE VERDEROSA AVENUE DEVELOPMENT SITE
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Boundary / Topagraphy Survey for:
DANNER INC.
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Boundary Survey for:
DANNER INC.

