
 

City of North St. Paul 
Planning Commission 
Regular Meeting Agenda 

 
September 4, 2025 

6:30 PM 
 

The Planning Commission Meeting will be conducted on September 4, 2025 at 6:30 p.m. in the 
City Council Chambers of City Hall, located at 2400 Margaret St., North St. Paul. 
 
You can watch the meeting on our YouTube channel here: https://tinyurl.com/NSPYouTube 
    
I. Call to Order 
    
II. Roll Call 
  COMMISSION 

Patrick Blees, Chair 
Andrew Wise, Vice-Chair  
Arthur Alvarez, Jr. Commissioner 
Stephanie Kane-Burback, Commissioner 
Elizabeth Gadbois, Commissioner 
Cameron Muhic, Commissioner  
Jim Rathe, Commissioner 
 
STAFF/LIAISONS 
Jason Nordby, City Council Liaison 
Ken Roberts, Community Development Director  
Chris Cherne, Planning Commission Secretary  

    
III. Adopt Agenda 
    
IV. Approval of Minutes 
  A. Approval of August 7, 2025 Meeting Minutes 
    
V. Meeting Open to the Public 
  This Open Forum is an opportunity for persons to address the Planning Commission 

on items not on the agenda. A completed public comment form should be presented to 
the staff liaison prior to the meeting. Comments will be limited to 3 minutes per person. 
While the Commission may ask clarifying questions of the speaker, no formal action by 
the Commission or discussion will be held on these items. 

    
VI. Public Hearings 
  A. Cowern Elementary School - CUP Amendment and Site Plan 
  B. Zoning Ordinance Text Amendments 
  C. Subdivision Ordinance Amendment  
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VII. Commission Business, Action Items & Recommendations  
    
VIII. Reports 
  

 

    
IX. Adjournment 
 

The next regularly scheduled Planning Commission meeting is October 2, 2025.  
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Agenda Information Memorandum 
 

 
 
To Date 
Planning Commissioners September 4, 2025 
  
Agenda Placement # IV.A 
Approval of Minutes 
  
Subject 
Approval of August 7, 2025 Meeting Minutes 
  
Background/Facts 
N/A 
 
Recommended Action 
Staff recommend approval of the August 7, 2025 Planning Commission 
Meeting Minutes.  
 
  
Attachments 
1. PC Minutes 08-07-2025 
  
Respectfully submitted, 
Chris Cherne, Community Development Administrative Assistant 
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Planning Commission 

Regular Meeting Minutes 
August 7, 2025 

6:30 PM 
 

North St. Paul City Hall – Council Chambers 
2400 Margaret Street 

 
I.  CALL TO ORDER 
 
Chair Blees called the meeting to order at 6:30 PM.  
 
II.  ROLL CALL 
 
COMMISSION 
Patrick Blees, Chair     
Andrew Wise, Vice-Chair                        
Arthur Alvarez, Jr., Commissioner     
Stephanie Kane-Burback, Commissioner   Absent   
Elizabeth Gadbois, Commissioner                               
Cameron Muhic, Commissioner               
Jim Rathe, Commissioner      
 
STAFF/LIAISONS     
Jason Nordby, City Council Liaison 
Ken Roberts, Community Development Director  
 
III.  ADOPT AGENDA 
 
Blees asked for a motion to adopt the August 7, 2025, meeting agenda. 
M/Rathe, S/Muhic. 
Motion carried 6-0. 
 
IV.  APPROVAL OF MINUTES 
A. Approval of July 9, 2025, Special Meeting Minutes 
Blees indicated that under Section VI. Item B. Zoning Ordinance Text Amendment – Home Occupations, 
Commissioner Alvarez voted “nay”, and the motion was carried 6-1.  
 
Blees asked for a motion to approve July 9, 2025, special meeting minutes with the correction.  
M/Wise, S/Rathe.  
Motion carried 6-0.  
 
V.  MEETING OPEN TO THE PUBLIC 
 
There were no public comments.  
 
VI.  PUBLIC HEARINGS 
 
There were no public hearings.  
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VII. COMMISSION BUSINESS, ACTION ITEMS & RECOMMENDATIONS 
 

A. Zoning Ordinance Amendments – Encroachments  
Roberts presented the Zoning Ordinance Amendments - Encroachments item to the Planning 
Commission. City staff have prepared a set of zoning ordinance text amendments related to 
standards for permitted encroachments and small additions to nonconforming structures in North 
St. Paul. The amendments clarify the definition of pergola and add standards about the 
placement and lot coverage standards related to pergolas. The amendments also add several 
types of improvements to the code the City should consider to not be encroachments on yard 
setbacks. These additions include window wells, ramps, patios, awning, arbors and generators 
and covered porches. The proposed amendments also include language that will allow the 
expansion of a structure with a non-conforming setback if the addition would be built with the 
same non-conforming setback.  
 
Muhic asked about the arbors and trellises requirement that the structures must be at least 50% 
open. Muhic stated that many similar structures have a movable covering. If that cover is in place, 
it would not be 50% open. Roberts stated that the intent is that they remain open. Muhic 
recommended modifying the language to be 50% open except for temporary coverings. 
 
The Planning Commission discussed the proposed recreation equipment regulations. Alvarez 
stated he doesn’t know if everything should be so defined ahead of time if there are no known 
issues. He indicated he would prefer to see less things pinned down and issues to be addressed 
as they come up. The Planning Commission suggested removing regulations on recreation 
equipment from the draft ordinance.  
 
The Planning Commission discussed the proposed standby or permanent generators regulations. 
Wise stated that some issues regarding standby or permanent generators can be called out by 
NFPA 110. Muhic stated if a code such as NFPA 110 is referenced but that code is changed in 
the future, does that follow through? Roberts stated he will include language regarding NFPA 110 
“as amended.” Roberts will drop section c and clarify the NFPA 110 requirements in section b. 
Alvarez questioned whether the installation of a standby or permanent generator would require a 
building permit. Roberts stated he will strike the building permit requirement but keep the 
electrical permit and mechanical permit requirement.  
 
The Planning Commission discussed the proposed covered but open porches regulations. 
Alvarez encouraged the City to not to drill down on the materials of the roofing. Blees stated he 
likes that the porch should be complementary to the principal structure but does not recommend 
being specific about required materials. Regulations that would be found in the building code also 
were recommended for striking out of the proposed ordinance.  
 

B. Subdivision Ordinance Update  
Roberts presented the Subdivision Ordinance Update item to the Planning Commission. Roberts 
indicated he has received comments from the City Attorney but had not received comments from 
Engineering in time for the meeting. The proposed subdivision ordinance has since been 
reformatted. Roberts provided an overview of §153.037 Administrative Subdivisions that gives 
staff the ability to approve subdivisions that divide an existing property into two or three lots, 
combine multiple lots into 1 parcel, or adjust a common lot line affecting existing parcels. Blees 
asked if there is a condition of recording the subdivision with Ramsey County. Roberts stated that 
after staff approval, it must be recorded with the County.  
 
Roberts stated that the highlighted portions of the draft ordinance are subject to City Engineer 
review and those parts may be tweaked based on their comments.  
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Roberts discussed §153.091 Park Land Dedication Requirements. This section will be reviewed 
by the City Attorney to ensure that the revised ordinance language is consistent with State law 
and the Court findings of the Puce v. Burnsville case. 
 
The Planning Commission agreed that they are comfortable moving forward with the subdivision 
ordinance updates including the addition of administrative subdivisions.  
 

VIII. REPORTS  
Roberts stated that the two items discussed tonight will be scheduled for public hearings at the upcoming 
Planning Commission meeting on September 4, 2025. The City received a Conditional Use Permit and 
Site Plan Review application for the Cowern Elementary School addition and remodel project. A public 
hearing will be scheduled on September 4, 2025, for this item.  
 
Rathe asked if there has been any follow up from the City regarding the public comments from Tim Taylor 
at the previous Planning Commission meeting. Roberts stated that the issue is in the hands of the Code 
Compliance Department.  
 
Wise asked about the Nature Pointe proposed development along South Avenue E. Roberts stated there 
are no updates at this time. Nordby stated that City Council has supported the developer’s grant 
application with Met Council.  
 
The Planning Commission discussed the successes of National Night Out on August 5, 2025.  
 
IX. ADJOURNMENT 
 
Blees asked for a motion to adjourn the meeting at 7:47 PM.  
M/Rathe, S/Alvarez. 
Motion carried 6-0.  
 
The next regularly scheduled Planning Commission Meeting is Thursday, September 4, 2025, at 
6:30 PM. 
 
Members, please notify any planned absences to: Chris Cherne 
       Planning Commission Secretary 
       651-747-2440 

      chris.cherne@northstpaul.org 
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City of North St. Paul 
Planning Commission Report  
From:   Ken Roberts, Community Development Director 

Meeting Date: September 4, 2025 

Agenda Item: Cowern Elementary School Expansion and Remodeling Project 
 

 

INTRODUCTION - BACKGROUND 
Richard Hudson of Wold Architects and Engineers has submitted applications on behalf of the 
property owner, Independent School District #622 (Amanda Moore), for a Conditional Use 
Permit (CUP) amendment and for Site Plan approval to facilitate the development of several 
changes to Cowern Elementary School located 2131 Margaret Street North.  The proposed 
project and improvements include a two-story addition on the southwest corner of the building, 
an addition on the east side of the building for an expansion of the kitchen and cafeteria, 
increased security entry functions for the building, expansion and improvements to the existing 
parking lot along South Avenue and the creation of a new bus parking lot and loop in the 
northeast corner of the site. 
 
The two-story addition will contain 16 classrooms, restrooms, calming spaces, storage and a 
storm shelter. Changes to other parts of the building will include updating the existing toilet 
rooms and restrooms and adding a 36-foot by 60-foot addition to the cafeteria on the east side of 
the building. To complete all these improvements, the applicant is expecting construction to be 
conducted in several phases beginning in June 2026 and ending in August 2028. 
 
Please see the attached maps, project narrative and proposed plans for more information about 
this proposal. 
 
On May 4, 2021, the City Council adopted Resolution 2021-044.  This resolution approved a 
conditional use permit amendment for a security entrance addition for Cowern Elementary 
School.  The approved one-story addition is 1,750 square feet in size on the east side of the 
existing school building that includes the nurse’s office, principal's office, reception, and a 
conference room. The addition also included an improved weather and security vestibule. 
 

DISCUSSION  
 
LAND USE AND ZONING REVIEW 
Comprehensive Plan 

The 2040 Comprehensive Plan guides the subject property as Low Density Residential, which 
represents single-family detached uses, duplexes and townhomes left as the result of older infill 
housing.  Institutional uses, including schools, do not have a separate Future Land Use 
designation in the Comprehensive Plan and therefore, typically fall under a residential category. 
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As a result, the proposed additions and renovations to the existing school are consistent with the 
vision and intent of the Comprehensive Plan for this area. The site is not subject to any overlay 
zoning districts. 
 
Zoning  
 
The City has zoned the property R-1 (Single Family Residential). The R-1 Zoning District lists 
schools as a conditional use. 
 
Conditional Use Permit Review 
Section 154.004 (F) of the Zoning Code lists the purpose and standards for conditional use 
permits in North Saint Paul.  The standards for granting a conditional use permit require the 
proposed use to be compliant with the following findings: 
         i.   The use is consistent with the general purposes and intent of the Comprehensive Plan; 
         ii.   The use will not adversely affect the health, safety, or general welfare of the city; 
         iii.   The use is compatible with present and future land uses in the surrounding area and 
reasonably related to the overall needs of the city; 
         iv.   The use or appearance of the use is compatible with adjacent properties; 
         v.   The use can be adequately supported by public urban services including the water 
supply, transportation system and capacity, police and fire protection, utilities, and sanitary waste 
disposal and stormwater disposal systems; 
         vi.   The use will not create an excessive burden on existing parks, schools, and other 
public facilities which serve or are proposed to serve the area; 
         vii.   The use will be sufficiently compatible or separated by distance or screening from 
adjacent residentially zoned land; 
         viii.   The use is in harmony with the general purposes and intent of this chapter and the 
zoning district in which the applicant intends to locate the proposed use; 
         ix.   The use will not create an intrusion of excessive noise, glare, or general unsightliness; 
and 
         x.   If applicable, the proposed use is consistent with officially adopted city plans and 
overlays. 
 
The school site is bounded by South Avenue on the north, Margaret Street North on the east, and 
single-family residences along Belmont Lane on the west. The City has zoned all the adjacent 
and nearby properties on all four sides R-1, single-family residential. The proposed school 
building height and scale of the additions are in locations that would blend in with the existing 
building and therefore, would be compatible with the existing building, site, and surrounding 
area. The proposed additions and renovations to the existing school building should not 
negatively impact the health, safety, or general welfare of the neighbors or the City.  
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In summary, the existing building use and proposed use as an elementary school is allowed by 
conditional use in the R-1 Zoning District. The proposed plan to expand the existing elementary 
school and improve the on-site parking and traffic circulation meets the above-listed findings for 
approval.  The proposal complies or could be conditioned upon demonstration of compliance 
with other applicable Ordinance requirements as noted herein. 
Lot Area Requirements 
 
Proposed Lot/Building Dimensional and Setback Requirements 
 
The table below lists several development requirements of the R-1 Zoning District and how the 
proposed school expansion project will meet the minimum standards: 
 
 

Requirement R-1 Zoning Requirement Proposed 
Minimum Lot Area 6,250 sq. ft. 11.17 acres 

Minimum Lot Width 50 ft. Met 

Front Yard Setback 25 ft. Met (applicable to cafeteria 
addition only) 

Rear Yard Setback 25 ft. Met 

Side Yard Setback 15 f t .  Met 
Maximum Height Two (2) stories or 35 ft Met 

 
The site of the elementary school is now several separate lots.  When combined, they have a total 
lot area of 11.17 acres. City staff are recommending the City require the School District to 
combine all the properties of the school site into one property for tax and identification purposes. 
Combining the properties eliminates existing property lines that cross the site and would run 
through the building and parking lots. When combined, the existing lots that make up the 
elementary school site meets or exceeds the size and width requirements for the R-1 Zoning 
District. The proposed building additions also meet all the setbacks for the zoning district.  
 
SITE PLAN AND DESIGN REVIEW 

Section 154.004 (H) of the Zoning Code lists the purpose and standards for site plan review in 
North Saint Paul.  The standards for granting site plan approval require the proposed use to be 
compliant with the following: 

         (a)   The proposal is consistent with the general purposes and intent of the Comprehensive 
Plan; 
         (b)   The proposal will not adversely affect the health, safety, or general welfare of the city; 
         (c)   The proposal is compatible with present and future land uses in the surrounding area 
and reasonably related to the overall needs of the city; 
         (d)   The proposal or appearance of the proposal is compatible with adjacent properties; 
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         (e)   The proposal can be adequately supported by public urban services including the water 
supply, transportation system and capacity, police and fire protection, utilities, and sanitary waste 
disposal and stormwater disposal systems; 
         (f)   The proposal will not create an excessive burden on existing parks, schools, and other 
public facilities which serve or are proposed to serve the area; 
         (g)   The proposal will be sufficiently compatible or separated by distance or screening 
from adjacent residentially zoned land; 
         (h)   The proposal is in harmony with the general purposes and intent of this chapter and 
the zoning district in which the applicant intends to locate the proposal; and 
         (i)   If applicable, the proposal is consistent with officially adopted city plans and overlays. 
As outlined below in this report, staff find the proposed site and design plans for the expansion 
and remodeling of Cowern Elementary School will meet the City requirements and zoning 
ordinance standards for site plan approval, subject to several conditions of approval. 
 
Parking 

• 154.010(J)(3) Off street parking general standards. (a)i. Minimum size regulations. Each 
space shall contain a minimum area of not less than 180 square feet, exclusive of access drives, 
a width of not less than nine feet and a depth of not less than 20 feet. All loading spaces shall be 
sufficient to meet the requirements of each use and shall provide adequate space for storage and 
maneuvering of the vehicles they are designed to serve. Parking ramps and underground parking 
may be allowed to have some reduction in the dimensions stated above. 
 
A summary of the requirements in Table 8 is provided below for Schools, Public and Private. 
 

Use Requirement Proposed 

 
Elementary and 

Secondary Schools 

 
One parking space for each classroom 
plus one parking space for each seven 
students based upon design capacity. 
In this case, the City Code requires 
115 parking stalls. 

 
118 parking spaces plus an 

additional 54 parking stalls in 
the bus lot.   

 
 
Access and Circulation 

The applicants are proposing several changes to the access and circulation as outlined in the table 
below. 
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 Existing Proposed 
 

South Avenue East  
2 access driveways 

into the north parking 
lot 

1 widened access driveway with 3 traffic 
lanes to serve the expanded north parking 
lot; 1 access lane to bring vehicles into the 

parking lot and 2 exit lanes for vehicles 
turning either west or east onto South 

Avenue East. 

Margaret Street North  
2 access driveways into the 

south parking lot; 
1 driveway for deliveries 
and service vehicles near 

the building entrance 

All 3 existing driveways remain as is; 
Adding a new 11-space bus parking lot 

(for student drop off and pick up) with 2 
new driveways on Margaret Street.  This 
lot also has room for parking 54 passenger 
vehicles when not in use for buses. 

 
 

The City should consider the proposed parking plans and traffic circulation together. While the 
proposed parking lot expansion would add 40 parking spaces for passenger vehicles, the 
proposed plans also add 11 on-site bus parking spaces and about 288 feet of parent waiting area 
in the north parking lot.  This additional queuing space could accommodate an additional 11 
passenger vehicles on-site. The improvements to the circulation on the site and removal of most 
of the buses and passenger vehicles from idling within the public rights-of-way of Margaret 
Street and South Avenue East should improve traffic flow around the school in the mornings and 
after school. 
 
City staff sent the proposed project plans to Ramsey County for their review and comments.  
County staff noted the following: 
 

Traffic: There's a possibility that pick-up/drop-off operations may impact the intersection of South Ave. 
and Margaret St., particularly the west bound left turning movement, because of the new parking lot. 
The new northern access along Margaret St. is less than 60 ft. (from the intersection). We will want to 
know the school's internal traffic circulation scheme and can offer guidance if needed to keep this 
improvement from impacting operations at the AWS. Request turning movement counts at the 
intersection of South Avenue and Margaret Street. The school may also want to ensure that buses can 
make the turns into and out of the proposed parking lot (AutoTurn). 

Permitting: The closure and modification of the two access points from County Road 25 (South 
Avenue) will need separate permit applications. They should be submitted by the prime contractor once 
awarded. 

 
Landscaping and Open Space 

The proposed project plans indicate 34 trees will be removed, and the proposed landscape plan 
specifies the planting of 36 trees and 22 shrubs throughout the site.  The mix and types of 
proposed trees and shrubs are generally acceptable; however, staff recommend the project 
designers replace the proposed Blue Diamond Spruce trees with Black Hills Spruce as they are 
more drought-tolerant and less susceptible to winter injury than the Blue Spruce and thus more 
suitable for Minnesota.  The City Engineer also is recommending the proposed tree in the 
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northwest corner of the South Avenue parking lot needs to be relocated as it would be over the 
storm sewer and near the City sanitary sewer. 
 
Screening 
• 154.010(E)(3) General Architectural requirements (b) Utilities. Building utility services 
and structures such as meters, transformers, refuse containers, including dumpsters, 
ancillary equipment and the like shall be either located inside the principal building, 
inside an accessory building, or, where outside be entirely screened from off-site views. 
For new buildings, all utilities shall be underground. 
• 154.010(E)(3) General Architectural requirements (c) Screening of rooftop equipment. 
All rooftop equipment, with the exception of solar and wind equipment, shall be screened from 
view from adjacent streets and public rights-of-way. Rooftop equipment shall be 
screened from view from adjacent buildings to the extent possible. 
 
Any new rooftop mechanical units on the roof of the existing building or the additions should not 
be visible from adjacent streets and public rights-of-way. Staff are proposing a condition of 
approval requiring the School District screen all rooftop equipment from view.  
 
Drainage/Natural Resources 
• 154.010(F) Landscaping Standards  9. Drainage, access & utility easements. No 
landscape material other than grass, or retaining walls, shall be placed within a 
drainage, access or utility easement. Rock or riprap may be allowed upon review and 
approval by the Zoning Administrator provided the proposed material does not interfere 
with drainage, access or utilities. 
 
There proposed improvements to the drainage/natural resources of the site include the creation of 
a filtration basin to the south and west of the expanded north parking lot near South Avenue. The 
City Engineer has reviewed the proposed infrastructure and is supportive of its design while 
providing a few comments within the City Engineer’s review memorandum. This includes the 
owner providing the City with maintenance and access easements for the ponding areas and for 
access to the pond for future dredging activities to be performed by the City Public Works staff. 
 
The Ramsey-Washington Metro Watershed District also has completed their initial review the 
proposed project plans.  They note in their comments the applicant must provide the Watershed 
District with additional information and revised plans before the District may sign off their 
permit for the project and before the start of any site work.  
 
Lighting 

Section 154.010(A)7 of the City Code has the City standards for outdoor lighting.  It states: 
 
 All outdoor lighting shall be directed away from adjoining property and from the street unless 
globe lighting is used. Bare incandescent light bulbs shall not be permitted in view of adjacent 
property or the public right-of-way, except decorative holiday lights having 7.5 watts or less. No 
exterior lighting shall exceed 0.4-foot candles at the lot line. Yard lights shall not be closer than 
five feet from the property line, provided the direct source of light is not visible from the public 
right-of-way or adjacent residential property. 
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The demolition plan shows the removal of at least three free standing light poles adjacent to the 
existing north parking lot. The plans submitted by the applicant included a proposed photometric 
plan for the site that shows freestanding light poles on the south end of the new parking area and 
in the center of the two rows of parking spaces. This plan also shows several light fixtures along 
the sidewalks and stairs on the site. Unfortunately, the proposed photometric plan does not 
include any details as to the height of the proposed light poles or the types of proposed light 
fixtures.  It appears that the proposed exterior lighting will meet the city requirements as to the 
maximum allowed brightness of the lighting at the property lines and street rights-of-way of 0.4-
foot candles or less. 
 
Staff recommend that as a condition of approval the City require the applicant provide City staff 
a detailed exterior photometric lighting plan for the site for City approval.  This plan should 
show the location and height of all proposed freestanding light poles, the type of proposed light 
fixtures on the poles and the style of the exterior light wall packs to ensure the exterior lighting 
will meeting all City standards.  Specifically, staff recommend the revised plan provide enough 
lighting in and around the north parking lot, at the driveway on South Avenue and the on-site 
walkways and sidewalks to ensure adequate visibility and safety for pedestrians and vehicles.   
 
Signs 

The applicant is proposing to relocate the existing monument sign along Margaret Street to south 
to a location near the front entrance sidewalk. The proposed plans do not show any other changes 
to the existing signs on the property. 
Fencing 

The project plans show the removal of part of the fencing along the west side of the play fields 
and the removal of the backstops on the northwest and southeast ball fields.  The plans show the 
installation of new 4-foot-tall chain link fencing along the west side of the playfields at the top 
edge of the new storm water infiltration basin.  The City should require the new fencing to be 
black or green vinyl-covered fencing and have a gate for access to the ponding areas for 
maintenance vehicles and equipment. 
 
Stormwater Management and Engineering 

Utilities and Municipal Services 
• 154.004(F)(2) Conditional Use Standards (v) The use can be adequately supported by 
public urban services including the water supply, transportation system and capacity, 
police and fire protection, utilities, and sanitary waste disposal and stormwater disposal 
systems 
• 154.004(F)(2) Conditional Use Standards (vi) The use will not create an excessive 
burden on existing parks, schools, and other public facilities which serve or are proposed 
to serve the area 
• 154.010(A) Development Standards (9) Utility installations. All on site utility 
installations shall be placed underground. 
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The proposed use will not generate any additional demand on parks, schools, or other similar 
public facilities. The existing building is served by municipal water and sewer via underground 
connections. Stormwater management will be enhanced on the site with the addition of a new 
filtration basin located south and west of the north parking lot. 
 
Ramsey County staff noted the following in their review comments: 
 

State requires SWPPP (storm water pollution prevention plan) but since the new impervious is less 
than an acre only a one pager SWPPP will be needed.  Also note in SWPPP that both Springwater 
(Southwood) Nature Preserve and North St. Paul Ecology Center are within 1 mile of the project 
(having a plan to handle erosion and sediment will prevent storm water washout from entering these 2 
sites).  Add erosion control sheet with proposed BMPs.  Need stormwater model and drainage plan to 
see if proposed pipes and existing pipes can handle the additional storm water. 

 
Drainage/Natural Resources 
• 154.010(F) Landscaping Standards 9. Drainage, access & utility easements. No 
landscape material other than grass, or retaining walls, shall be placed within a 
drainage, access or utility easement. Rock or riprap may be allowed upon review and 
approval by the Zoning Administrator provided the proposed material does not interfere 
with drainage, access or utilities. 
 
There are major improvements to the drainage/natural resources of the site will be created with 
the installation of a new filtration basin to the south and west of the north parking lot to the west 
and north of the elementary school. The City Engineer has reviewed the proposed infrastructure 
and is supportive of its design while providing a few comments within the City Engineer’s 
memorandum including that maintenance and access easements are provided for the City. 
Streets and Sidewalks 
• 154.010(E)(3) General Architectural requirements (e) Pedestrian ways. Buildings shall 
be designed with proper provision and orientation for a pedestrian system to serve and 
link development. 
 
The public streets and sidewalks within the public rights of way of Margaret Street and South 
Avenue will be maintained with the impacts being limited to the area around the existing access 
points for the elementary school. Many of the sidewalks and parking areas on the site of the 
elementary school will be removed and replaced or expanded. The school’s three accesses onto 
Margaret Street for the existing service driveway and south parking lot will remain in their 
current locations. The accesses onto South Avenue will be reduced from two driveways to one 
wider access driveway at the location of the existing eastern access. This reconstructed driveway 
will provide ingress and egress to and from the expanded parking lot.  As noted above, Ramsey 
County requires permits for the driveway work that will affect South Avenue. 
 
During the construction of the addition and parking lot improvements, the City will continue to 
evaluate potential improvements to Margaret Street and South Avenue, particularly to the 
intersection of Margaret Street and South Avenue.  
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In summary, the proposed expansion and remodeling of Cowern Elementary School should meet 
all City engineering-related standards and requirements, subject to revisions and conditions as 
outlined by the City Engineer in his review memo. 
 
Architectural Materials and Design 

Section 154.010 (E) of the Zoning Code lists the architectural requirements for buildings and 
structures in North Saint Paul. The following is an analysis of the proposal to the relevant 
sections of the Code. 
General Requirements: 
 
• 154.010(E)(3) General Architectural requirements (b) Utilities. Building utility services and 
structures such as meters, transformers, refuse containers, including dumpsters, ancillary 
equipment and the like shall be either located inside the principal building, inside an accessory 
building, or, where outside be entirely screened from off-site views. For new buildings, all 
utilities shall be underground. 
 
• 154.010(E)(3) General Architectural requirements (f) Pedestrian-oriented design. 
Building designs are encouraged to make the street enjoyable, visually interesting, and 
comfortable. Individual buildings should be integrated with the streetscape to bring 
activity in the building in direct contact with the people on the street. 
 
• 154.010(E)(3) General Architectural requirements (g) Protection of views. Buildings 
shall be designed and oriented so as not to detract from one another or to unduly restrict 
views to open spaces, plazas and vistas. 
 
The proposed project plans include a new chiller located on the south side of the existing 
building that will be in an enclosure with solid walls that match the materials and colors of the 
existing school building. 
 
Architectural Control: 
 
• 154.010(E)(4)(d)(iii) Design of street-facing facades. No blank walls shall be permitted 
to face the public street, sidewalks, or other public spaces such as plazas. Elements such 
such as windows, doors, columns, changes in material, and similar details shall be used to add 
visual interest. 
 
The proposed additions and renovated parts of the building will be constructed with a variety of 
materials including brick and metal. Two brick colors are proposed; a brick to match the 
existing, and a new darker brown brick color. The cafeteria and classroom additions include 
several windows which are consistent with architectural requirements in Section 
154.010(E)(4)(d)(iii) of the Zoning Ordinance. 
 
City staff find the proposed exterior design of the additions acceptable and consistent with the 
intent of the Architectural requirements in the Zoning Code. 
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STAFF FINDINGS AND RECOMMENDATION 

Staff find the proposal to expand and remodel Cowern Elementary School meets the criteria for 
approval of a conditional use permit amendment and for site plan approval.  
 

As such, staff recommend the Planning Commission to recommend to the City Council approval 
of the proposed conditional use permit amendment and the site plan for the expansion and 
remodeling of Cowern Elementary School located at 2131 Margaret Street North. These 
approvals shall be subject to the conditions of approval listed in each of the draft resolutions.  
 

 

ATTACHMENTS 
1. Location Map 
2. Zoning Map 
3. Aerial Photo 
4. Project Narrative dated July 31, 2025 
5. Project Plans prepared by Larson Engineering, Inc. dated July 31, 2025 
6. Project Plans prepared by Wold Architects and Engineers dated July 31, 2025 
7. City Engineer review memo dated August 27, 2025 
8. Draft Resolution for Conditional Use Permit Amendment Approval 
9. Draft Resolution for Site Plan Approval 

 

 

Page 16 of 109



Hause Park

M
arg

aret
S
t
N

1s
t
S
t
N

7th
Av
e E

N
S
ain

t
P
au
l D

r

H
elen

S
t
N

1st Ave E

4th Ave E
4th Ave E

2nd Ave E

C
ha

rle
s

S
tN

2nd
S

t N

3rd Ave E

Burke Ave E

Burke Ave E

25

1st
S
t
N

M
ar
g
ar
et
S
t
N

Skillm
an Ave E

Skillman Ave E

Shryer Ave E

H
el

en
Ln

P
ol

ar
is

P
l

Ryan Ave E

P
kw

y
D

r

Southwood Nature
Preserve

Legend

Municipal Boundary

Address Label

Tax Parcels

August 11, 2025
Map Powered By Datafi

±

1 in = 392 Ft

The information on this map is from a digital database using the Datafi Geographic Information System. The map and associated data do not represent a survey. The City of North St. Paul makes no claims or guarantees
about the accuracy or currency of the data depicted and expressly disclaims liability for errors and omissions in its contents. Each user of this map is responsible for determining its suitability for their intended use or purpose.

Page 17 of 109

chris.d.cherne
Text Box
Cowern Elementary - Location Map 

chris.d.cherne_1
Polygon

chris.d.cherne_2
Polygon

chris.d.cherne_3
Polygon

chris.d.cherne_4
Polygon

chris.d.cherne_5
Text Box
South Ave E

chris.d.cherne_6
Text Box
South Ave E



S Ave E

H
elen

S
t
N

M
ar
g
ar
et
S
t
N

Burke Ave E

M
ar
g
ar
et
S
t
N

Eldridge Ave E

Legend

Municipal Boundary

Address Label

Tax Parcels

R1: Single Family Residential

August 11, 2025
Map Powered By Datafi

±

1 in = 131 Ft

The information on this map is from a digital database using the Datafi Geographic Information System. The map and associated data do not represent a survey. The City of North St. Paul makes no claims or guarantees
about the accuracy or currency of the data depicted and expressly disclaims liability for errors and omissions in its contents. Each user of this map is responsible for determining its suitability for their intended use or purpose.

Page 18 of 109

chris.d.cherne_7
Text Box
Cowern Elementary - Zoning Map 

chris.d.cherne_8
Polygon

chris.d.cherne_9
Polygon

chris.d.cherne_10
Polygon

chris.d.cherne_11
Polygon



Legend

Municipal Boundary

Address Label

Tax Parcels

August 11, 2025
Map Powered By Datafi

±

1 in = 132 Ft

The information on this map is from a digital database using the Datafi Geographic Information System. The map and associated data do not represent a survey. The City of North St. Paul makes no claims or guarantees
about the accuracy or currency of the data depicted and expressly disclaims liability for errors and omissions in its contents. Each user of this map is responsible for determining its suitability for their intended use or purpose.

Page 19 of 109

chris.d.cherne_12
Text Box
Cowern Elementary - Aerial Map 

chris.d.cherne_13
Polygon

chris.d.cherne_14
Polygon

chris.d.cherne_15
Polygon

chris.d.cherne_16
Polygon



North St. Paul-Maplewood-Oakdale School District– ISD #622 

 

 

Comm No. 9999 

Project Narrative 

             Cowern Elementary School Addition and Renovations 

July 31st, 2025 

 

The following narrative outlines the forthcoming Cowern Elementary School Addition and 

Renovations project in Independent School District #622, located at 2131 Margaret St N, St Paul, MN 

55109. The existing building and new additions will be (2) total stories and approximately 88,200 total 

square feet. Part of the new addition on the south-west portion of the building will be a storm shelter 

per the ICC500 code. The scope of this project is to: 

- Capacity addition to accommodate (4) sections of K-5 with a (2) story building addition on 

the south-west side of the site. 

o This building addition is designed to increase circulation in the building. The current 

building plan functions as a long corridor. The new addition comes in at an angle 

with (2) connection points to allow circulation to function as a loop and create 

stronger connectivity in the building. 

- Expand the kitchen and cafeteria space with a building expansion on the east side of the site. 

- Increase the secure entry functions for the building. 

- Address Long Term Facility Maintenance items throughout building (i.e. replace building 

mechanical systems, lighting upgrades, replace cabinetry, elevator replacement, general finish 

updates, other misc. LTFM items). 

- Renovate multi-stall toilet rooms in accordance with current ADA requirements 

- Expand and improve the parking lot off of South Ave E and increase queuing capacity for 

student pickup/drop-off. 

- Create a new bus parking lot and loop located in the north-east corner of the site to move 

the current school buses off the street. This new bus parking and loop will be striped with 

event parking for after-school hours events. 

o The current curb cutouts where buses currently park will remain where applicable 

for parking. 

 

The anticipated timeline for this project is to issue documents for public bid on October 31, 

2025. Bidding will take place through November and December. Construction is not planned to break 

ground until summer 2026 and will be in phases until summer 2028. The following plans and documents 

provide more detail and information for the design and deliverables for this application. Thank you for 

your time in reviewing. 
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DEMOLITION NOTES
1. Verify all existing utility locations.

2. It is the responsibility of the Contractor to perform or coordinate all necessary utility demolitions
and relocations from existing utility locations to all onsite amenities and buildings. These
connections include, but are not limited to, water, sanitary sewer, cable tv, telephone, gas,
electric, site lighting, etc.

3. Prior to beginning work, contact Gopher State Onecall (651-454-0002) to locate utilities
throughout the area under construction. The Contractor shall retain the services of a private utility
locator to locate the private utilities.

4. Sawcut along edges of pavements, sidewalks, and curbs to remain.

5. All construction shall be performed in accordance with state and local standard specifications for
construction.

REMOVE AND DISPOSE OF BITUMINOUS PAVEMENT SECTION

REMOVE AND DISPOSE OF CONCRETE PAVEMENT SECTION

REMOVE AND DISPOSE OF STORM SEWER PIPE AND/OR STRUCTURE

REMOVE AND DISPOSE OF TREE, STUMP, AND ROOTS (34 TOTAL)

REMOVE AND DISPOSE OF CONCRETE CURB AND GUTTER

REMOVE AND DISPOSE OF CONCRETE STAIRS INCLUDING ANY FOUNDATION AND
RAILINGS

REMOVE AND DISPOSE OF LIGHT POLE, SEE ELECTRICAL

REMOVE AND DISPOSE OF FENCE INCLUDING ALL POSTS AND FOOTINGS

TO BE REMOVED BY OWNER PRIOR TO CONSTRUCTION

REMOVE AND DISPOSE OF AGLIME SECTION

REMOVE AND DISPOSE OF CONCRETE SPLASH BLOCK

REMOVE AND SALVAGE BENCH, RETURN TO OWNER

REMOVE AND DISPOSE OF BENCH

GAS TO BE RELOCATED BY UTILITY PROVIDER

REMOVE AND DISPOSE OF EXISTING PVC PIPE. SALVAGE MITERED END FOR
RE-INSTALLATION

REMOVE AND DISPOSE OF EXISTING FLAGPOLE FOUNDATION.  SALVAGE FLAG POLE
FOR RE-INSTALLATION WITH NEW FOUNDATION.

REMOVE AND DISPOSE OF THE MONUMENT SIGN (MASONRY PORTION) AND
FOUNDATION.  SALVAGE DISPLAY AND OTHER ELECTRIC ITEMS FOR RE-USE (SEE
ELECTRICAL).

REMOVE AND DISPOSE OF CASTING AND RINGS, SEE UTILITY PLAN

REMOVE AND DISPOSE OF SHRUBS INCLUDING ANY ROOTS

REMOVE AND REINSTALL RIP RAP AS NEEDED FOR UTILITY WORK

REMOVE AND DISPOSE OF SIGN AND POST INCLUDING ANY FOOTING

KEY NOTES
1

2

3

REMOVE AND DISPOSE OF
BITUMINOUS PAVEMENT SECTION

REMOVE AND DISPOSE OF
CONCRETE PAVEMENT SECTION

REMOVE AND DISPOSE OF
AGLIME SECTION

APPROXIMATE PAVEMENT CORE/BORING LOCATION
SEE PROJECT GEOTECHNICAL REPORT
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STANDARD-DUTY
BITUMINOUS PAVEMENT
DETAIL 1/C500

HEAVY-DUTY
BITUMINOUS PAVEMENT
DETAIL 2/C500

CRACK SEAL, AGGREGATE SEAL COAT AND FOG SEAL
DETAIL 16/C500
*BID TO INCLUDE 100 SY OF BITUMINOUS FULL DEPTH REPAIR

MATCH EXISTING
PAVEMENT SECTION

CONCRETE PAVEMENT
DETAIL 3/C500

DRIVEWAY ENTRANCE CONCRETE
DETAIL 7/C500

STOOP/APRON
SEE STRUCTURAL/ARCHITECTURAL

PAVEMENT MARKINGS
-VEHICLE STALLS/ARROWS/CROSSWALKS (WHITE)
-BUS STALLS/NUMBERING (YELLOW)

CURB PAINT (YELLOW)

C200

SITE
PLAN

SYMBOL LEGEND

NO PARKING3

KEY NOTES
1 STANDARD-DUTY BITUMINOUS PAVEMENT, DETAIL 1/C500

HEAVY-DUTY BITUMINOUS PAVEMENT, DETAIL 2/C500

MATCH EXISTING PAVEMENT SECTION

CONCRETE PAVEMENT, DETAIL 3/C500

DRIVEWAY ENTRANCE, DETAIL 7/C500

STOOP, SEE STRUCTURAL/ARCHITECTURAL

SURMOUNTABLE CURB AND GUTTER, DETAIL 4/C500

B612 CONCRETE CURB AND GUTTER, DETAIL 5/C500

B618 CONCRETE CURB AND GUTTER, DETAIL 6/C500

TRANSITION PROFILE/TYPE OF CURB

PARKING SIGN AND POST, DETAIL  11/C500
_A: ADA PARKING
_B: ADA ACCESS AISLE
_C: ADA LOADING ZONE

ACCESSIBLE CURB RAMP
_A: PERPENDICULAR RAMP, DETAIL 9/C500
_B: PARALLEL RAMP, DETAIL 10/C500
_C: RIGHT OF WAY RAMP, DETAIL 1/C503-6/C503

CHILLER ENCLOSURE, SEE ARCHITECTURAL

NEW CONCRETE STAIRS WITH HANDRAIL, DETAIL 12/C500

RAIN GUARDIAN, DETAIL 9/C501

INLINE DRAIN BASIN, DETAIL 10/C501

RELOCATED MONUMENT SIGN

CRACK SEAL, AGGREGATE SEAL COAT, AND FOG SEAL, DETAIL 16/C500

NEW CONCRETE SPLASH BLOCK, DETAIL 15/C500

NEW 4' HEIGHT CHAIN LINK FENCE, DETAIL 13/C500

NEW 10' WIDE DOUBLE SWING GATE, DETAIL 14/C500

CONCRETE VALLEY GUTTER, DETAIL 8/C500

FLAG POLE, DETAIL 8/C502

2

3

4

5

6

7

8

9

10

11

12

13

14

PARKING CALCULATIONS
REQUIREMENT: ONE PARKING SPACE FOR EACH CLASSROOM PLUS ONE PARKING SPACE
FOR EACH SEVEN STUDENTS BASED UPON DESIGN CAPACITY.

NUMBER OF CLASSROOMS: 29 CLASSROOMS
DESIGN CAPACITY: 596 STUDENTS

REQUIRED PARKING STALLS: 29 + (596/7) = 115

NORTHWEST PARKING LOT: 88 STALLS
SOUTHEAST PARKING LOT: 30 STALLS
TOTAL PARKING STALLS: 118 STALLS > 115

BUS LOT EVENT PARKING: 54 STALLS

QUEUING INFORMATION
EXISTING QUEUING: 367 FEET (~15 CARS)
PROPOSED QUEUING: 655 FEET (~26 CARS)

15

16

17

18

19

20

21

22

23
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C201

LANDSCAPE
PLAN

SYMBOL LEGEND

KEY NOTES
1

2

3

1. Landscape areas to have 6" colored hardwood wood mulch over weed barrier fabric and 6"
black steel edging as needed.

2. All trees not planted in landscaped areas shall have shredded hardwood mulch placed around
the tree at 4' diameter and 6" deep.

3. All disturbed areas to receive 4" of good quality topsoil and general seed unless otherwise
noted.

4. Landscape Contractor is responsible for coordination with the General Contractor, to protect the
new improvements on and off-site during landscape work activities. Report any damage to the
General Contractor immediately.

5. Plant size and species substitutions must be approved in writing prior to acceptance in the field.

6. Landscape Contractor is responsible for ongoing maintenance of all newly installed material
until time of owner acceptance. Any acts of vandalism or damage which may occur prior to
owner acceptance shall be the responsibility of the contractor. Contractor shall provide the
owner with a maintenance program including, but not limited to, pruning, fertilization and
disease/pest control.

7. Landscape Contractor shall provide the owner with a watering schedule appropriate to the
project site conditions and to plant material growth requirements.

8. Landscape Contractor shall guarantee newly planted material through one calendar year from
the date of written owner acceptance with an additional one calendar year on the replacement.
Plants that exhibit more than 10% die-back damage shall be replaced at no additional cost to
the owner. The contractor shall also provide adequate tree wrap and deer/rodent protection
measures for the plantings during the warranty period.

GENERAL SEED MIX WITH 4" NEW/SALVAGED TOPSOIL

STORMWATER BASIN, DETAIL

LANDSCAPE AREA, SEE LANDSCAPE NOTE #1

LANDSCAPE NOTES

TREE/SHRUB PLAN
Symbol Common Name Tree Size Quantity

Spring Snow Crab Apple 2.5" DIA 1

North Wind Maple 2.5" DIA 13

Sienna Glenn Maple 2.5" DIA 5

Magyar Ginkgo 2.5" DIA 11

Blue Diamond Spruce 8' HEIGHT 6

TREE TOTAL 36

Feather Reed Grass 1 GAL 4

Flame Grass 1 GAL 3

Gro-Low Sumac 5 GAL 3

Goldflame Spirea 5 GAL 6

Little Lime Hydrangea 5 GAL 6

SHRUB TOTAL 22

1. See Details 1/C201 and 2/C201.
2. See Sheet C100 for location of 34 tree removals.

GENERAL SEED MIX WITH 4" NEW/SALVAGED TOPSOIL
(TYPICAL OF ALL DISTURBED AREAS UNLESS
OTHERWISE NOTED)

STORMWATER BASIN
DETAIL

LANDSCAPE AREA
SEE LANDSCAPE NOTE #1

1. A planting island with a minimum of one tree shall be installed for every 12 parking spaces.

West Parking Lot: 88 stalls / 12 = 8 planting islands required

8 planting islands provided with 8 trees and mulch

INTERIOR PARKING LANDSCAPING

PREPARE SOIL IN THE ENTIRE BED

8"-12"

NOTES
1. FOR CONTAINER-GROWN SHRUBS, USE FINGERS OR SMALL HAND TOOLS TO PULL THE ROOTS OUT OF THE OUTER
LAYER OF POTTING SOIL; THEN CUT OR PULL APART ANY ROOTS THAT CIRCLE THE PERIMETER OF THE CONTAINER.

2. INCORPORATE COMMERCIALLY PREPARED MYCORRHIZA SPORES IN THE SOIL IMMEDIATELY AROUND THE ROOT BALL
AT RATES SPECIFIED BY THE MANUFACTURER.

3. CONFIRM THAT WATER DRAINS OUT OF THE SOIL DURING THE PLACEMENT PHASE; ALTER DRAINAGE SYSTEMS AS
REQUIRED.

4. IF PLANTS ARE TO BE PRUNED, BRANCHES SHALL BE PRUNED AT THE BRANCH BARK RIDGE, NOT FLUSH WITH THE BARK.

SHRUB PLANTING DETAIL1
C201

FOLD BURLAP FROM TOP OF ROOT BALL
DOWN INTO GROUND; SET TOP OF BALL

SLIGHTLY ABOVE FINISH GRADE

4" DEEP MULCH (DO NOT
PUT MULCH AGAINST THE

BASE OF THE PLANT)

12" TO 18" (FOR LARGER SHRUB
ROOT BALLS, MAKE DEPTH MIN.

4" DEEPER THAN BALL)

SCARIFY ALL FACES AND
BOTTOM OF EXCAVATED HOLE

PLACE PLANTING MEDIUM SOILS

TOP 13 OF WIRE CAGE AND BURLAP SHOULD BE REMOVED

CONTAINER-GROWN PLANT WITH
ROOTS PULLED OUT OF BALL -
COMPLETELY REMOVE CONTAINER.

CUT WEED BARRIER
FABRIC THE MINIMUM
NEEDED FOR PLANTING.

TREE PLANTING DETAIL2
C201

DECIDUOUS TREE (2.5" Ø MIN)
AS PER SCHEDULE

COLORED FLAGS
1 PER WIRE

TOP 13 OF WIRE CAGE AND
BURLAP SHOULD BE REMOVED

OPTIONAL STAKING METHOD - 6' METAL
POSTS AND RUBBER HOSE STRAPS

CONIFEROUS TREE (8' HEIGHT MIN)
AS PER SCHEDULE

HOSE LOOPS

3 GUYS EACH OF 10 GAUGE TWISTED
WIRE 120° APART AROUND TREE

TURNBUCKLE

3" DEEP MULCH, HOLD
BACK 3" FROM STEM.

SOD/SEED
(SEE PLANS)

24" STAKE TYP.
PLACE PLANTING
MEDIUM SOILS

SCARIFY ALL SIDES AND
BOTTOM OF EXCAVATED HOLE

12
" M

IN
.

EQUALS TWICE BALL
DIAMETER

18"
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993

992
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990
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988
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986

985983.70 B*
983.60 B/TC

984.50 B*
982.90 G/TC982.71 G/TC

993.67 FFE
(ARCH: 93'-8")

987.33 FFE
(ARCH: 87'-4")

984.77* B/C

993.67 C

993.67 C
993.52 C

993.60 C993.45 TS

988.45 BS

988.27 C

987.00

987.50

989.00

989.00

991.00

992.00

992.00

991.00

987.00
987.50

988.10 TS
985.10 BS

996.5* C

989.30* FFE

989.09 C

989.18 C983.45 C
983.53 BS

988.53 TS

987.89 C

987.77 C

984.43 C

984.87 BS

996.37 TS

1000.0* C

999.9* C

1000.0* C

997.65* C
997.57* TC
997.07* GL

997.15* B

996.7* TC
996.2* GL

998.33* FFE

998.33* FFE

998.22 C

998.22 C

997.11 C

997.27 C
997.46 C

997.34 C
996.90 TC
996.40 GL
997.06 TC
996.56 GL

997.14* C
997.04* C

997.53 TC
997.03 GL

997.61 C
996.97 TC/GL997.05 C

997.61 C
996.95 TC/GL

997.15 C

997.07 C

996.65 TC/GL
996.57 TC/GL

996.95 TC
996.45 GL

997.53 TC
997.03 GL

997.67 C

997.59 TC
997.09 GL

999.77 C

999.90 C
999.84 C

999.60 C

999.27 C

998.92 TC
998.42 GL

998.44 C
998.38 C

998.17 C
998.11 C

998.27 C

998.33 C

997.93 C

998.06 C

997.77 TC/GL
997.83 TC/GL

997.43 TC/GL
997.56 TC/GL

998.33 TC
997.83 GL

998.13 TC
997.63 GL
998.20 TC
997.70 GL

997.83 TC
997.33 GL

997.58 B

997.06 B

997.08 TC
996.58 GL

996.42 TC
995.92 GL

992.06* C
991.98* C

991.94 C

991.86 C

991.7* TC
991.2* GL

991.44 C
991.36 C

990.70 C

990.56 C
990.49 C

990.61 C

991.06 C

990.96 TC
990.46 GL

991.04 TC
990.54 GL

991.14 C

993.00 TC
992.50 GL

991.47 TC
990.97 GL

991.57 C

993.21 C

991.81 TC
991.31 GL

998.04 C

998.65 C

994.19* C

995.8* C

995.73* C

994.12* C

994.57* C

984.80 C
984.43 C

984.20 C984.09 C

985.21 C

985.33 C

988.03 C
988.12 C

990.34 C

990.24 C
990.44 C
990.53 C

981.45* C

981.53* C
977.97* C

977.89* C

980.35 C

980.28 C

980.19 C

980.12 C

978.89 C

978.74 C

980.85* TC
980.35* GL977.40* TC

977.90* GL

980.66 TC
980.16 GL

979.08 TC
978.58 GL

982.78* TC
982.48* GL

982.93 C

982.0* TC
981.7* GL

980.85 TC
980.35 GL

980.55* TC
980.25* GL

981.34 TC
980.84 GL

980.85 TC
980.35 GL

980.59 TC
980.29 GL

982.16 C

980.75 C

983.30 TC
982.80 GL 988.61 TS

984.09 TC
983.59 GL

984.19 TC
983.69 GL

984.28 TC
983.78 GL

983.70 TC/GL
983.85 C

983.03 TC/GL
983.18 C

983.45 TC
982.95 GL

983.60 C

983.15 G/TC

981.15 C

981.00 TC
980.50 GL

978.68 TC
978.38 GL

977.95 GL

983.92 TC
983.42 GL

982.03 C

982.85 TC
982.35 GL

983.73 TC
983.23 GL

983.51 TC
983.01 GL

983.57 TC
983.07 GL

983.72 TC
983.22 GL

983.63 TC
983.13 GL

979.57 TC
979.27 GL 980.66 TC

980.16 GL
980.50 TC
980.00 GL

979.20 TC
978.70 GL

979.75 TC
979.25 GL

979.15 TC
978.65 GL

979.04 TC
978.54 GL
978.97 TC
978.47 GL

978.91 TC
978.41 GL

979.50 TC
979.00 GL

980.66 TC
980.16 GL

980.11 TC
979.61 GL

979.90 TC
979.40 GL

979.76 TC
979.26 GL

983.27 TC
982.77 GL

982.50 TC
982.00 GL

983.17 TC
982.67 GL

982.66 TC
982.16 GL

982.56 TC
982.06 GL

983.21 TC
982.71 GL

983.12 TC
982.62 GL

983

982

981

98
1

98
0

979
978

993.44 TC
992.94 GL

993.65 C

994.45 C 993.64 C

993.52 C

985
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2
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1
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0
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9

991

999.49 TC
998.99 GL

999.50999.90

999.88* TC
999.38* GL

998.45* TC
997.95* GL

999.50* B/C

999.30* GL

997.80* GL
999.50 TC
999.00 GL

999

998

998.10* C

997.80* C

997.72* C

998.00* TC/C
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9
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8

984

98
3

98
1

98
097

9

998.80* TC

998.00* TC

999.10* TC

999.70* C

999.81* C

998.89* C

998.82* C

998.96* C
999.03* C

97
5

999.57* C 999.44* C

999.66* C999.52 C

999.72* C 999.80* C

999.41 C

999.74 C999.66 C

999.33 C
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979
978

977
976

975

998.44 TC
997.94 GL

99
0
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1
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2
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3

992
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997

996
994 995

999.00* C

99
9

999

999.17* C
999.10* C

999.00* C
999.07* C

98
3

98
298

1

977.85 EOF
(10' WIDE)

FILTRATION BASIN
100-YR HWL: 978.25

OUTLET: 976.85
BOTTOM: 975.00

98
1

97
9

978.0* TC
977.7* GL978.0* TC

977.7* GL

977.60* TC
977.30* GL

977.93 TC
977.63 GL

977.80 TC
977.50 GL

974.4* TC
974.0* GL

974.0* TC
973.6* GL

975.70* C

975.78* C

974.95* C

975.03* C
977976

975

974

1

218' x 15'

3524 Labore Road
White Bear Lake, MN 55110
651.481.9120 (f) 651.481.9201
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949

950

950

2.0%

GRADING NOTES
1. Tree protection consisting of snow fence or safety fence installed at the drip line shall be in

place prior to beginning any grading or demolition work at the site.

2. All elevations with an asterisk (*) shall be field verified.  If elevations vary significantly, notify the
Engineer for further instructions.

3. Grades shown in paved areas represent finish elevation.

4. All disturbed areas to receive 4” of good quality topsoil and seed.

5. All construction shall be performed in accordance with state and local standard specifications
for construction.

SYMBOL LEGEND
EXISTING CONTOURS

PROPOSED CONTOURS - MAJOR INTERVAL

PROPOSED CONTOURS - MINOR INTERVAL

GRADE BREAK LINE

GRADE SLOPE

SPOT ABBREVIATIONS:
TC - TOP OF CURB
GL - GUTTER LINE
GO - GUTTER OUT
B - BITUMINOUS
C - CONCRETE
EO - EMERGENCY OVERFLOW
TW - TOP OF WALL
BW - BOTTOM OF WALL (F/G)
(*) - EXISTING TO BE VERIFIED

950.00 TC
949.50 GL

1

KEY NOTES
STORMWATER BASIN, DETAIL 11/C501

TURF REINFORCEMENT MAT, DETAIL 7/C501

C300

GRADING
PLAN

2
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1. See Sheet C002 for Erosion Control Notes.

EROSION CONTROL NOTES

C301

EROSION
CONTROL
PLAN

SILT FENCE

SEDIMENT LOG

RIP-RAP / ROCK CONSTRUCTION ENTRANCE

EROSION CONTROL BLANKET

INLET PROTECTION

SYMBOL LEGEND

1

KEY NOTES
SILT FENCE, DETAIL 1/C501

ROCK CONSTRUCTION ENTRANCE, DETAIL 8/C501

INLET PROTECTION, DETAIL 9/C501

EROSION CONTROL BLANKET, DETAIL 5/C501

RIP-RAP AT FLARED END SECTION, DETAIL 3/C501

SEDIMENT LOG, DETAIL 2/C501

RIP-RAP AT RAIN GUARDIAN, DETAIL 6/C501

2

3

4

5

6

7
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STORM SEWER STUB
INV = 980.90

120 LF - 6" PVC @ 2.4% SLOPE

300 LF 4" PVC @ 1.34%

124 LF 4" PVC
 @

 1.34%

COORDINATE W/ MECH.
INV: 979.33

GATE VALVE W/ BOX

GATE VALVE W/ BOX

CONNECT TO EXISTING
WATERMAIN

45° BEND

45° BEND45° BEND

45° BEND

COORDINATE W/ MECH.
INV: 981.00

INLINE DRAIN-2
RIM: 995.50
INV: 991.82

INLINE DRAIN-3
RIM: 995.00
INV: 991.50

INLINE DRAIN-1
RIM: 996.00
INV: 992.50

STMH-10
RIM: 988.05

INV (E): 984.55
INV (SE): 980.77

INV (N): 980.52

CB-11
RIM: 987.00

INV (E): 983.00
INV (N,S): 980.19

66
 L

F 
15

" H
D

PE
 @

 0
.5

0%

51 LF 10" PVC
@ 2.00%

59 LF 6" PVC (SCH 40) @ 1.04%

75 LF 6" PVC (SCH 40) @ 1.04%

4" DIP

OCS-1
RIM: 976.85-977.85

INV: 972.46

54 LF 12" HDPE @ 0.85%

FES-2
INV: 972.00

MITERED END GRATE
INV: 980.00

CO
INV: 973.50

CO
INV: 973.50

CO
INV: 972.59

RAIN GUARDIAN
RIM: 977.90
INV: 976.90

CB-4
RIM: 991.71
INV: 987.71

CB-3
RIM: 992.66
INV: 988.66

43 LF 12" HDPE @ 2.21%

COORDINATE W/ MECH.
INV: 988.50

19 LF 8" PVC (SCH 40) @ 1.04%

STMH-1
RIM: 998.90
INV: 993.87

COORDINATE W/ MECH.
INV: 994.00

12 LF 10" PVC (SCH 40) @ 1.04%

STUB WATER 12" ABOVE LOWER
FFE AND PROVIDE BLIND FLANGE

STMH-6
RIM: 992.00

INV (S): 987.79
INV (E): 987.15

INV (N,W): 985.83

27
7 

LF
 1

0"
 P

VC
 @

 1
.3

6%

CORE DRILL AND CONNECT TO EXISTING MH W/
WATER TIGHT CONNECTION (GROUT RING TYP.)
INV: 988.30*

CB-5
RIM: 990.46
INV: 986.21

STMH-2
RIM: 994.10

INV (S): 990.10
INV (N): 989.01

90
 L

F 
10

" P
VC

 @
 1

.3
6%

25 LF 12" HDPE @ 2.21%

50 LF 15" HDPE @ 0.75%

STMH-7
RIM: 988.10

INV (E): 983.19
INV (S): 982.94

STMH-8
RIM: 988.50
INV (N): 982.23
INV (SW): 980.38

176 LF 15" HDPE @ 1.50%

11
8 

LF
 1

8"
 H

D
PE

 @
 0

.6
0%

241 LF 24" HDPE @ 0.73%

STMH-12
RIM: 984.50

INV (NE): 980.00
INV (S): 979.52

INV (W): 978.77
SUMP: 974.77 64

 L
F 

18
" H

DP
E 

@
 0

.6
0%

67
 L

F 
15

" H
D

PE
 @

 1
.0

0%

22 LF 12" PVC (SCH 40) @ 1.04%

CB-13
RIM: 977.30
INV: 973.30
SUMP: 969.30

FES-3
INV: 972.84

46 LF 12" HDPE @ 1.00%

STMH-9
RIM: 989.75
INV (N,E): 991.72
INV (S): 990.88
INV (W): 984.02

10 LF 6" PVC (SCH 40) @ 1.04%

45° BEND

45° BEND

10" PVC INV: 990.22
10" PVC INV: 988.74

RESET/ADJUST W/ NEW
RINGS AND CASTING
(NEENAH R-3067)
RIM: 993.22

INV: 984.33

INV: 984.33INV: 984.33

24 LF 6" PVC @ 1.00%

CO
INV: 972.64

CO
INV: 972.84CO

INV: 972.94

13 LF 6" PVC @ 1.00%

FES-1
INV: 977.00

RESET/ADJUST
W/ NEW RINGS

RIM: xxx

33 LF 12" PVC (SCH 40) @ 1.04%

INV: 983.54*
INV: 982.93*

SAN-2
RIM: 982.45
INV (SE): 975.01
INV (N): 974.91

SAN-1
RIM: 986.00

INV (NE): 979.13
INV (NW): 979.03

CONNECT TO EXISTING MANHOLE
CORE DRILL AND INSTALL BOOT

INV: 973.24*

COORDINATE W/ MECH.
INV: 979.33

15 LF 4" PVC @ 1.34%
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1B
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1A
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UTILITY NOTES
1. It is the responsibility of the contractor to perform or coordinate all necessary utility connections

and relocations from existing utility locations to the proposed building, as well as to all onsite
amenities.  These connections include but are not limited to water, sanitary sewer, cable TV,
telephone, gas, electric, site lighting, etc.

2. All service connections shall be performed in accordance with state and local standard
specifications for construction.  Utility connections (sanitary sewer, watermain, and storm
sewer) may require a permit from the City.

3. The contractor shall verify the elevations at proposed connections to existing utilities prior to
any demolition or excavation.  All elevations with an asterisk (*) shall be field verified.  If
elevations vary significantly, notify the Engineer for further instructions.

4. The contractor shall notify all appropriate engineering departments and utility companies 72
hours prior to construction.  All necessary precautions shall be made to avoid damage to
existing utilities.

5. Storm sewer requires testing in accordance with Minnesota plumbing code 4714.1107 where
located within 10 feet of waterlines or the building.

6. HDPE storm sewer piping shall meet ASTM F2306 and fittings shall meet ASTM D3212 joint
pressure test. Installation shall meet ASTM C2321.

7. All RCP pipe shown on the plans shall be MN/DOT class 3.

8. Maintain a minimum of 7 ½' of cover over all water lines and sanitary sewer lines. Where 7 ½' of
cover is not provided, install 2” rigid polystyrene insulation (MN/DOT 3760) with a thermal
resistance of at least 5 and a compressive strength of at least 25 psi.  Insulation shall be 8'
wide, centered over pipe with 6” sand cushion between pipe and insulation.  Where depth is
less than 5', use 4” of insulation.

9. Install water lines 18” above sewers. Where the sewer is less than 18" below the water line (or
above), install sewer piping of materials approved for inside building use for 10 feet on each
side of the crossing.

10. All watermain piping shall be class 52 ductile iron pipe unless noted otherwise.

11. See Project Specifications for bedding requirements.

12. Pressure test and disinfect all new watermains in accordance with state and local requirements.

13. Sanitary sewer piping shall be PVC, SDR-35 for depths less than 12', PVC SDR-26 for depths
between 12' and 26', and class 52 D.I.P. for depths of 26' or more.

14. A structure adjustment shall include removing and salvaging the existing casting assembly,
removing existing concrete rings to the precast section. Install new rings and salvaged casting
to proposed grades, cleaning casting flange by mechanical means to insure a sound surface
and install an external chimney seal from casting to precast section. Chimney seals shall be
Infi-Shield Uni-Band or an approved equal.

C400

UTILITY
PLAN

SYMBOL LEGEND
STORM MANHOLE (STMH)

CATCH BASIN (CB)

CURB INLET (CB)

FLARED END (FES)

SANITARY MANHOLE (SAN)

HYDRANT (HYD)

GATE VALVE & BOX

STORM SEWER PIPE

DRAIN TILE PIPE

SANITARY SEWER PIPE

WATERMAIN PIPE

KEY NOTES
CATCH BASIN MANHOLE, DETAIL
_A: NEENAH R-1642, TYPE B LID (STMH, SOLID CLOSED, CIRCLE)
_B: NEENAH R-3067, TYPE L GRATE (CB, BARRIER)
_C: NEENAH R-2501, TYPE C GRATE (CB, ROUND OPEN GRATE)

FLARED END SECTION, DETAIL 2/C502

INLINE DRAIN, DETAIL 10/C501

SANITARY MANHOLE, DETAIL 4/C502

STORMWATER BASIN DRAIN TILE, DETAIL 11/C501

GATE VALVE, DETAIL 3/C502

OUTLET CONTROL STRUCTURE, DETAIL 5/C502

SALVAGED MITERED END

RAIN GUARDIAN, DETAIL 9/C501

DRAINTILE CLEANOUT, DETAIL 7/C502

PVC DWV BACKWATER VALVE WITH ACCESS RISER ASSEMBLY AND COVER

RESET UTILITY STRUCTURE, DETAIL 9/C502

FOOTING DRAIN TILE, DETAIL 6/C502

FILTRATION BASIN DRAIN TILE, DETAIL 11/C501

1

2

3

4

5

6

7

8

9

10

11

12

13

14
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C500

DETAILS

NEW 4" BITUMINOUS PAVEMENT
PLACED IN 2 EQUAL LIFTS

NOT TO SCALE

PAVEMENT SECTION
STANDARD-DUTY BITUMINOUS

1
C500

NEW 9" BASE
AGGREGATE

APPROVED SUBGRADE SOIL

NEW 5" BITUMINOUS PAVEMENT
(3"  BASE LIFT, 2" WEAR LIFT)

NOT TO SCALE

PAVEMENT SECTION
HEAVY-DUTY BITUMINOUS

2
C500

NEW 12" BASE
AGGREGATE

APPROVED SUBGRADE SOIL

NOT TO SCALE

CONSTRUCTION DETAIL
CONCRETE

3
C500

NEW 6" PORTLAND CEMENT CONCRETE

NEW 6" BASE
AGGREGATE

APPROVED SUBGRADE SOIL

NOT TO SCALE

WITH CURB DETAIL
DRIVEWAY

7
C500

NOT TO SCALE

VALLEY GUTTER DETAIL8
C500

NOT TO SCALE

CURB & GUTTER DETAIL
B612 CONCRETE

5
C500

6"

12"

13
.5

"
6"

7"

6"

SLOPE
3 4" PER FT.

8"

R3"

R3"

6"

NEW BITUMINOUS
PAVEMENT

BACKFILL PER PLAN

NEW BASE
AGGREGATE

APPROVED SUBGRADE SOIL

NOT TO SCALE

CURB & GUTTER DETAIL
B618 CONCRETE

6
C500

6"

18"

13
.5

"
6"

7"

6"

SLOPE
3 4" PER FT.

8"

R3"

R3"

6"

NEW BITUMINOUS
PAVEMENT

BACKFILL PER PLAN

NEW BASE
AGGREGATE

APPROVED SUBGRADE SOIL

NOT TO SCALE

& GUTTER  DETAIL
SURMOUNTABLE CURB

4
C500

12" 12"

10
.7

5"
6"

7"
1.

12
5"

6"

SLOPE
3 4" PER FT.

NEW BITUMINOUS
PAVEMENT

BACKFILL PER PLAN

NEW BASE
AGGREGATE

APPROVED SUBGRADE SOIL

NOTE: TIP OUT GUTTER WHERE INDICATED ON PLANS OR AS NEEDED
TO ENSURE POSITIVE DRAINAGE

NOTE: TIP OUT GUTTER WHERE INDICATED ON PLANS OR AS NEEDED
TO ENSURE POSITIVE DRAINAGE

NOTE: TIP OUT GUTTER WHERE INDICATED ON PLANS OR AS NEEDED
TO ENSURE POSITIVE DRAINAGE

NOT TO SCALE

ACCESSIBLE RAMP DETAIL
PERPENDICULAR

9
C500

SLOPE NOT TO

EXCEED 1:12

6'

PER PLAN

6'

PER PLAN

EXCEED 1:10

SLOPE NOT TO

EXCEED 1:10

SLOPE NOT TO

4' M
IN

RAMP LANDING
2% MAX SLOPE IN
ANY DIRECTION

PER PLAN

(4' M
IN.)

1:12

1:12

PER PLAN
(4' MIN.)

PER PLAN
(7' MAX)

2% M
AX

2% M
AX

2% MAX SLOPE IN
ANY DIRECTION

LANDING
2% MAX SLOPE IN

ANY DIRECTION

PER PLAN
(4' MIN.)

PER PLAN
(7' MAX)

PER PLAN
(4' MIN.)

LANDING
2% MAX SLOPE IN
ANY DIRECTION

PER PLAN

(4' M
IN.)

2% MAX

NOT TO SCALE

ACCESSIBLE RAMP DETAIL
PARALLEL

10
C500

12" TREAD DEPTH

2'
-1

0"

12" MIN

NOT TO SCALE

AND RAILING DETAIL
CONCRETE STAIR SECTION

12
C500

1'-0"

1'
-4

"

1'-6"
MIN.

TREAD DEPTHKEYED CONSTRUCTION JOINT

SET IN 2"Ø BORED HOLES
6" DEEP. FILL WITH NON-SHRINK

GROUT AND SEAL OR PROVIDE
GALVANIZED SLEEVE

1" NOSING (TYP.)

#4 EPOXY COATED BARS
@ 12" O.C. EACH WAY

#4 E.C. BARS @ NOSING

11
2" O.D. STD WALL GALV. STEEL PIPE;

WELD AND GRIND SMOOTH ALL JOINTS

1
2" RADIUS TYP.

NEW CONCRETE

NEW BASE
AGGREGATE

1
2" EXPANSION JOINT

2% MAX.

4'
-6

"

5'

6"

10' MAX.

1" 4'

TENSION BANDS SPACED
MAXIMUM OF 15" APART

TENSION BAR

CHAIN LINK
FENCE FABRIC

TOP RAIL

BOTTOM RAIL

NOT TO SCALE

CHAIN LINK FENCE DETAIL13
C500

12" DIA. X 5' CONCRETE
FOOTING (TYPICAL)

3"

10'

5'
4'

6"

NOT TO SCALE

DOUBLE SWING GATE DETAIL14
C500

3" MAX.

PROVIDE CROSS BRACING
FOR GATES AS RECOMMENDED
BY MANUFACTURER

CHAIN LINK
FENCE FABRIC

ALL JOINTS SHALL BE
WELDED TO PROVIDE A
RIGID FRAME

3" O.D. FENCE POST

12" DIA. X 5' CONCRETE
FOOTING (TYPICAL)

LINE POSTTERMINAL POST
PER SPECIFICATIONS

(3" O.D. MIN.)

SLOPE TO DRAIN
(5% MIN.)2'

3'

1
2" FIBERBOARD EXPANSION MATERIAL
W/ ELASTOMERIC JOINT SEALANT

BUILDING

NEW 4" PORTLAND
CEMENT CONCRETE

NEW 6" BASE
AGGREGATE

BUILDING
SCUPPER

SLOPE TO DRAIN
(5% MIN.)

#3 REBAR @ 8" O.C.

#3 REBAR

NEW 4' X 4' SCOUR-STOP
TRANSITION MAT AT END
OF SPLASH PAD

NOT TO SCALE

SPLASH BLOCK DETAIL15
C500

NOT TO SCALE

AND POST DETAIL
SIGN 

11
C500

NOTES:
1. ALL SIGNS TO BE INSTALLED IN ACCORDANCE WITH MMUTCD AND MNDOT CURRENT STANDARD SIGNS MANUAL.
2. SEE PROJECT MANUAL FOR SIGN TYPES AND SPECIFICATION.
3.  ALL SIGNS SHALL BE REVIEWED AND APPROVED BY OWNER/ENGINEER PRIOR TO CONSTRUCTION.
4. SIGN POSTS TO BE 6" BEHIND THE BACK OF CURB, UNLESS OTHERWISE DIRECTED.
5. SHARE POST WHERE APPLICABLE.
6. SIGNS WITHIN CONCRETE SIDEWALKS SHALL BE SURFACE MOUNTED WITH APPROVED BREAK-AWAY DEVICES.

2.5 LB./FT. FLANGED CHANNEL SIGN POST
(MNDOT 3401)

SIGN
(PER PLAN)

PER
PLAN

PE
R

 P
LA

N
5'

 F
R

O
M

 P
AR

KI
N

G
 S

U
R

FA
C

E
3'

 6
"

EXISTING BASE
AGGREGATE

NEW AGGREGATE SEALCOAT
ROUT, STERILIZE, AND SEAL WITH
HOT APPLIED ELASTOMERIC CRACK
SEALANT 3 4"x 3 4" MINIMUM

NOT TO SCALE

 COAT, AND FOG SEAL DETAIL
CRACK SEAL, AGGREGATE SEAL

16
C500

EXISTING
SUBGRADE SOIL

EXISTING
PAVEMENT

BITUMINOUS FOG SEAL

VARIES4" BITUMINOUS PAVEMENT REPAIR
(PLACED IN 2 EQUAL LIFTS)

APPLY UNIFORM TACK
COAT TO ALL EXISTING
SURFACES AND EDGES
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LOWER LEVEL
FLOOR PLAN -
AREA C

2520 12th Ave. E.
North St. Paul, MN 55109
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SK

RH, MC

07.31.2025

252029

Reg State

6/5/2023
VAUGHN DIERKS

26979

ARCHITECT

0
1/8" = 1'-0"

LOWER LEVEL - AREA C
F1

6' 12'

Revisions

Description Date Num

PLAN GENERAL NOTES

1. ALL PLAN DIMENSIONS ARE NOMINAL TO FACE OF
WALL. WALL THICKNESSES ARE SHOWN NOMINAL, SEE
WALL TYPES FOR ACTUAL THICKNESS.

2. ALL GYP. WALLS ARE TO BE 5 INCHES THICK UNLESS
OTHERWISE NOTED.

3. ALL CONCRETE BLOCK WALLS ARE TO BE 8 INCHES
THICK UNLESS OTHERWISE NOTED.

4. COORDINATE SIZE AND LOCATION OF ALL DUCT AND
SHAFT OPENINGS IN WALLS AND FLOORS W/ MECH.
AND ELEC. PROVIDE ALL REQUIRED LINTELS FOR
OPENINGS. SEE LINTEL SCHEDULE.

5. FIELD VERIFY ALL MILLWORK OPENINGS.

6. SET FLOOR DRAINS 3/4" BELOW FINISHED CONCRETE
FLOORS UNLESS OTHERWISE NOTED. PROVIDE
CONSISTENT SLOPE FROM WALL TO DRAIN BY
SLOPING CONCRETE, MIN. 1/4" PER FOOT.

7. VERIFY LOCATION, SIZE AND QUANTITY OF ALL
MECHANICAL AND ELECTRICAL EQUIPMENT PADS.

8. ALL DOOR/SIDELITE OPENINGS TO BEGIN 4" FROM
ADJACENT WALL UNLESS OTHERWISE NOTED.

9. ALL GYP. WALLS ARE CENTERED ON GRID UNLESS
OTHERWISE NOTED.

10. FIRE RATED WALLS ARE INDICATED ON CODE PLANS.

DOOR / OPENING SCHEDULE - LOWER LEVEL C

DOOR / OPENING LABEL/
RATING

OVERALL
WIDTH

FRAME

GL

MOUNTING CONDITIONS

HDW GRP REMARKSTYPE QTY WIDTH HEIGHT MATL TYPE DEPTH MATL HEAD JAMB SILL

C100 G 1 3'-0" 7'-0" WD-3 -- 3'-4" FR 1 -- HM --

C101 G 1 3'-0" 7'-0" WD-3 -- 3'-4" FR 1 -- HM --

C102 G 1 3'-0" 7'-0" WD-3 -- 3'-4" FR 1 -- HM --

C102a G 1 3'-0" 7'-0" WD-3 -- 3'-4" FR 1 -- HM --

C105 G 1 3'-0" 7'-0" WD-3 -- 3'-4" FR 1 -- HM --

C106 G 1 3'-0" 7'-0" WD-3 -- 3'-4" FR 1 -- HM --

C107 AL2 2 3'-0" 7'-0" AL -- 6'-0" FR 1 -- HM --

C108 AL2 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

C109 GSL 2 3'-0" 8'-0" GS -- 16'-0" GS X -- GS

KEY PLAN

A

B C

D

ROOM FINISH SCHEDULE

ROOM NO ROOM NAME FLOOR BASE

N WALL - TYP E WALL S WALL W WALL

REMARKSMATL FIN MATL FIN MATL FIN MATL FIN

C100 CIRC LINO-1 VB-1 EXIST - CMU /
GYP

P TILE-1/P
TILE-2/PT-6
A

EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

C101 PRE K LINO-1/CPT-3 VB-1 EXIST - CMU PT-6A GYP PT-6A GYP PT-6A EXIST -
CMU

PT-6A

C101A TOILET P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1

C102 GIRL'S TOILET P TILE-1 P TILE-1 EXIST - CMU C TILE-1 EXIST -
CMU

C TILE-1 EXIST -
CMU

C TILE-1 EXIST -
CMU

C TILE-1

C103 BOY'S TOILET P TILE-1 P TILE-1 EXIST - CMU C TILE-1 GYP C TILE-1 EXIST -
CMU

C TILE-1 EXIST -
CMU

C TILE-1

C104 MULTILINGUAL LINO-1/CPT-3 VB-1 EXIST - CMU PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

C105 VESTIBULE CPT-1 VB-1 EXIST - CMU PT-6A EXIST -
CMU

PT-6A GYP P TILE-2 GYP P TILE-2

C106 ELEV RB-1 VB-1 -- -- -- -- -- -- -- --

C107 OFFICE EXIST EXIST EXIST - CMU PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

Keynote Legend Sheets

Key Value Keynote Text

A1.02 TOOTH-IN MASONRY AT REMOVED ITEM(S) PER THE DEMOLITION
PLAN TO MATCH EXISTING FINISH & COURSING.

A4.43 ELEVATOR MODERNIZATION UNDER SEPARATE CONTRACT.
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Independent School
District #622

COWERN
ELEMENTARY
SCHOOL ADDITION
AND
RENOVATIONS

A2.00d

LOWER LEVEL
FLOOR PLAN -
AREA D

2520 12th Ave. E.
North St. Paul, MN 55109

2131 Margaret St.
North St. Paul, MN 55109

NOT FOR CONSTRUCTION

CONDITIONAL USE PERMIT APPLICATION

SK

MC

07.31.2025

252029

Reg State

6/5/2023
VAUGHN DIERKS

26979

ARCHITECT

0
1/8" = 1'-0"

LOWER LEVEL - AREA D
F1

6' 12'

Revisions

Description Date Num

PLAN GENERAL NOTES

1. ALL PLAN DIMENSIONS ARE NOMINAL TO FACE OF
WALL. WALL THICKNESSES ARE SHOWN NOMINAL, SEE
WALL TYPES FOR ACTUAL THICKNESS.

2. ALL GYP. WALLS ARE TO BE 5 INCHES THICK UNLESS
OTHERWISE NOTED.

3. ALL CONCRETE BLOCK WALLS ARE TO BE 8 INCHES
THICK UNLESS OTHERWISE NOTED.

4. COORDINATE SIZE AND LOCATION OF ALL DUCT AND
SHAFT OPENINGS IN WALLS AND FLOORS W/ MECH.
AND ELEC. PROVIDE ALL REQUIRED LINTELS FOR
OPENINGS. SEE LINTEL SCHEDULE.

5. FIELD VERIFY ALL MILLWORK OPENINGS.

6. SET FLOOR DRAINS 3/4" BELOW FINISHED CONCRETE
FLOORS UNLESS OTHERWISE NOTED. PROVIDE
CONSISTENT SLOPE FROM WALL TO DRAIN BY
SLOPING CONCRETE, MIN. 1/4" PER FOOT.

7. VERIFY LOCATION, SIZE AND QUANTITY OF ALL
MECHANICAL AND ELECTRICAL EQUIPMENT PADS.

8. ALL DOOR/SIDELITE OPENINGS TO BEGIN 4" FROM
ADJACENT WALL UNLESS OTHERWISE NOTED.

9. ALL GYP. WALLS ARE CENTERED ON GRID UNLESS
OTHERWISE NOTED.

10. FIRE RATED WALLS ARE INDICATED ON CODE PLANS.

DOOR / OPENING SCHEDULE - LOWER LEVEL D

DOOR / OPENING LABEL/
RATING

OVERALL
WIDTH

FRAME

GL

MOUNTING CONDITIONS

HDW GRP REMARKSTYPE QTY WIDTH HEIGHT MATL TYPE DEPTH MATL HEAD JAMB SILL

D100 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D102 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D103 G 1 3'-0" 7'-0" WD -- 9'-4" FR 3A -- HM --

D104 GSL 2 3'-0" 8'-0" GS -- 14'-0" GS X -- GS

D105 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D107 AL2 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

D108 F 1 3'-0" 7'-0" WD -- 4'-8" FR 2A -- HM --

D110 F 2 3'-6" 7'-0" WD -- 7'-4" FR 3 -- HM --

D111 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D112 G 1 3'-0" 7'-0" WD -- 10'-8" FR 3A -- HM --

D114 GSL 2 3'-0" 8'-0" GS -- 14'-0" GS X -- GS

D115 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D117 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D118 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D124 1 5'-0" 10'-9" ST 180MN 5'-3 1/4" 6'  x 8'-6" -- ST -- F1/A5.693 F4/A5.693 -- 53 3

D112A -- -- 19'-9" 3'-0" -- -- 19'-9" FR 4B
(UPPER)

-- HM --

D113 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D116 GSW 1 3'-0" 7'-0" GS -- 7'-6" GS X -- GS

D117A -- -- 19'-0" 3'-0" -- -- 19'-0" FR 4B
(UPPER)

-- HM --

D119 -- -- 8'-0" 6'-0" -- -- 8'-0" FR 4B 2 -- HM --

D120 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

KEY PLAN

A

B C

D

ROOM FINISH SCHEDULE

ROOM NO ROOM NAME FLOOR BASE

N WALL - TYP E WALL S WALL W WALL

REMARKSMATL FIN MATL FIN MATL FIN MATL FIN

D101 CIRC/ FA LINO-1 P TILE-1/P
TILE-2/PT-6
A

GYP P TILE-1/P
TILE-2/PT-6
A

CMU P TILE-2 EXIST/GYP P TILE-1/P
TILE-2/PT-6
A

CMU PT-6A

D102 CIRC/ FLA LINO-1 P TILE-1/P
TILE-2/PT-6
A

GYP P TILE-1/P
TILE-2/PT-6
A

PRECAST PT-6A GYP C TILE-1/P
TILE-1/P
TILE-2/PT-6
A

GYP P TILE-1/P
TILE-2/PT-6
A

D103 GIRL'S RESTROOM P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 PRECAST C TILE-1 GYP C TILE-1

D104 BOY'S RESTROOM P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1

D105 SMALL GROUP LINO-2 VB-1 GYP PT-6A GYP PT-6A PRECAST PT-6A GYP PT-6A

D106 4TH GRADE CLASSROOM LINO-1/CPT-4 VB-1 GYP PT-6A GYP PT-6A PRECAST PT-6A PRECAST PT-6A

D107 4TH GRADE CLASSROOM LINO-1/CPT-4 VB-1 PRECAST PT-6A GYP PT-6A GYP PT-6A PRECAST PT-6A

D108 4TH GRADE CLASSROOM LINO-1/CPT-4 VB-1 PRECAST PT-6A PRECAST PT-6A GYP PT-6A GYP PT-6A

D109 4TH GRADE CLASSROOM LINO-1/CPT-4 VB-1 CMU PT-6A CMU PT-6A GYP PT-6A CMU PT-6A

D110 5TH GRADE CLASSROOM LINO-1/CPT-2 VB-1 GYP PT-6A GYP PT-6A GYP PT-6A CMU PT-6A

D111 5TH GRADE CLASSROOM LINO-1/CPT-2 VB-1 CMU PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

D112 5TH GRADE CLASSROOM LINO-1/CPT-2 VB-1 CMU PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

D113 5TH GRADE CLASSROOM LINO-1/CPT-2 VB-1 CMU PT-6A GYP PT-6A GYP PT-6A CMU PT-6A

D114 STAIR RB-1 P TILE-2 CMU P TILE-2 CMU P TILE-2 -- -- GYP P TILE-2

D115 SMALL GROUP LINO-1 VB-1 GYP PT-6A EXIST -
CMU

PT-6A GYP PT-6A GYP PT-6A

D116 STOR / CUSTODIAL LINO-1 VB-1 GYP PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A GYP PT-6A

D117 CALMING SPACE LINO-2 VB-1 GYP PT-6A GYP PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

D118 MECH EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

D119 STAIRS RB-1 P TILE-2 GYP PT-6A PRECAST PT-6A -- -- PRECAST P TILE-2

D120 VESTIBULE CPT-1 VB-1 PRECAST PT-6A PRECAST PT-6A GYP PT-6A PRECAST P TILE-2

Keynote Legend Sheets

Key Value Keynote Text
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NOT FOR CONSTRUCTION
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Revisions

Description Date Num

PLAN GENERAL NOTES

1. ALL PLAN DIMENSIONS ARE NOMINAL TO FACE OF
WALL. WALL THICKNESSES ARE SHOWN NOMINAL, SEE
WALL TYPES FOR ACTUAL THICKNESS.

2. ALL GYP. WALLS ARE TO BE 5 INCHES THICK UNLESS
OTHERWISE NOTED.

3. ALL CONCRETE BLOCK WALLS ARE TO BE 8 INCHES
THICK UNLESS OTHERWISE NOTED.

4. COORDINATE SIZE AND LOCATION OF ALL DUCT AND
SHAFT OPENINGS IN WALLS AND FLOORS W/ MECH.
AND ELEC. PROVIDE ALL REQUIRED LINTELS FOR
OPENINGS. SEE LINTEL SCHEDULE.

5. FIELD VERIFY ALL MILLWORK OPENINGS.

6. SET FLOOR DRAINS 3/4" BELOW FINISHED CONCRETE
FLOORS UNLESS OTHERWISE NOTED. PROVIDE
CONSISTENT SLOPE FROM WALL TO DRAIN BY
SLOPING CONCRETE, MIN. 1/4" PER FOOT.

7. VERIFY LOCATION, SIZE AND QUANTITY OF ALL
MECHANICAL AND ELECTRICAL EQUIPMENT PADS.

8. ALL DOOR/SIDELITE OPENINGS TO BEGIN 4" FROM
ADJACENT WALL UNLESS OTHERWISE NOTED.

9. ALL GYP. WALLS ARE CENTERED ON GRID UNLESS
OTHERWISE NOTED.

10. FIRE RATED WALLS ARE INDICATED ON CODE PLANS.

DOOR / OPENING SCHEDULE - MAIN LEVEL A

DOOR / OPENING LABEL/
RATING

OVERALL
WIDTH

FRAME

GL

MOUNTING CONDITIONS

HDW GRP REMARKSTYPE QTY WIDTH HEIGHT MATL TYPE DEPTH MATL HEAD JAMB SILL

A215 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

A200 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

A201 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

A202 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

A203 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

A204 F 1 3'-0" 7'-0" WD 3'-4" FR 1 -- HM --

A205 F 1 3'-0" 7'-0" WD 3'-4" FR 1 -- HM --

A206 F 1 3'-0" 7'-0" WD 3'-4" FR 1 -- HM --

A207 F 1 3'-0" 7'-0" WD 3'-4" FR 1 -- HM --

A208 F 2 3'-6" 7'-0" WD -- 7'-4" FR 3 -- HM --

A210 F 2 3'-10 1/2" 7'-0" WD -- 8'-1" FR 1 -- HM --

A211 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

A212 F 1 3'-0" 7'-0" WD -- 7'-4" FR 3A 2 -- HM --

A213 -- -- 4'-0" 6'-0" -- -- 4'-0" FR 4B 3 -- HM --

A214 F 2 3'-0" 7'-0" FRP -- 6'-4" FR 1 -- HM --

A216 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

KEY PLAN

A

B C

D

ROOM FINISH SCHEDULE

ROOM NO ROOM NAME FLOOR BASE

N WALL - TYP E WALL S WALL W WALL

REMARKSMATL FIN MATL FIN MATL FIN MATL FIN

A200 CIRC LINO-1 EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A201 CIRC LINO-1 EXIST EXIST -
CMU

PT-6A GYP PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A202 CIRC LINO-1 EXIST EXIST -
CMU

PT -- -- EXIST -
CMU

PT EXIST -
CMU

PT-6A

A203 GYMNASIUM EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A203A STORAGE EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A203B STORAGE EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A203C STORAGE EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A203D OFFICE EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A204 TOILET P TILE-1 EXIST EXIST -
CMU

-- EXIST -
CMU

-- EXIST -
CMU

-- EXIST -
CMU

--

A205 TOILET P TILE-1 EXIST EXIST -
CMU

-- EXIST -
CMU

-- EXIST -
CMU

-- EXIST -
CMU

--

A206 STOR EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A207 STOR EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A207A STOR EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A208 STOR EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A209 RECEIVING Q TILE-1 EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A210 BOILER EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A211 ICAN LINO-1/LINO-
2

EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU/GYP

PT-6A EXIST -
CMU

PT-6A

A211B TOILET P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 EXIST -
CMU

C TILE-1 GYP C TILE-1

A211C SO CPT-2 VB-1 GYP PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

A212 MOTOR RB-1 EXIST EXIST -
CMU

WC-1 EXIST -
CMU

WC-1/PT-6A EXIST -
CMU

WC-1/PT-6A GYP WC-1/PT-6A

A213 ICAN LINO-1/LINO-
2

VB-1 GYP PT GYP PT EXIST -
CMU

PT EXIST -
CMU

PT

A214 ICAN LINO-1/LINO-
2

VB-1 EXIST -
CMU

PT GYP PT EXIST -
CMU/GYP

PT EXIST -
CMU

PT

A214A TOILET P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 EXIST -
CMU

C TILE-1 EXIST -
CMU

C TILE-1

A215 ELEC EXIST EXIST EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A216 ELEV RB-1 VB-1 -- -- -- -- -- -- -- --

A217 RECEIVING Q TILE-1 Q TILE-1 EXIST -
CMU

PT-6A GYP PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

A218 STOR LINO-2 VB-1 GYP PT GYP PT EXIST -
CMU

PT GYP PT

A219 DAPE/OT LINO-2 VB-1 GYP PT GYP PT EXIST -
CMU

PT GYP PT

A220 CALM LINO-1 VB-1 GYP PT EXIST -
CMU

PT EXIST -
CMU

PT GYP PT

A221 TOILET P TILE-1 P TILE-1 EXIST -
CMU

C TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1

Keynote Legend Sheets

Key Value Keynote Text

A1.02 TOOTH-IN MASONRY AT REMOVED ITEM(S) PER THE DEMOLITION
PLAN TO MATCH EXISTING FINISH & COURSING.

A4.43 ELEVATOR MODERNIZATION UNDER SEPARATE CONTRACT.

A4.44 SURFACE MOUNTED RETRACTABLE STAGE. SEE SPECS

A4.45 WIRE CLOSET AND UTILITY SHELVING.
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Independent School
District #622

COWERN
ELEMENTARY
SCHOOL ADDITION
AND
RENOVATIONS

A2.01b

MAIN LEVEL
FLOOR PLAN -
AREA B

2520 12th Ave. E.
North St. Paul, MN 55109

2131 Margaret St.
North St. Paul, MN 55109

NOT FOR CONSTRUCTION

CONDITIONAL USE PERMIT APPLICATION

SK

RH, MC

07.31.2025

252029

Reg State

6/5/2023
VAUGHN DIERKS

26979

ARCHITECT

0
1/8" = 1'-0"

MAIN LEVEL AREA B
F1

6' 12'

PLAN GENERAL NOTES

1. ALL PLAN DIMENSIONS ARE NOMINAL TO FACE OF
WALL. WALL THICKNESSES ARE SHOWN NOMINAL, SEE
WALL TYPES FOR ACTUAL THICKNESS.

2. ALL GYP. WALLS ARE TO BE 5 INCHES THICK UNLESS
OTHERWISE NOTED.

3. ALL CONCRETE BLOCK WALLS ARE TO BE 8 INCHES
THICK UNLESS OTHERWISE NOTED.

4. COORDINATE SIZE AND LOCATION OF ALL DUCT AND
SHAFT OPENINGS IN WALLS AND FLOORS W/ MECH.
AND ELEC. PROVIDE ALL REQUIRED LINTELS FOR
OPENINGS. SEE LINTEL SCHEDULE.

5. FIELD VERIFY ALL MILLWORK OPENINGS.

6. SET FLOOR DRAINS 3/4" BELOW FINISHED CONCRETE
FLOORS UNLESS OTHERWISE NOTED. PROVIDE
CONSISTENT SLOPE FROM WALL TO DRAIN BY
SLOPING CONCRETE, MIN. 1/4" PER FOOT.

7. VERIFY LOCATION, SIZE AND QUANTITY OF ALL
MECHANICAL AND ELECTRICAL EQUIPMENT PADS.

8. ALL DOOR/SIDELITE OPENINGS TO BEGIN 4" FROM
ADJACENT WALL UNLESS OTHERWISE NOTED.

9. ALL GYP. WALLS ARE CENTERED ON GRID UNLESS
OTHERWISE NOTED.

10. FIRE RATED WALLS ARE INDICATED ON CODE PLANS.

DOOR / OPENING SCHEDULE - MAIN LEVEL B

DOOR / OPENING LABEL/
RATING

OVERALL
WIDTH

FRAME

GL

MOUNTING CONDITIONS

HDW GRP REMARKSTYPE QTY WIDTH HEIGHT MATL TYPE DEPTH MATL HEAD JAMB SILL

B200 OH 1 8'-0" 8'-0" WD -- 8'-4" OH -- -- --

B200a F 1 3'-4" 7'-0" WD -- 5'-2" FR 2A -- HM --

B200b MCDF 1 8'-0" 8'-0" ST -- 8'-4" MCDF -- ST --

B200c MCDF 1 8'-0" 8'-0" ST -- 8'-4" MCDF -- ST --

B200d MCDF 1 8'-0" 8'-0" ST -- 8'-4" MCDF -- ST --

B200e F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B200f -- -- 10'-0" 6'-0" -- -- 10'-0" FR 4B 2 -- HM --

B200g -- -- 7'-9" 6'-0" -- -- 7'-9" FR 4B 6 -- HM --

B200h -- -- 10'-6" 6'-0" -- -- 10'-6" FR 4B 7 -- HM --

B201 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B202 F 2 3'-0" 8'-0" GS -- 12'-4" FR 7 -- GS --

B203 F 2 3'-0" 8'-0" GS -- 12'-4" FR 7 -- GS --

B204 F 2 3'-0" 7'-0" WD -- 6'-4" FR 1 -- HM --

B204b F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B204c F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B206 F 1 3'-0" 7'-0" WD -- 6'-4" FR 2A -- HM --

B206a F 1 3'-0" 7'-0" WD -- 5'-4" FR 2A -- HM --

B206b F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B206c F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B207 F 2 3'-6" 7'-0" WD -- 7'-4" FR 3 -- HM --

B208 F 1 3'-0" 7'-0" WD -- 5'-2" FR 2A -- HM --

B208a F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B208b F 1 3'-0" 7'-0" WD -- 4'-10 3/4" FR 2A -- HM --

B209 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B210 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B211 GSL 2 2'-6" 8'-0" GS -- 12'-0" GS X -- GS

B212 F 1 3'-0" 7'-0" WD -- 7'-4" FR 3A -- HM --

B213 F 1 3'-0" 7'-0" WD -- 7'-4" FR 3A -- HM --

B213a F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B213b 60" x 84"

B213c F 1 4'-0" 7'-0" WD -- 4'-4" FR 1 -- HM --

B213d FG 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B214a -- -- 4'-0" 6'-0" -- -- 4'-0" FR 4B 3 -- HM --

B215 F 1 3'-8" 7'-0" WD -- 4'-0" FR 1 -- HM --

B216 F 2 3'-6" 7'-0" WD -- 7'-4" FR 3 -- HM --

B217 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

B217b -- -- 5'-8" 4'-0" -- -- 5'-8" FR 4A -- HM --

B217c -- -- 5'-8" 4'-0" -- -- 5'-8" FR 4A -- HM --

B218 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

KEY PLAN

A

B C

DROOM FINISH SCHEDULE

ROOM NO ROOM NAME FLOOR BASE

N WALL - TYP E WALL S WALL W WALL

REMARKSMATL FIN MATL FIN MATL FIN MATL FIN

B200 VESTIBULE CPT-1 VB-1 EXIST - FB -- EXIST -
PLAS/FB

PT-6A EXIST - FB -- EXIST -
PLAS/FB

PT-6A

B201 VESTIBULE CPT-1 VB-1 EXIST - FB -- EXIST - CMU PT-6A EXIST - FB -- EXIST - CMU PT-6A

B202 CIRC LINO-1 EXIST -- -- EXIST -
PLAS/FB

PT-6A EXIST -
PLAS/FB

-- EXIST -
PLAS/FB

PT-6A

B203 CIRC LINO-1 EXIST EXIST - PLAS PT-6A GYP P TILE-2 EXIST - PLAS PT-6A -- --

B204 CIRC LINO-1 EXIST EXIST - PLAS PT-6A GYP P TILE-2 EXIST - PLAS PT-6A GYP P TILE-2

B204 CIRC LINO-1 EXIST EXIST - PLAS PT-6A GYP P TILE-2 EXIST - PLAS PT-6A GYP P TILE-2

B205 CAFETERIA LINO-1/LINO-
2/LINO-3/LIN
O-4

VB-1 EXIST - CMU PT-6A EXIST - CMU /
BRICK

PT-6A BRICK PT-6A GYP P TILE-2/C
TILE-1

B206 STORAGE LINO-1 VB-1 GYP PT-6A GYP PT-6A CMU PT-6A CMU PT-6A

B207 ADVENTURE
CONNECTION

LINO-1 VB-1 EXIST - PLAS PT-6A GYP PT-6A GYP PT-6A EXIST - PLAS PT-6A

B208 KITCHEN Q TILE-1 Q TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1 EXIST - PLAS /
GYP

C TILE-1

B209 KITCHEN Q TILE-1 Q TILE-1 GYP C TILE-1 GYP C TILE-1 EXIST - PLAS C TILE-1 EXIST - PLAS PT-6A

B210 TECH LINO-2 VB-1 EXIST - PLAS PT-6A EXIST - PLAS PT-6A EXIST - PLAS PT-6A EXIST - PLAS PT-6A

B211 DRY STORAGE LINO-1 VB-1 EXIST - PLAS PT-6A EXIST - PLAS PT-6A GYP PT-6A GYP PT-6A

B213 RECEIVING Q TILE-1 Q TILE-1 GYP PT-6A GYP PT-6A GYP PT-6A -- --

B214 MEDIA CENTER CPT-2/CPT-3/
CPT-4

VB-1 EXIST - PLAS /
GYP

PT-6A GYP PT-6A EXIST - CMU PT-6A GYP PT-6A

B215 WORK ROOM LINO-2 VB-1 EXIST - PLAS PT-6A EXIST - PLAS PT-6A EXIST - PLAS PT-6A GYP PT-6A

B216 STAFF TOILET P TILE-1 P TILE-1 GYP C TILE-1 EXIST - PLAS C TILE-1 EXIST - PLAS C TILE-1 EXIST - PLAS C TILE-1

B217 BOY'S RESTROOM P TILE-1 P TILE-1 EXIST -CMU C TILE-1 EXIST - CMU C TILE-1 EXIST - CMU C TILE-1 EXIST - CMU C TILE-1

B218 CLASSROOM EXIST/LINO-1 VB-1 EXIST - PLAS PT-6A EXIST - PLAS PT-6A EXIST - PLAS PT-6A EXIST - PLAS PT-6A

B219 FLA CPT-4 VB-1 EXIST - PLAS /
GYP

PT-6A EXIST - PLAS PT-6A -- -- EXIST - PLAS PT-6A

B219A SUPPORT OFFICE CPT-4 VB-1 EXIST - PLAS PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

B219B SM GROUP CPT-4 VB-1 EXIST - PLAS PT-6A EXIST - PLAS PT-6A GYP PT-6A GYP PT-6A

B220 CLASSROOM EXIST/LINO-1 VB-1 EXIST - PLAS PT-6A EXIST - PLAS PT-6A EXIST - PLAS PT-6A EXIST - PLAS PT-6A

B221 MOTHER'S ROOM LINO-1 VB-1 EXIST - PLAS PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

B223 NURSE LINO-1 VB-1 EXIST - PLAS /
GYP

PT-6A GYP PT-6A EXIST - PLAS /
GYP

PT-6A EXIST - PLAS PT-6A

B223A NURSE TOILET P TILE-1 P TILE-1 EXIST - PLAS C TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1

B223B ISOLATION LINO-1 VB-1 GYP PT-6A GYP PT-6A EXIST - PLAS PT-6A GYP PT-6A

B223C SPEECH LINO-1 VB-1 EXIST PT EXIST PT GYP PT GYP PT

B223D OFFICE P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1

B223E TOILET Q TILE-1 Q TILE-1 GYP PT-6A GYP PT-6A GYP PT-6A EXIST - PLAS PT-6A

B224 GIRL'S RESTROOM P TILE-1 P TILE-1 EXIST - CMU C TILE-1 EXIST - CMU C TILE-1 EXIST - CMU C TILE-1 GYP C TILE-1

B225 STOR EXIST EXIST EXIST - CMU PT-6A EXIST - CMU PT-6A EXIST - CMU PT-6A EXIST - CMU PT-6A

B226 ADMIN LINO-1 VB-1 GYP PT-6A EXIST PT-6A EXIST/GYP PT-6A EXIST PT-6A

B226A ADMIN LINO-1 VB-1 EXIST PT-6A EXIST PT-6A EXIST PT-6A EXIST PT-6A

B226B OFFICE CPT-2 VB-1 EXIST PT-6A EXIST PT-6A EXIST PT-6A EXIST PT-6A

B226C OFFICE CPT-2 VB-1 EXIST PT-6A EXIST PT-6A EXIST PT-6A EXIST PT-6A

B226D OFFICE CPT-2 VB-1 EXIST PT-6A EXIST PT-6A EXIST PT-6A EXIST PT-6A

B226E RECORDS LINO-1 VB-1 EXIST PT-6A GYP PT-6A GYP PT-6A EXIST PT-6A

B227 ITINERANT STAFF CPT-2 VB-1 GYP PT-6A EXIST/GYP PT-6A EXIST PT-6A GYP PT-6A

B228 DATA ROOM LINO-1 VB-1 EXIST PT-6A EXIST PT-6A GYP PT-6A GYP PT-6A

B229 ENGINEER Q TILE-1 Q TLE-1 EXIST PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

Keynote Legend Sheets

Key Value Keynote Text

A1.02 TOOTH-IN MASONRY AT REMOVED ITEM(S) PER THE
DEMOLITION PLAN TO MATCH EXISTING FINISH &
COURSING.

A1.02a TOOTH-IN MASONRY AND TRESPA PANEL AT REMOVED
ITEM(S) PER THE DEMOLITION PLAN TO MATCH EXISTING
FINISH.

A2.10 HATCH INDICATES NEW SLAB. SEE STRUCTURAL.
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Description Date Num

PLAN GENERAL NOTES

1. ALL PLAN DIMENSIONS ARE NOMINAL TO FACE OF
WALL. WALL THICKNESSES ARE SHOWN NOMINAL, SEE
WALL TYPES FOR ACTUAL THICKNESS.

2. ALL GYP. WALLS ARE TO BE 5 INCHES THICK UNLESS
OTHERWISE NOTED.

3. ALL CONCRETE BLOCK WALLS ARE TO BE 8 INCHES
THICK UNLESS OTHERWISE NOTED.

4. COORDINATE SIZE AND LOCATION OF ALL DUCT AND
SHAFT OPENINGS IN WALLS AND FLOORS W/ MECH.
AND ELEC. PROVIDE ALL REQUIRED LINTELS FOR
OPENINGS. SEE LINTEL SCHEDULE.

5. FIELD VERIFY ALL MILLWORK OPENINGS.

6. SET FLOOR DRAINS 3/4" BELOW FINISHED CONCRETE
FLOORS UNLESS OTHERWISE NOTED. PROVIDE
CONSISTENT SLOPE FROM WALL TO DRAIN BY
SLOPING CONCRETE, MIN. 1/4" PER FOOT.

7. VERIFY LOCATION, SIZE AND QUANTITY OF ALL
MECHANICAL AND ELECTRICAL EQUIPMENT PADS.

8. ALL DOOR/SIDELITE OPENINGS TO BEGIN 4" FROM
ADJACENT WALL UNLESS OTHERWISE NOTED.

9. ALL GYP. WALLS ARE CENTERED ON GRID UNLESS
OTHERWISE NOTED.

10. FIRE RATED WALLS ARE INDICATED ON CODE PLANS.

DOOR / OPENING SCHEDULE - MAIN LEVEL C

DOOR / OPENING LABEL/
RATING

OVERALL
WIDTH

FRAME

GL

MOUNTING CONDITIONS

HDW GRP REMARKSTYPE QTY WIDTH HEIGHT MATL TYPE DEPTH MATL HEAD JAMB SILL

C222 AL2 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

C216 -- -- 4'-0" 2'-0" -- -- 4'-0" FR 4A -
INTERVENTI
ON

-- HM --

C219 -- -- 4'-0" 2'-0" -- -- 4'-0" FR 4A -
INTERVENTI
ON

-- HM --

C228 -- -- 19'-0" 3'-0" -- -- 19'-0" FR 4B
(UPPER)

-- HM --

C200 F 2 3'-6" 7'-0" WD -- 7'-4" FR 3 -- HM --

C202 AL 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

C203 AL 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

C204 AL 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

C205 F 2 3'-6" 7'-0" WD -- 7'-4" FR 3 -- HM --

C206 F 1 3'-0" 7'-0" WD -- 7'-4" FR 3A 2 -- HM --

C207 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

C208 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

C209 F 1 3'-0" 7'-0" WD -- 5'-4" FR 3A 2 -- HM --

C210 GSL 1 3'-0" 7'-0" GS -- 7'-6" GS X -- --

C211 GSL 2 2'-0" 8'-0" GS -- 7'-8" GS X -- GS

C212 AL 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

C213 AL 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

C214 -- -- 5'-0" 4'-0" -- -- 5'-0" FR 4A -- HM --

C215 -- -- 5'-0" 4'-0" -- -- 5'-0" FR 4A -- HM --

C221 -- -- 5'-0" 4'-0" -- -- 5'-0" FR 4A -- HM --

C222 -- -- 6'-0" 4'-0" -- -- 6'-0" FR 4A -- HM --

KEY PLAN

A

B C

D

ROOM FINISH SCHEDULE

ROOM NO ROOM NAME FLOOR BASE

N WALL - TYP E WALL S WALL W WALL

REMARKSMATL FIN MATL FIN MATL FIN MATL FIN

C200 CIRC LINO-1 EXIST EXIST -
CMU

-- EXIST - CMU PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

C201 CIRC LINO-1 EXIST -- -- EXIST - CMU PT-6A EXIST -
CMU

-- EXIST -
CMU

PT-6A

C203 CIRC LINO-1 EXIST EXIST -
CMU

PT-6A EXIST - CMU PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

P TILE-2

C204 CIRC LINO-1 EXIST EXIST -
CMU

PT-6A EXIST - CMU PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

C205 CLASSROOM EXIST/LINO-1 VB-1 EXIST -
PLAS

PT-6A EXIST - PLAS PT-6A EXIST -
PLAS

PT-6A EXIST -
PLAS

PT-6A

C206 CLASSROOM EXIST/LINO-1 VB-1 EXIST -
PLAS

PT-6A EXIST - PLAS PT-6A EXIST -
PLAS

PT-6A EXIST -
PLAS

PT-6A

C207 STAIR RB-1 EXIST EXIST -
CMU

-- EXIST - CMU PT-6A -- -- EXIST -
CMU

PT-6A

C208 VESTIBULE CPT-1 VB-1 EXIST -
CMU

-- EXIST - CMU PT-6A EXIST -
CMU

-- EXIST -
CMU

PT-6A

C209 SCIENCE CLASSROOM LINO-1 VB-1 EXIST -
PLAS

PT-6A EXIST - PLAS PT-6A EXIST -
PLAS

PT-6A EXIST -
PLAS

PT-6A

C210 CLASSROOM EXIST/LINO-1 VB-1 EXIST -
PLAS

PT-6A EXIST - PLAS PT-6A EXIST -
PLAS

PT-6A EXIST -
PLAS

PT-6A

C211 FLA CPT-3 VB-1 GYP PT-6A EXIST - PLAS PT-6A -- -- EXIST -
PLAS

PT-6A

C211A OFFICE CPT-3 VB-1 EXIST -
CMU

PT-6A GYP PT-6A GYP PT-6A EXIST -
PLAS

PT-6A

C211B SMALL GROUP CPT-3 VB-1 EXIST -
CMU

PT-6A EXIST - PLAS PT-6A GYP PT-6A GYP PT-6A

C212 CLASSROOM CPT-3 VB-1 EXIST -
CMU

PT-6A EXIST - CMU PT-6A EXIST -
PLAS

PT-6A EXIST -
PLAS

PT-6A

C213 CLASSROOM CPT-3 VB-1 EXIST -
PLAS

PT-6A EXIST - CMU PT-6A EXIST -
CMU

PT-6A EXIST -
PLAS

PT-6A

C214 CLASSROOM CPT-3 VB-1 EXIST -
PLAS

PT-6A EXIST - PLAS PT-6A EXIST -
CMU

PT-6A EXIST -
PLAS

PT-6A

C215 SPED RESOURCE CPT-3 VB-1 GYP PT-6A EXIST - PLAS PT-6A EXIST -
CMU

PT-6A EXIST -
PLAS / GYP

PT-6A

C216 SMALL GROUP CPT-3 VB-1 EXIST -
PLAS

PT-6A GYP PT-6A GYP PT-6A EXIST -
PLAS

PT-6A

C217 SCIENCE CLASSROOM LINO-1 VB-1 EXIST -
PLAS

PT-6A EXIST - PLAS PT-6A EXIST -
CMU

PT-6A EXIST -
CMU

PT-6A

C218 CALM LINO-1 VB-1 EXIST -
PLAS

PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

C219 CUST LINO-1 VB-1 EXIST -
PLAS

PT-6A EXIST - PLAS /
GYP

PT-6A GYP PT-6A GYP PT-6A

Keynote Legend Sheets

Key Value Keynote Text

A1.02 TOOTH-IN MASONRY AT REMOVED ITEM(S) PER THE DEMOLITION
PLAN TO MATCH EXISTING FINISH & COURSING.

A1.02a TOOTH-IN MASONRY AND TRESPA PANEL AT REMOVED ITEM(S)
PER THE DEMOLITION PLAN TO MATCH EXISTING FINISH.

A4.43 ELEVATOR MODERNIZATION UNDER SEPARATE CONTRACT.
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SK
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0
1/8" = 1'-0"

MAIN LEVEL AREA D
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6' 12'

Revisions

Description Date Num

PLAN GENERAL NOTES

1. ALL PLAN DIMENSIONS ARE NOMINAL TO FACE OF
WALL. WALL THICKNESSES ARE SHOWN NOMINAL, SEE
WALL TYPES FOR ACTUAL THICKNESS.

2. ALL GYP. WALLS ARE TO BE 5 INCHES THICK UNLESS
OTHERWISE NOTED.

3. ALL CONCRETE BLOCK WALLS ARE TO BE 8 INCHES
THICK UNLESS OTHERWISE NOTED.

4. COORDINATE SIZE AND LOCATION OF ALL DUCT AND
SHAFT OPENINGS IN WALLS AND FLOORS W/ MECH.
AND ELEC. PROVIDE ALL REQUIRED LINTELS FOR
OPENINGS. SEE LINTEL SCHEDULE.

5. FIELD VERIFY ALL MILLWORK OPENINGS.

6. SET FLOOR DRAINS 3/4" BELOW FINISHED CONCRETE
FLOORS UNLESS OTHERWISE NOTED. PROVIDE
CONSISTENT SLOPE FROM WALL TO DRAIN BY
SLOPING CONCRETE, MIN. 1/4" PER FOOT.

7. VERIFY LOCATION, SIZE AND QUANTITY OF ALL
MECHANICAL AND ELECTRICAL EQUIPMENT PADS.

8. ALL DOOR/SIDELITE OPENINGS TO BEGIN 4" FROM
ADJACENT WALL UNLESS OTHERWISE NOTED.

9. ALL GYP. WALLS ARE CENTERED ON GRID UNLESS
OTHERWISE NOTED.

10. FIRE RATED WALLS ARE INDICATED ON CODE PLANS.

DOOR / OPENING SCHEDULE - MAIN LEVEL D

DOOR / OPENING LABEL/
RATING

OVERALL
WIDTH

FRAME

GL

MOUNTING CONDITIONS

HDW GRP REMARKSTYPE QTY WIDTH HEIGHT MATL TYPE DEPTH MATL HEAD JAMB SILL

D200 AL2 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

D201 AL2 2 3'-0" 7'-0" AL -- 6'-0" SF 1 -- AL --

D204 G 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D204 FLUSH

D205 F 1 3'-0" 7'-0" WD -- 5'-4" FR 3A 2 -- HM --

D205A -- -- 19'-0" 3'-0" -- -- 19'-0" FR 4B
(UPPER)

-- HM --

D206 F 1 3'-0" 7'-0" WD -- 5'-4" FR 3A 2 -- HM --

D206a GSL 2 3'-0" 8'-0" GS -- 14'-0" GS X -- GS

D208 F 1 3'-0" 7'-0" WD -- 10'-8" FR 2B -- HM --

D208A -- -- 19'-9" 3'-0" -- -- 19'-9" FR 4B
(UPPER)

-- HM --

D209 F 2 3'-0" 7'-0" WD -- 6'-4" FR 1 -- HM --

D210 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D211 F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D212 F 2 3'-6" 7'-0" WD -- 7'-4" FR 3 -- HM --

D213 F 1 3'-0" 7'-0" WD -- 4'-8" FR 2A -- HM --

D214 F 1 3'-0" 7'-0" WD -- 4'-8" FR 2A -- HM --

D214a F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D215 F 1 3'-0" 7'-0" WD -- 5'-4" FR 3A 2 -- HM --

D215a F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D215b GSL 2 3'-0" 8'-0" GS -- 16'-0" GS X -- GS

D216 F 1 3'-0" 7'-0" WD -- 6'-8 1/2" FR 3A 2 -- HM --

D216a F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D217 F 1 3'-0" 7'-0" WD -- 6'-8 1/2" FR 3A 2 -- HM --

D217a F 1 3'-0" 7'-0" WD -- 3'-4" FR 1 -- HM --

D218 F 1 3'-0" 7'-0" WD -- 5'-4" FR 3A 2 -- HM --

D219 GSW 1 3'-0" 7'-2" GS -- 10'-4" GS X -- GS

D221 AL2 1 3'-0" 7'-0" WD -- 6'-4" SF 1 -- EXIST --

D223 -- -- 4'-0" 6'-0" -- -- 4'-0" FR 4B 3 -- HM --

D224 -- -- 6'-0" 8'-0" -- -- 6'-0" GS X -- GS

D229 -- -- 9'-2 5/8" 3'-0" -- -- 9'-2 5/8" FR 4B
(UPPER) 2

-- HM --

D230 1 10'-5" 10'-9" 10'-8 1/4" 10' 5" x 8'-6"

KEY PLAN

A

B C

D

ROOM FINISH SCHEDULE

ROOM NO ROOM NAME FLOOR BASE

N WALL - TYP E WALL S WALL W WALL

REMARKSMATL FIN MATL FIN MATL FIN MATL FIN

D200 CIRC/FLA LINO-1 P TILE-1/P
TILE-2/PT-6
A

CMU P TILE-1/P
TILE-2/PT-6
A

-- -- -- -- CMU P TILE-1/P
TILE-2/PT-6
A

D201 CIRC/ FLA LINO-1 P TILE-1/P
TILE-2/PT-6
A

GYP P TILE-1/P
TILE-2/PT-6
A

CMU PT-6A EXIST -
CMU / GYP

P TILE-1/P
TILE-2/PT-6
A

-- --

D202 CIRC/ FLA LINO-1 P TILE-1/P
TILE-2/PT-6
A

GYP P TILE-1/P
TILE-2/PT-6
A

PRECAST PT-6A GYP P TILE-1/P
TILE-2/PT-6
A

GYP P TILE-1/P
TILE-2/PT-6
A

D203 SMALL GROUP LINO-2 VB-1 GYP PT-6A GYP PT-6A PRECAST PT-6A GYP PT-6A

D204 SPED RESOURCE CPT-2 VB-1 GYP PT-6A GYP PT-6A PRECAST PT-6A GYP PT-6A

D205 KINDERGARTEN LINO-1/CPT-2 VB-1 GYP PT-6A GYP PT-6A PRECAST PT-6A PRECAST PT-6A

D205A KINDERGARTEN TOILET P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1 PRECAST

D206 KINDERGARTEN LINO-1/CPT-2 VB-1 PRECAST PT-6A GYP PT-6A GYP PT-6A PRECAST PT-6A

D206A KINDERGARTEN TOILET P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1 PRECAST

D206D KINDERGARTEN TOILET P TILE-1 P TILE-1 PRECAST PT-6A GYP C TILE-1 GYP C TILE-1 GYP C TILE-1

D206E KINDERGARTEN TOILET P TILE-1 P TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1 GYP C TILE-1

D207 KINDERGARTEN LINO-1/CPT-2 VB-1 PRECAST PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

D208 STAIRS RB-1 P TILE-1/P
TILE-2/PT-6
A

GYP PT-6A PRECAST PT-6A -- -- GYP P TILE-1/P
TILE-2/PT-6
A

D209 KINDERGARTEN LINO-1/CPT-2 VB-1 CMU PT-6A CMU PT-6A GYP PT-6A CMU PT-6A

D210 1ST GRADE CLASSROOM LINO-1/CPT-3 VB-1 GYP PT-6A GYP PT-6A GYP PT-6A CMU PT-6A

D211 1ST GRADE CLASSROOM LINO-1/CPT-3 VB-1 CMU PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

D212 1ST GRADE CLASSROOM LINO-1/CPT-3 VB-1 CMU PT-6A GYP PT-6A GYP PT-6A GYP PT-6A

D213 1ST GRADE CLASSROOM LINO-1/CPT-3 VB-1 CMU PT-6A GYP PT-6A GYP PT-6A CMU PT-6A

D214 VESTIBULE RB-1 P TILE-1/P
TILE-2/PT-6
A

CMU P TILE-1/P
TILE-2/PT-6
A

CMU P TILE-1/P
TILE-2/PT-6A

GYP PT-6A GYP P TILE-1/P
TILE-2/PT-6
A

D215 STAIRS RB-1 P TILE-1/P
TILE-2/PT-6
A

GYP PT-6A CMU P TILE-1/P
TILE-2/PT-6A

-- -- GYP P TILE-1/P
TILE-2/PT-6
A

D216 STORAGE LINO-1 VB-1 GYP PT-6A GYP PT-6A EXIST -
CMU

PT-6A EXIST -
CMU / GYP

PT-6A

D217 STAFF TOILET P TILE-1 P TILE-1 GYP C TILE-1 GYP PT-6A GYP PT-6A GYP PT-6A

D218 TECH / ELEC LINO-1 VB-1 GYP PT-6A GYP PT-6A EXIST -
CMU

PT-6A GYP PT-6A

Keynote Legend Sheets

Key
Value Keynote Text
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Independent School
District #622

COWERN
ELEMENTARY
SCHOOL ADDITION
AND
RENOVATIONS

A5.100

EXTERIOR
ELEVATIONS

2520 12th Ave. E.
North St. Paul, MN 55109

2131 Margaret St.
North St. Paul, MN 55109

NOT FOR CONSTRUCTION

CONDITIONAL USE PERMIT APPLICATION

SK

MC

07.31.2025

252029

Reg State

6/5/2023
VAUGHN DIERKS

26979

ARCHITECT

Revisions

Description Date Num

0
1/8" = 1'-0"

ELEVATION @ CLASSROOM ADDITION SOUTH-EAST
F6

6' 12'

0
1/8" = 1'-0"

ELEVATION @ CLASSROOM ADDITION SOUTH-WEST
E6

6' 12'

0
1/8" = 1'-0"

ELEVATION @ CLASSROOM ADDITION NORTH-WEST
C3

6' 12'0
1/8" = 1'-0"

ELEVATION @ CLASSROOM ADDITION NORTH-EAST
C1

6' 12'

0
1/8" = 1'-0"

ELEVATION @ CAFETERIA ADDITION NORTH
B7

6' 12'0
1/8" = 1'-0"

ELEVATION @ CAFETERIA ADDITION EAST
B4

6' 12'

0
1/8" = 1'-0"

ELEVATION @ CLASSROOM ADDN. SOUTH-WEST 2
E1

6' 12' 0
1/8" = 1'-0"

ELEVATION @ CLASSROOM ADDN. NORTH-EAST 2
E3

6' 12' 0
1/8" = 1'-0"

ELEVATION @ CLASSROOM ADDN. NORTH-EAST 3
E4

6' 12'

0
1/8" = 1'-0"

ELEVATION @ CAFETERIA ADDITION SOUTH
B2

6' 12'

0
1/8" = 1'-0"

ELEVATION @ CHILLER ENCLOSURE, NORTH WALL
F1

6' 12' 0
1/8" = 1'-0"

ELEVATION @ CHILLER ENCLOSURE, SOUTH WALL
F3

6' 12' 0
1/8" = 1'-0"

ELEVATION @ CHILLER ENCLOSURE, EAST & WEST WALL
F4

6' 12'
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Independent School
District #622

COWERN
ELEMENTARY
SCHOOL ADDITION
AND
RENOVATIONS

A5.101

EXTERIOR
ELEVATIONS

2520 12th Ave. E.
North St. Paul, MN 55109

2131 Margaret St.
North St. Paul, MN 55109

NOT FOR CONSTRUCTION

CONDITIONAL USE PERMIT APPLICATION

SK

MC

07.31.2025

252029

Reg State

6/5/2023
VAUGHN DIERKS

26979

ARCHITECT

Revisions

Description Date Num

0
1/4" = 1'-0"

ELEVATION @ EXISTING TRASH ENCLOSURE
F6

3' 6'0
1/4" = 1'-0"

ELEVATION DETAIL @ EXISTING UTILITY SCREEN GATE
F4

3' 6'
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Memorandum 
 
To: Ken Roberts, Community Development Director 
 
From: Morgan Dawley, City Engineer 
 
CC: Brian Frandle, City Manager 
 Ron Ritchie, Public Works Director 
 
Date: August 27, 2025 
 
Re: Cowern Elementary School Addition and Renovations CUP Plan Review SPR-25-1 
 WSB Project No. 032608-000 

 

 
The applicant, Independent School District (ISD) #622, is proposing an addition and renovation 
project for the Cowern Elementary School at 2131 Margaret Street North, located at the 
southwest corner of Margaret Street and South Avenue (Ramsey County Road B). The project 
includes capacity and long term facility maintenance improvements at the school, as well as 
expanding and improving the parking lot off South Avenue and increasing the queuing capacity 
for parent pickup/drop off for students, and creating a new bus parking lot and loop off Margaret 
Street to remove buses from the street for student pickup/drop-off, and which will also be striped 
to accommodate event parking for after-school hours events adding approximately 54 off-street 
parking spaces. Approximately 39,204 SF of new impervious will be added to the site. A single 
filtration basin is proposed to provide water quality, volume, and rate controls.  
 
The following review is only for engineering, stormwater management, and site grading issues. 
Comments are based on the final plan submittal received from the applicant dated July 31, 2025. 
Additional future engineering comments and conditions of approval may be provided at the 
discretion of the City Engineer. 
 
Upon reviewing the submitted plans and supporting information for the above-referenced project, 
I offer comments and conditions of approval as outlined in the following sections of this 
memorandum. 
 
General Engineering and Grading 
 

1. The applicant is responsible for and shall provide copies of all applicable permitting for 
the project prior to grading permit (mass grading) and/or building permit issuance, 
including but not limited to Ramsey County Public Works for work within the South 
Avenue right of way, Ramsey Washington Metro Watershed District (RWMWD) and 
Minnesota Pollution Control Agency (MPCA) NPDES construction stormwater. 

2. All work and proposed facilities within South Avenue right of way, as a Ramsey County 
roadway, shall be per Ramsey County requirements and permitting. 

3. City Standard Plates and Specifications shall supersede all submitted details and 
specifications for work within the right of way and for all public infrastructure, including 
any changes during construction not anticipated or contemplated at the time of final plan 
approval or initial grading/demolition permit or building permit issuance. 

4. A haul route plan and a traffic control/detour plan for utility work on Margaret Street shall 
be submitted for review and approval prior to permit issuance. 
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5. Stormwater management infrastructure and storm sewer as proposed shall be privately 
owned and maintained. 

6. A Stormwater Maintenance Agreement for the privately maintained stormwater 
management system shall be required as a condition of approval to be executed between 
the City and the developer. 

7. The City Engineer shall review and approve final signed plans prior to building permit 
issuance/ grading/demolition permit issuance. 

8. Final hydrants and locations, as well as vehicular circulation with respect to emergency 
response, shall be added to the plans or modified as required by the Fire Chief. 

9. All pavement removals on Margaret Street shall be sawcut at full depth of bituminous, 
and to the edge of the full roadway width, extending east from what is currently shown on 
the plans.  

10. While reduction of one access point on South Avenue and the addition of full bus 
circulation facilities off Margaret Street are noted and anticipated to be beneficial, North 
St. Paul Engineering, Public Works, and Public Safety staff will continue to evaluate 
intersection and traffic operations as well as public street parking impacts and continue 
conversations with school district staff related to future improvements.  Ramsey County is 
expected to review this carefully as well and has requested the applicant provide turning 
movement traffic counts at the intersection of South Avenue and Margaret Street, to be 
conducted during the school year operations. 

11. Add provisions for work like Detail 16/C500 but without the seal coat rock and fog seal 
(crack route and seal only) for all sawcut bituminous patch joints on Margaret Street at 
both bus drive entrances, and at the water service patch. 

 
Utilities 
 

1. Applicant is to describe the connection to existing water (wet tap; 8" x 4" tee; etc.) with 
water service connection in Margaret Street. 

a. It is preferred not to have a valve in the street which may require water shut 
down.  If not a wet tap, water shutoff for connection shall be coordinated with 
Public Works.  Shutoff valve outside of roadway pavement and curb/gutter as 
shown on the plans. 

2. Add clarification to the final utility plans (prior to final plans to be submitted at time of 
demo/grading permit review prior to issuance) that the contractor shall be responsible to 
adjust all existing sanitary sewer manholes for revised finished grade and ongoing 
maintenance access to the satisfaction of Public Works as necessary. 

3. City and MCES Sewer Access Charges and City Water Access charges shall be due at 
the time of building permit and based on Met Council SAC determination letter as 
provided by the developer to the City. 

4. The filtration basin grading is in close proximity to two segments of shallow city sanitary 
sewer insulated with 8 foot wide by 4-inch-thick polystyrene insulation.  Install 4-inch-thick 
insulation under the adjacent filtration basin cut slopes, and under the basin liner if 
required, to protect the sanitary sewer from freezing. 

5. Add polystyrene insulation between FES-2 outfall pipe at sanitary sewer crossing. 
6. Add to plans:  Notes or callouts verifying minimum 18” separation and protection of all 

existing utilities at crossings. 
 

Stormwater Management 
 

1. This project shall adhere to the volume control, water quality, and water quantity 
requirements of Ramsey Washington Metro Watershed District permit. Please submit 
final permit from RWMWD to the City prior to issuance of any City permits.  
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2. Identify on the plans the south pond maintenance access route at 16 feet in width 
extending from the South Avenue parking lot to the south pond for future dredging 
activities to be performed by North St. Paul public works.  Relocate and modify the fence 
gate as necessary should the route pass through fencing – the double swing gate should 
be widened from 10 feet to 16 feet to accommodate backhoe dredging and hauling 
equipment.  If the access route does not pass through existing or proposed fencing, then 
no fence or gate modification shall be required. 

3. A Stormwater Maintenance and Easement agreement shall be executed between the 
applicant and the City of North St. Paul, and recorded with Ramsey County, prior to 
demolition permit issuance.  An easement encompassing all proposed stormwater 
facilities and including the pond maintenance access route shall be included in the 
agreement. The pond maintenance access route shall be identified by the applicant and 
shown on revised plans to be approved by the City prior to building/demolition/grading 
permit issuance.  There may be other feasible options the applicant may wish to propose 
to the City, but two city-identified options are illustrated below. 

 

 
 

4. A revised Stormwater Utility Fee REF will be calculated based on proposed impervious 
area of the final approved plans. Proposed impervious of approximately 178,596 square 
feet increased from existing impervious area of 139,392 square feet. 
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Landscaping 
 

1. Any changes or deviations from the final landscaping plan shall not place trees, 
vegetation, or other landscaping within lot line drainage swales, emergency overflow 
routes, and over or within a 1:1 excavation trench for existing and proposed underground 
utilities. 

2. Relocate the proposed tree in the northwest corner of the South Avenue parking lot which 
is shown over the storm sewer and in close proximity to city sanitary sewer. 

 
Engineering Recommendation 
 
Any approval of the project as proposed should include the following conditions in addition to any 
other conditions recommended by City Council, Planning Commission, and city staff: 

1. Revision of plans and the stormwater management plan to satisfy all engineering 
comments included in this memo on the currently submitted development information 
prior to building permit issuance, and any subsequent engineering comments prior to 
issuance of demolition/grading/building permits. 

2. A permanent drainage and utility easement shall be added to the property to the favor of 
the City encompassing the south pond maintenance access route to be identified by the 
applicant as required by the City Engineer. 

3. Final hydrant locations and turnaround dimensions shall be approved by the Fire Chief 
4. The applicant is responsible for obtaining all necessary permits for the project from the 

City and all applicable outside agencies, including but not limited to Ramsey County, 
Ramsey Washington Metro Watershed District and MPCA (NPDES), and supplying 
copies of the issued permits to the City prior to issuance of demolition/mass grading 
and/or building permit. 

5. A Stormwater Maintenance Agreement between the City and the applicant shall be 
required as a condition of building permit issuance. 

6. The stormwater management pond and related infrastructure shall be privately owned 
and maintained, to be defined in the stormwater maintenance agreement. 

 
This concludes the engineering plan and related information review comments for the addition 
and renovation of the Cowern Elementary site.  More comments may be generated following 
reviews of any future revised and additionally submitted material that may be provided by the 
applicant.  Should you have any questions regarding this memorandum, please feel free to 
contact me at 612-670-3132. 
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CITY OF NORTH ST. PAUL 
RAMSEY COUNTY, MINNESOTA 

 
RESOLUTION NO. 2025-XXX 

 
A RESOLUTION APPROVING A CONDITIONAL USE PERMIT AMENDMENT FOR 
ADDITIONS AND SITE IMPROVEMENTS FOR COWERN ELEMENTARY SCHOOL 

LOCATED AT 2181 MARGARET STREET NORTH 
 
WHEREAS, the City of North St. Paul (“City”) has received a Conditional Use Permit 
Amendment application from Independent School District #622 (ISD 622), the owner of the 
parcels of the site of an existing elementary school located at 2181 Margaret Street North 
requesting an amendment to an existing Conditional Use Permit (CUP) to allow for the expansion 
and remodeling of the existing elementary school; and,  
 
WHEREAS, the parcels of land for the site of the school are legally described as follows: 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 174051) 
The South 50 feet of the North 273 feet of the East half of the Northwest quarter of the Northwest 
quarter of the Northeast quarter of Section 13, Township 29, Range 22, reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 140482) 
The East half of the Northwest Quarter of the Northwest Quarter of the Northeast Quarter of Section 
13, Township 29, Range 22, except the North 273 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 144305) 
The South 50 feet of the North 273 feet of the East half of the Northwest quarter of the Northwest 
quarter of the Northeast quarter of Section 13, Township 29, Range 22, reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 537881) 
The East half, except the South 230 feet, of the North half of the Southwest quarter of the Northwest 
quarter of the Northeast quarter of Section 13, Township 29, Range 22, reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 587263) 
The North 100 feet of the South 230 feet of the Northeast Quarter of the Southwest Quarter of the 
Northwest Quarter of the Northeast Quarter of Section 13, Township 29, Range 22; The Northwest 
Quarter of the Southwest Quarter of the Northwest Quarter of the Northeast Quarter of 
Section 13, Township 29, Range 22, except the South 130 feet thereof.  Reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof.  Subject to a reservation by 
the State of Minnesota of all minerals and mineral rights. See Doc. No. 2156832. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 140758) 
The West half of the Northwest Quarter of the Northwest Quarter of the Northeast Quarter of Section 
13, Township 29, Range 22, except the East 155 feet of the North 273 feet thereof; and  
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Also, the parcels may be currently identified by the following Property Identification Numbers: 
PIN 13-29-22-12-0067, PIN 13-29-22-12-0066, PIN 13-29-22-12-0065 and PIN 13-29-22-12-
0064. 
 
WHEREAS, the existing elementary school is located in the R-1 Single Family Residential 
Zoning District; and,  
 
WHEREAS, the existing and proposed use of the property as an elementary school is allowed by 
Conditional Use and thus complies with City Code Section 154.006 (C) R-1, Conditional Uses 
(Table 3) School, Elementary or Secondary; and,  
 
WHEREAS, the proposed use of the property is an enlarged elementary school with associated 
off-street parking and outdoor play areas; and,  
 
WHEREAS, the site of the school is approximately 11.17 acres located on several separate lots 
located at the intersection of Margaret Street North and South Avenue East in North St Paul, 
Ramsey County, Minn.; and, 
 
WHEREAS, the applicant provided the City an application, project narrative, certificate of survey, 
proposed civil engineering and architectural plans for the project and thus complies with City Code 
Section 154.004 (F) (Table 2); and,  
 
WHEREAS, the proposal appears to meet all City Code requirements compliant with City Code 
Sections 154.004 C (1) and (2), 154.010 (D), and is consistent with the Comprehensive Plan; and, 
 
WHEREAS, the City published a public notice about the proposal in the newspaper dated August 
25, 2025, and the City notified property owners within 350 feet of the site about the application 
and the public hearing; and, 
 
WHEREAS, as required by City Ordinance, the North Saint Paul Planning Commission held a 
public hearing on September 4, 2025, to consider and receive public input about the CUP 
Amendment application; and, 
 
WHEREAS, the Planning Commission has reviewed this request and recommends approval of 
the Conditional Use Permit Amendment for the expansion and remodeling of the elementary 
school to the North Saint Paul City Council. 
 
NOW THEREFORE BE IT RESOLVED, by the North St. Paul City Council herby approves 
the Conditional Use Permit Amendment for the expansion and remodeling of Cowern Elementary 
School located at 2181 Margaret Street North that is located in the R-1 Single Family Residential 
District subject to the following conditions as proposed by City staff: 
 
1. The Applicant or Owner shall combine all the parcels of the school site into one property for 

tax and identification purposes and provide the City with documentation from Ramsey County 
that this has been completed. 
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2. All site improvements shall be constructed in accordance with the plans approved by the City. 
3. The owner or applicant shall have received all required permits or reviews from the City, 

watershed district, Ramsey County, State or any other regulatory authority before beginning 
any tree removal, site grading or construction activity. 

 
4. Prior to the start of tree removal, site grading and construction of the expanded school 

facilities, the applicant shall revise the project site plan(s) to: 
 

a. Meet all requirements of the City’s site plan approval. 
b. Meet all requirements of the City Engineer as listed in his review memo dated 

August 27, 2025. 
 

5. Any future major changes or additions to the school and site conditions, buildings or 
the parking lots require City approval of a conditional use permit amendment. 
 

6. Any required City financial bill backs and guarantees will be submitted to the City prior to 
the release of a building permit. 

 
7. Failure to adhere to any of the conditions listed herein shall be deemed a public nuisance. 

 
 
ADOPTED this ____ day of _________________, 2025. 
 
Motion by Council Member _________ 
Second by Council Member __________ 
Voting: Ayes: Council Member 

Council Member  
Council Member  
Council Member  
Mayor Monge 

Nays: None 
Abstain: None 
Absent: None 

 
 
 
 
       ______________________ 
       John Monge, Mayor 
 
 
 
 
__________________________ 
Brian Frandle, City Manager 
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CITY OF NORTH ST. PAUL 
RAMSEY COUNTY, MINNESOTA 

 
RESOLUTION NO. 2025-XXX    

 
A RESOLUTION APPROVING THE SITE PLANS  

FOR THE EXPANSION AND REMODELING OF COWERN ELEMENTARY SCHOOL 
AT 2181 MARGARET STREET NORTH   

 
WHEREAS, Wold Architects and Engineers, on behalf of Independent School District #622, 
made an application to the City for site plan review under the provisions of 154.004(H) of the City 
Code for Cowern Elementary School located 2181 Margaret Street North, for the parcels of land 
legally described as follows:  
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 174051) 
The South 50 feet of the North 273 feet of the East half of the Northwest quarter of the Northwest 
quarter of the Northeast quarter of Section 13, Township 29, Range 22, reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 140482) 
The East half of the Northwest Quarter of the Northwest Quarter of the Northeast Quarter of Section 
13, Township 29, Range 22, except the North 273 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 144305) 
The South 50 feet of the North 273 feet of the East half of the Northwest quarter of the Northwest 
quarter of the Northeast quarter of Section 13, Township 29, Range 22, reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 537881) 
The East half, except the South 230 feet, of the North half of the Southwest quarter of the Northwest 
quarter of the Northeast quarter of Section 13, Township 29, Range 22, reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 587263) 
The North 100 feet of the South 230 feet of the Northeast Quarter of the Southwest Quarter of the 
Northwest Quarter of the Northeast Quarter of Section 13, Township 29, Range 22; The Northwest 
Quarter of the Southwest Quarter of the Northwest Quarter of the Northeast Quarter of 
Section 13, Township 29, Range 22, except the South 130 feet thereof.  Reserving for the perpetual use 
of the public, a roadway or street over and upon the East 33 feet thereof.  Subject to a reservation by 
the State of Minnesota of all minerals and mineral rights. See Doc. No. 2156832. 
 
(LEGAL DESCRIPTION PER CERTIFICATE OF TITLE NO. 140758) 
The West half of the Northwest Quarter of the Northwest Quarter of the Northeast Quarter of Section 
13, Township 29, Range 22, except the East 155 feet of the North 273 feet thereof; and  
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Also, the parcels may be currently identified by the following Property Identification Numbers: 
 
PIN 13-29-22-12-0067, PIN 13-29-22-12-0066, PIN 13-29-22-12-0065 and PIN 13-29-22-12-
0064. 
 
WHEREAS, this application has been referred to the Planning Commission who have given 
their advice and recommendation to the City Council; and 
 
WHEREAS, on September 4, 2025, the Planning Commission made a motion to the City 
Council recommending approval of the proposed site plan subject to the conditions outlined 
herein; and  
 
NOW, THEREFORE, BE IT RESOLVED by the North St. Paul City Council, that the site plan 
for the expansion and remodeling of Cowern Elementary School at 2181 Margaret Street North. is 
hereby approved in accordance with the following:  
 

1.0 Approved Plans 
 

1.01 Demolition, site, landscape, grading, erosion control, utility, turning movement and plan 
details prepared by Larson Engineering, Inc. dated July 31, 2025, and to be revised 
subsequently as noted below and to include the comments of City staff and the Planning 
Commission and as accepted by the Community Development Director. 

1.02 Architectural plans per Sheets A2.00, A2.01, and the exterior elevations on Sheets A5.100 
and A5.101 as prepared by Wold Architects and Engineers dated July 31, 2025, and to be 
revised to include the comments of City staff and the Planning Commission and as accepted 
by the Community Development Director. 

1.03 The Electric Site – Photometric Plan EX.X and as may be revised. 
1.04 Stormwater report prepared by Larson Engineering, Inc. dated July 31, 2025, and as may 

be revised. 
1.05 The final project plans shall conform to those reviewed and conditionally approved as part 

of this application. 
1.06 The contractor shall construct all the project improvements in accordance with the plans 

approved by the City with this Site Plan review. 
 

2.0 Escrow Payments and Financial Guarantee 
 

2.01 The applicant posted an escrow with the City to cover engineering, legal, and 
administrative costs incurred by the City. If this account becomes deficient, the applicant 
or property owner shall deposit with the City additional funds to cover existing and 
expected costs incurred by the City for reviewing and administering the project. 

2.02 The applicant shall submit all required financial guarantees to the City for approval before 
the contractor starts any demolition, tree removal, grading or construction activity on the 
site. 
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3.0 Conditions to be Satisfied Prior to Starting any Grading or Site Work  
 

3.01 Applicant shall submit plans for City approval showing: 
1. How the location and screening of all roof-top mechanical equipment will meet City 

Code Standards. 
2. Final building elevations that clearly delineate all building materials and their colors 

and screening for roof top equipment, if necessary. 
 

3.02 Applicant shall revise the project plans as follows: 
3.02.1 Label Margaret Street as Margaret Street North. 
3.02.2 Label South Avenue as South Avenue East. 
3.02.3 Replace the proposed Blue Diamond Spruce trees to Black Hills Spruce or 

another similar species. 
3.02.4 Relocate the proposed tree in the northwest corner of the South Avenue parking 

lot as noted by the City Engineer in his review memo. 
3.02.5 Show all new chain link fencing on the site as black or green vinyl coated.  
3.02.6 To show a 16-foot-wide swing gate to allow for equipment access to the storm 

water ponding areas. 
3.02.7 Identify on the plans a 16-foot-wide maintenance access route to the south pond. 
3.02.8 The photometric plan shall show the location and height of all proposed 

freestanding light poles, the type of proposed light fixtures on the poles and the 
style of the exterior light wall packs. 

3.02.9 To meet the requirements of the City Engineer, the Ramey-Washington Metro 
Watershed District, Minnesota Pollution Control Agency (MPCA) and Ramsey 
County. 

 
3.03 All private stormwater management infrastructure will need to have a signed maintenance 

agreement with the City to establish long-term inspection and maintenance requirements. 
3.04 The Applicant or Owner shall combine all the parcels of the school site into one property 

for tax and identification purposes and provide the City with documentation from Ramsey 
County that this has been completed. 

3.05 The Owner shall add a permanent drainage and utility easement to the property in favor of 
the City encompassing the south pond maintenance access route. 

3.06 Any work within Ramsey County's right-of-way requires a permit from Ramsey County. 
Final plans submitted for the City building permit shall incorporate all Ramsey County 
comments and conditions for work within the right of way, hydraulics and stormwater 
management, and access. 

3.07 Provide the City copies of all approved permits and any special provisions from Ramsey 
County. 

3.08 Provide all approved permit documentation and note any special provisions for the 
permit(s) from Ramsey Washington Metro Watershed District.  

3.09 Sanitary sewer and water access charges shall be a condition of and required to be paid at 
time of building permit.  The City will base these fees on submittal by the applicant of 
Metropolitan Council Environmental Service (MCES) SAC Determination letter, based on 
MCES review of the applicant's plans. 
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3.10 The property owner and the City shall execute a license agreement or encroachment 
agreement in a form and format acceptable to the City Attorney to define ownership, 
maintenance, relocation, and replacement responsibilities of the property owner for all 
proposed private items, both above ground and below ground, within the existing City 
utility easement.  The executed agreement shall be recorded with the property to run with 
the land. This shall be a condition the applicant or owner shall satisfy before the contractor 
starts any site work and before the city issues a building permit. 

3.11 The City Engineer and Zoning Administrator must approve all utility construction, 
drainage, grading, landscaping and development plans before the contractor starts and site 
work and before the city issues the building permit. 

 
4.0 General Conditions of Approval  

 
4.01 All construction activity and material and equipment storage shall be contained on site. 

There shall be no construction staging, parking or material storage on Margaret Street or 
on South Avenue. 

4.02 The applicant or contractor shall hold a preconstruction meeting before starting any 
construction or grading activity on the site. The applicant or owner shall invite 
representatives from the City, the Watershed District and the private utility companies as 
noted on the project plans to this meeting. 

4.03 Failure to adhere to any conditions listed herein shall be deemed a public nuisance. 
 
 
 
 
 
ADOPTED this ____ day of _________________, 2025. 
 
Motion by  
Second by  
 
Voting; Aye:    
 Nays:   
 Absent:  
 Abstain:  
 
 
         __________    
               John Monge, Mayor 
 
 
 
Attest:        
 Brian Frandle, City Manager 
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City of North St. Paul 
Planning Commission Report  
From:      Ken Roberts, Community Development Director 

Meeting Date:     September 4, 2025 

Agenda Item:  Zoning Ordinance Text Amendments – Public Hearing 
 

 
INTRODUCTION  
City staff have prepared a set of zoning ordinance text amendments related to standards for permitted 
encroachments and small additions to nonconforming structures in North Saint Paul.  Staff are proposing 
the ordinance changes to clarify the types of improvements the city will not consider to be encroachments 
on yard setback requirements and it adds language to the code about the expansion of existing structures 
that have nonconforming setbacks. 

 
BACKGROUND 
On June 5, 2025, City staff presented information to the Planning Commission about the proposed work 
plan for 2025-2026 for the Planning Commission.  The Commission agreed that staff should review the 
zoning code and proposed amendments to the Code to better clarify what types of improvements the City 
should consider as non-encroachments. 
 
On August 7, 2025, the Planning Commission reviewed a draft zoning ordinance text amendment 
regarding permitted encroachments and additions to nonconforming structures.  During this meeting staff 
and the Planning Commission discussed many of the changes proposed by staff.  Through this review 
process the Planning Commission and City staff reached a consensus on the final version of the 
proposed ordinance language. 
 
 

GENERAL INFORMATION – DISCUSSION 
Zoning Ordinance Text Amendment 
The attached zoning ordinance text amendment will update four sections of the zoning code related to 
supplemental regulations, non-encroachments and non-conformities.  The proposed changes include: 

1. Clarifies the definition of pergola and adds standards to the Zoning Code about the placement 
and lot coverage standards related to pergolas. 

2. Adds several types of improvements to the code the City should consider to not be 
encroachments on yard setbacks.  These additions and improvements include ramps, patios, 
awning, arbors and trellises, outdoor fireplaces and grills, air conditioning equipment, generators 
and covered porches.  The proposed ordinance amendment also includes standards and 
requirements for several of the additional improvements. 

3. Adding language to the Code that will allow the expansion of a structure with a non-conforming 
setback if the addition would be built with the same nonconforming setback 

The proposed additions to the Code are shown with bold and underline in the attached ordinance.  I have 
highlighted in yellow the parts of the proposed ordinance with additional words or revisions and the 
sections I have removed based on the discussion with the Planning Commission on August 7. 
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Ordinance Requirements 
Per Section 154.004(D), the city may grant a zoning ordinance text amendment or a zoning map 
amendment (rezoning) if the proposed amendment is compliant with the following findings (items 1-5 
below, with analysis follows): 

1. The proposed amendment is consistent with the general purposes and intent of the Comprehensive 
Plan. 
 
The proposed zoning ordinance text amendments would be consistent with the purposes and intent of 
the Comprehensive Plan. 
 

2. The proposed amendment will not adversely affect the health, safety, or general welfare of the city. 
 
The proposed zoning ordinance text amendment will not adversely affect the health, safety or welfare 
of the city. In fact, the proposed text amendment should help to better protect the health, safety and 
general welfare of the residents of North Saint Paul. 
 

3. The proposed amendment is compatible with present and future land uses in the surrounding area 
and reasonably related to the overall needs of the city. 
 
The proposed amendment is not directly applicable to any one property but is related to the overall 
needs of the City. 
 

4. The proposed amendment is compatible with adjacent properties. 
 
The proposed zoning ordinance text amendment is not directly related or applicable to any one 
property.  
 

5. The proposed amendment can be adequately supported by public urban services including the water 
supply, transportation system and capacity, police and fire protection, utilities, and sanitary waste 
disposal and stormwater disposal systems. 
 
The proposed zoning ordinance text amendment can be adequately supported by the existing public 
services. 

 

 

RECOMMENDATION 
City staff are recommending the Planning Commission review the proposed Zoning Ordinance Text 
amendment.  If the Commission is supportive of the proposed ordinance, staff recommends the Planning 
Commission make the following motion: 

 

Motion by__________, Seconded by_________ to recommend to the City Council approval of Ordinance 
2025 – XXX, an ordinance amending the standards for permitted encroachments and additions to 
nonconforming structures.   
 
 

ATTACHMENT: 
1. Draft Ordinance No. 2025 – XXX amending portions of Chapter 154 of the zoning ordinance  
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CITY OF NORTH SAINT PAUL 

RAMSEY COUNTY, MINNESOTA  

 ORDINANCE NO. 2025 - XXX 

AN ORDINANCE AMENDING THE NORTH SAINT PAUL CITY CODE REGARDING 
THE STANDARDS FOR PERMITTED ENCROACHMENTS INTO REQUIRED 

SETBACKS AND ADDITIONS TO NONCONFORMING STRUCTURES 
 

THE CITY COUNCIL OF THE CITY OF NORTH SAINT PAUL ORDAINS AS FOLLOWS: 

SECTION  1.  Repeal and Replace.  The definition of Pergola in Section 154.003 of the North Saint 
Paul City Code is hereby repealed and replaced as follows: 

Sec.154.003.  DEFINITIONS. 

PERGOLA. A building-like structure with columns supporting an elevated trellis over which vines or 
plants may grow. 

PERGOLA.  An outdoor structure usually consisting of parallel columns supporting a permanent 
open roof system of girders and cross rafters that is at least 50 percent open to the sky.   

 

SECTION  2.  AMENDMENT.  North St.  Paul City Code Section 154.010 (D) is hereby amended 
to read with proposed new language bold and underlined and deleting the strikethrough language as 
follows: 

Sec. 154.010 GENERAL DEFINITIONS. 

(D)   Supplemental regulations. Supplemental regulations are established to address the unique 
characteristics of certain land uses. The standards and conditions listed for land uses in this chapter 
are applicable to permitted, conditional, and interim use permits, as specified for each zoning district, 
unless otherwise noted. 

  54.   Pergolas. 

(a) Attached pergolas shall be subject to the same setback requirements as attached 
decks.  The City shall consider detached pergolas as detached accessory 
structures when determining their height and setback requirements.   

(b) A detached pergola shall not count towards the total limit on the number of 
detached accessory structures that are permitted on a property.   

(c) Pergolas do count towards total lot coverage. 
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SECTION  3.  AMENDMENT.  Section 154.010 (A) (5) is hereby amended to read with proposed 
new language bold and underlined and deleting the strikethrough language as follows: 

Section 154.010 (A)(5).   

 5.   Non-encroachments. The following shall not be encroachments on yard setback requirements: 

         (a)   Cornices, canopies, chimneys, flues, belt courses, leaders, sills, pilasters, lintels, 
ornamental features, eaves, gutters and the like, provided they do not extend more than two feet into a 
yard, except awnings and canopies, if located within the boundaries of the Downtown Design 
Manual, are subject to the provisions of the Downtown Design Manual. 

         (b)   Bays and bay windows not to exceed an area of more than 20 square feet may extend into a 
front or rear yard four and one-half feet and into a side yard no more than two feet, provided the 
encroachment is no closer than four feet from all lot lines. 

         (c)   A landing place or uncovered porch may extend into the required front yard or rear yard a 
distance not exceeding six feet, if the landing place or porch has its floor no higher than the entrance 
floor of the building, an open railing may be placed around such place. 

         (d)   Decks, terraces, steps, stoops, ramps or similar structures that do not extend more than six 
feet into a yard and which do not extend in elevation above the height of the ground floor level of the 
principal building, provided the extension is no closer than four feet from all lot lines. 

         (e) (c) In rear yards: balconies, breezeways, and detached outdoor recreation shelters. and 
recreational equipment. 

  (d) In all zoning districts: 

1. Decks, terraces, steps, stoops, and landings.  Decks, terraces, steps, stoops and 
exterior landings are permitted in a front, side or rear yard provided they do not 
extend more than six feet into a yard, are no closer than four feet to a property line 
and meeting all Building Code requirements.  The Building Code may require 
additional setbacks for steps, stoops, and landings if they are built out of combustible 
materials.  

2. Ramps and other devices in compliance with the ADA.  Uncovered ramps and 
other devices for access to buildings and sites by disabled persons in compliance with 
the American Disabilities Act (ADA) may encroach into any required front, side or 
rear setback provided all Building Code requirements are met.  Ramps over 30 inches 
in height and/or physically attached to a structure require a building permit issued by 
the City. The Building Code may require additional setbacks for ramps that are built 
out of combustible materials.  Ramps under 30 inches in height and not attached to a 
structure only require a zoning permit issued by the City.  Such access ramps are not 
permitted to cross property lines and may not be placed in public rights-of-ways or in 
drainage and utility easements.  

3. Window Wells.  Egress window wells may encroach up to 3 feet into a required or 
actual front, side or rear yard setback, subject to review and approval by the Building 
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Official.  Window wells are not permitted to cross property lines and may not be 
placed in public drainage and utility easements.  

(e) In the R-1, R-2 and R-3 Residential zoning districts: 

1. Patios.   Patios are paved outdoor areas of the ground usually adjoining a dwelling 
designed, established and/or installed to provide a space for outdoor living.  
Uncovered concrete and paver patios built flush at grade level shall have at least a 3-
foot setback from the side or rear property line and shall be built to ensure that 
drainage is directed to a public way (toward the street or alley) and so the drainage 
does not adversely affect a neighboring property.  In no instance shall a patio cover 
more than one-half of the rear yard.  Uncovered concrete and paver patios that are 
built flush at grade also may encroach up to six (6) feet into any required or actual 
front yard. 
 

2. Awnings.  Fixed or permanent awnings attached to a structure may encroach three 
feet into a required front, side or rear setback, provided the front and rear setbacks 
of not less than 22 feet and a side setback of not less than three feet are maintained.  
An awning may encroach up to six feet into a required front or rear setback and up 
to three feet into a required side setback when placed over steps, stoops or an 
exterior landing, provided the encroachment shall not exceed eight feet in width 
along the wall plane and the front and rear setbacks of not less than 20 feet and a 
side setback of not less than three feet shall be maintained. 

 
3. Arbors and trellises. Arbors, trellises or other growing support structures that do not 

exceed 20 square feet in area may be located in a required setback area or in actual 
front, side or rear yard.  Such encroachments shall not exceed 9 feet in height.  Both 
the sides and the roof of these structures must be at least fifty (50) percent open, or, 
if latticework is used, shall be less than sixty (60) percent opaque. Such structures 
shall not be constructed out of a razor wire, chain link, chicken wire, railroad ties, 
utility poles, plywood, or other similar materials.  Detached arbors and trellises 
larger than what are described above must comply with the setback and height 
requirements for a detached accessory building.  

 
4. Permanently installed outdoor fireplaces, grills and barbeques.  Permanently installed 

outdoor fireplaces, grills and barbeques are not permitted within the front yard and 
shall be located only in side and rear yards. Such features shall not encroach into the 
required side setbacks and may encroach up to ten feet into the required rear 
setback provided that a rear setback of not less than 15 feet shall be maintained.  In 
instances where the side or rear yard abuts a public street or alley, outdoor 
fireplaces, grills and barbeques shall maintain a setback of not less than the required 
front yard setback.  In all cases, fireplaces, grills and barbeques are not permitted to 
cross property lines and may not be placed in public drainage and utility easements. 
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5. Deleted – Recreation Equipment. 
 

6. Air conditioning equipment.  Air conditioning equipment may encroach up to five feet 
into a required or actual side or rear yard provided it does not cross the property 
line, may not be placed in public drainage and utility easements and if the placement 
will not negatively affect grading and drainage.  Air conditioning equipment may 
encroach five feet into any required front yard, provided a front setback of not less 
than 15 feet is maintained.  The owner shall screen from view from the public street 
air conditioning equipment encroaching into a front yard setback with the use of 
landscaping, a fence, or a wall.  

 
7. Standby or permanent generators.  Property owners may locate standby or 

permanent generators only in side or rear yards subject to the following conditions: 
a. The units must be kept at least five feet away from property lines, buildings and 

designated means egress systems (stairs, ramps, window wells). 
b. The installation shall meet all NFPA 110 and NFPA 37 (National Fire Prevention 

Association) requirements, as may be amended. 
c. The placement shall verify that all potential sources of water intrusion such as 

sprinklers, roof run-off, down spouts and sump pump discharge is directed away 
from the generator. 

d. The placement shall take into consideration the location of doors, windows and 
other openings on adjoining properties so as to not create a nuisance from noise 
and exhaust. 

e. The installation of a standby or permanent generator requires an electrical 
permit and a mechanical permit. 
 

8. Covered but open porches.  Covered but open porches without walls, doors, 
windows or screens may encroach six feet into any required front setback, provided 
that a front setback of not less than 15 feet is maintained.  No covered but open 
porch shall encroach into a required side or rear yard setback.  Permitted 
encroachments under this section shall be constructed with high-quality durable 
materials that are consistent with the materials on the front of the principal 
structure and be consistent with the zoning regulations for the district.  If unfinished 
wood components are used to construct the open porch, the owner or contractor 
must stain, paint, or seal all exposed wood surfaces. 
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SECTION  4.  AMENDMENT.  Section 154.009 of the North Saint Paul City Code is hereby 
amended to read with proposed new language bold and underlined and deleting the strikethrough 
language as follows: 

§ 154.009 NONCONFORMITIES. 

   This section does not prohibit the City of North St. Paul from enforcing an ordinance that applies to 
adults-only bookstores, adults-only theaters, or similar adults-only businesses. 

   (A)   Continuation of legal non-conformities.  Except as otherwise provided by law, any 
nonconformity may be continued per the following standards including non-conforming uses (the 
lawful use or occupation of land or premises), non-conforming structures, and non-conforming lots 
(as defined in 154.003). Non-conformities may not continue through expansion (except as in division 
(C) "MU-3 zone expansion exception" which follows) but may be continued through repair, 
replacement, restoration, maintenance, or improvement, unless: 

      1.   The nonconformity or occupancy is discontinued for a period of more than one year; or 

      2.   The nonconforming use is destroyed by fire or other peril to the extent of greater than 50% of 
its estimated market value, as indicated in the records of the county assessor at the time of damage 
and no building permit has been applied for within 180 days of when the property is damaged. In this 
case: 

         (a)   A municipality may impose reasonable conditions upon a zoning or building permit in 
order to mitigate any newly created impact on adjacent property or water body; and 

         (b)   When a nonconforming structure in the Shoreland District with less than 50% of the 
required setback from the water is destroyed by fire or other peril to greater than 50% of its estimated 
market value, as indicated in the records of the county assessor at the time of damage, the structure 
setback may be increased if practicable and reasonable conditions are placed upon a zoning or 
building permit to mitigate created impacts on the adjacent property or water body. 

   (B)   Subsequent use or occupancy. Any subsequent use or occupancy of the land or premises shall 
be a conforming use or occupancy.  

   (C)   MU-3 Zone Expansion exception. A building permit may be granted to a nonconforming use 
in the MU-3 zone if all of the following are met: 

      1.   The expansion of the use involves an expansion of no more than 10% of the gross floor area 
of the building; 

      2.   The modification of the use consists of an expansion amounting to no more than 10% of the 
approved gross floor area; 

      3.   When the expansion of the use is otherwise consistent with all other sections of this chapter; 

      4.   And, when such expansion of the use eliminates an adverse effect or condition which is 
inconsistent with the MU-3 District or the approved plan for the area, and/or when such modification 
is determined to result in an improvement consistent with the objectives of the area and the total use 
of the site, and/or when such modification would lead to a more rapid implementation of the 
Comprehensive Plan and MU-3 District objectives while providing good aesthetics and functionality 
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during the interim (time period between the nonconforming use and a conforming use of the 
property). 

   (D)   Nuisances. In order to reasonably prevent and abate nuisances and to protect the public health, 
welfare, or safety, nothing in this chapter shall prevent the placing of a structure in safe conditions 
when said structure is declared unsafe by the building codes and standards of the city 

  (E)   Nonconforming building or structure.  

 1. Nonconformities. Except as provided in this subsection, a nonconforming building or 
structure shall not be added to, enlarged, or expanded in any manner unless such 
additions and enlargements are made to conform with all the requirements of the zoning 
district in which such a building or structure is located. 

a. Additions to an existing single-family or two-family dwelling with a nonconforming 
front, side or rear lot line setback.  An addition to a single-family or two-family 
dwelling with a nonconforming front, side or rear property line setback may be built 
with the same or reduced (smaller) nonconforming setback without City approval of 
a variance provided: 

1. The building addition does not encroach further into the required setback than 
the existing structure and the addition would have at least a three-foot setback from 
the property line.  

2. The building addition’s footprint must not exceed 50 percent of the footprint of 
the principal structure in order to be approved administratively.  The City may 
approve an addition with a footprint that exceeds 50 percent of the footprint of the 
principal structure by conditional use permit. 

3. The building addition meets all other applicable City Code and Building Code 
requirements. 

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 updates the setback standards for certain permitted encroachments and creates 
language to allow small additions onto single or two-family residential properties with a front, 
side or rear yard setback nonconformity. 

SECTION 6.  EFFECTIVE DATE.  This Ordinance shall become effective upon its passage and 
publication as provided by law. 
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ADOPTED by the North St. Paul City Council this _____ day of _________________, 2025.  
 

 
Motion by Council Member ____________________ 
 
 
Second by Council Member ____________________ 
 
Voting: Aye:      Council Member  
      Council Member  

     Council Member  
     Council Member  
     Mayor  
 Nay:    
 Abstain:  
 Absent:  
 

 
 

   _____________________________ 
       John Monge, Mayor 
 

 
Attest:_____________________________ 
 Brian Frandle, City Manager 
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City of North St. Paul 
Planning Commission Report  
From:  Ken Roberts, Community Development Director 

Meeting Date:  September 4, 2025 

Agenda Item:  Subdivision Ordinance Update – Public Hearing  

 

INTRODUCTION 
The City Attorney has indicated to City staff that the North Saint Paul Subdivision Ordinance is 
dated and confusing.  I have reviewed the existing ordinance and agree with the City Attorney that 
the City should update the Ordinance.  
On August 7, 2025, the Planning Commission reviewed an updated draft of the proposed 
subdivision ordinance that incorporated the most recent comments from the City Attorney and the 
City Engineer. The Planning Commission expressed support for the proposed ordinance with the 
understanding staff would be finalizing the ordinance for the public hearing. 
 

GENERAL INFORMATION – DISCUSSION 
Chapter 153 of the City Code, titled Land Development, is the City’s Subdivision Ordinance.  This 
chapter includes the set of rules or laws that developers, landowners and the city are to follow 
when land is subdivided in North Saint Paul.  It includes sections with the general provisions and 
information about the preparation and approval of plats (subdivisions) in North Saint Paul. It 
appears the last significant update the City made to the ordinance was in 1999.  The City also 
revised Section 153.05, Public Land Dedication, in 2015.  
City staff have prepared a major update to the City’s Subdivision Ordinance.  This update will 
repeal and replace the existing City Subdivision Ordinance with a new, updated ordinance that 
addresses the following issues in the existing ordinance as identified by the City Attorney: 

• First, we would like to see some more solid analysis of park dedication fees (current code Section 
153.05). Given the recent Puce v. Burnsville case (from 2022) we would like to see some more 
justification for how those fees are calculated and ensure that there is an opportunity for 
individualized analysis as required by Puce.  
 
Note: The case the Attorney is referring to was a dispute between the City of Burnsville and a 
developer about park dedication fees and how the City should and could calculate the fees for their 
project.  The Minnesota Supreme Court decided this case in favor of the City after the city revised 
how it would calculate park dedication fees.  
 

According to the City Attorney, the language in the proposed subdivision code about park 
dedication will meet the needs of the city while also meeting the requirements of State law.  Please 
see Sections 153.091-153.094 on pages 43-46 of the proposed ordinance regarding this matter. 
 

• Second, we would like to see a lot more detail in the provisions requiring development contracts 
Right now, the code essentially just says that a development contract is required. We would like to 
see more detail in what is required and the terms imposed by a development contract.  
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The proposed ordinance addresses this concern in Section 153.086 on pages 40 - 42. 
 
 

• Third, the current code allows developers to post security in the form of a performance bond. We 
have had such enormous difficulty working with bond companies to try and collect to complete 
deficient infrastructure that we now generally ask that cities only allow security in the form of an 
Irrevocable Letter of Credit from a bank.  

Section 153.086 (B) on pages 41 and 42 of the proposed ordinance addresses this concern by 
requiring developers to provide the City with a Letter of Credit or cash escrow when their project 
includes installing public improvements.  
 

In addition to the concerns noted by the City Attorney above, City staff have included the following 
changes and additions in the proposed Subdivision Ordinance: 

1. Adding a purpose section as there currently is no such language in the ordinance.  (Section 
153.002 on page 3.) 

2. Expanding and updating the definitions. This is to ensure all the terms that need defining 
are included in the ordinance, they are consistent with the definitions in Chapter 154 
(Zoning Regulations) and remove terms that are no longer needed. See Section 153.021 on 
pages 5 through 14 for the proposed definitions. 

3. Adding language about the general provisions and administration of the Ordinance.  These 
are included in Sections 153.030 – 153.036 on pages 14-16. 

4. Updating all references in the Code about the application submittal requirements.  This 
information is included in the ordinance in several locations. 

5. Created a new section (153.037) for Administrative Subdivisions. This new section 
consolidates into one location the code language about the City process for administrative 
(staff) review of lot divisions, lot consolidations and lot line adjustments.  The proposed 
language allows City staff to approve simple lot divisions or lot splits, lot combinations and 
lot line adjustments rather than requiring such requests to be reviewed and approved by the 
Planning Commission and City Council.  Please see pages 17-20 of the draft ordinance for 
proposed code language.   

 
In addition to the changes noted above, City staff have incorporated technical and engineering-
related changes and suggestions as provided by the City Engineer in this latest version of the 
Ordinance. 
 
RECOMMENDATION 
City staff are recommending the Planning Commission review the proposed Subdivision Ordinance 
Text amendment.  If the Commission is supportive of the proposed ordinance, staff recommends 
the Planning Commission make the following motion: 
Motion by__________, Seconded by_________ to recommend to the City Council approval of 
Ordinance 2025 – XXX, an ordinance repealing and replacing Chapter 153 of the City Code 
(Subdivision Regulations).   
 
ATTACHMENT: 
Proposed Ordinance Amendment - Chapter 153 of the City Code (Subdivision Ordinance) (v.3) 
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CITY OF NORTH ST. PAUL 

RAMSEY COUNTY, MINNESOTA 

ORDINANCE NO. 2025-XXX 

AN ORDINANCE AMENDING THE NORTH ST. PAUL CITY CODE  
AS IT RELATES TO SUBDIVISIONS 

 
THE CITY COUNCIL OF NORTH SAINT PAUL, RAMSEY COUNTY, MINNESOTA, 
ORDAINS: 

SECTION 1.   Repeal and replace.  Chapter 153 of the Municipal Code about Land 
Development (Subdivision) regulations to read as follows: 
 

CHAPTER 153: SUBDIVISION REGULATIONS (V.3)       

Section 

Title and Application 

   153.001   Title 

   153.002   Purpose 

   153.003   Platting authority 

   153.004   Relation to other laws and regulations 

   153.005   Policy 

   153.006   Administration 

Rules and Definitions 

   153.020   Application of rules 

   153.021   Definitions 

General Provisions/Administration 

   153.030   Premature Subdivision Prohibited  

   153.031   Fees 

   153.032   Acceptance and recordation conditions 

   153.033  (Reserved)  
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   153.034   Building permits 

   153.035   Variances/exceptions 

 153.037 Administrative Subdivisions   

153.038 Filing and Review of Application  

153.039 Required Application Information 

153.040   Recording, Procedure and Timeframe 

Preliminary Plat 

   153.070   Purpose 

   153.071   Filing and review of application 

   153.072   Information required for preliminary plat 

   153.073   Reserved 

   153.074   Approval or denial of preliminary plat 

Final Plat 

   153.080   Purpose 

   153.081   Timing of final plat application 

   153.082   Filing and review of final plat application 

   153.083   Information required for final plat; final plans 

   153.084   Approval or denial of final plat 

   153.085   Public Improvements 

    153.086  Development Agreement 

   153.087   Recording 

   153.088   Dedication 

   153.089   Record plans (as-built plans) 

Park Land Dedication Requirements 

   153.091   Land dedication or cash contribution 

   153.092   Dedication of land 

   153.093   Cash contribution 
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   153.094   Disputes and appeals 

153.095 Lot Splits for Two Family Dwellings 

153.096 Special Subdivision Regulations in the Mixed-Use Zoning Districts 

Enforcement 

   153.101   Violations 

   153.102   Application to city personnel 

   153.103   Injunction 

   153.999   Penalty 

 

TITLE AND APPLICATION 

§ 153.001 TITLE. 

   This chapter shall be known, cited, and referred to as the “North Saint Paul Subdivision 
Regulations,” and will be referred to as “this chapter.” 

§ 153.002 PURPOSE. 

   The City Council, being aware of the responsibility that it has for the adoption of 
ordinances, rules, and regulations designed for the protection of public health, safety, and 
general welfare, deems it necessary to provide regulations for platting and subdividing of 
property within the city. Piecemeal planning of subdivisions, without correlation to the 
Comprehensive Plan, can bring a disconnected patchwork of plats, poor traffic circulation, 
and an undesirable atmosphere.  All subdivisions platted within the jurisdiction of the city 
after the adoption of this chapter shall, in all respects, fully comply with the regulations set 
forth in this chapter to ensure new subdivisions contribute toward an attractive, orderly and 
stable community environment, and shall be designed with adequate municipal services and 
efficient movement of traffic. 

§ 153.003 PLATTING AUTHORITY. 

   The City Council shall serve as the platting authority of the city in accordance with M.S. § 
462.358, as may be amended. No plat or replat shall be filed or accepted for filing by the 
Office of the County Recorder or Registrar of Titles unless approved by a majority of the 
members of the City Council voting on such plat or replat. The Building Official shall not 
issue building permits for any structure on a lot in any proposed subdivision that has not 
been approved by the City Council and does not have improved road or street frontage. The 
City Council shall not permit any property owner or developer to install any public 
improvement unless the final plat is approved.  The City does not permit any land 
disturbance, site grading or the installation of public utilities and services before the City 
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Council approval of a development agreement and the applicant having filed all required 
financial securities. 

§ 153.004 RELATION TO OTHER LAWS AND REGULATIONS. 

   The City does not intend by the provisions of this chapter to repeal, abrogate, annul or in 
any way impair or interfere with private restrictions placed upon property by deed, 
covenant or other private agreements that are equal to or more restrictive, or with 
restrictive covenants running with the land to which the city is a party except that the most 
restrictive shall apply. The city shall not be obligated to enforce private restrictions. In their 
interpretation and application, the provisions of this chapter shall be the minimum 
requirements adopted for the protection of the public health, safety, and general welfare. 

§ 153.005 POLICY. 

   (A)   It is hereby declared to be the policy of the city to consider the subdivision of land and 
the subsequent development of a plat to be subject to the control of the city pursuant to the 
Comprehensive Plan for the orderly, planned, efficient, and economical development of the 
city. 

   (B)   Land to be subdivided shall be of such character that it can be used safely for building 
purposes without danger to health from fire, flood, or other hazard. Land shall not be 
subdivided unless proper provisions have been made for drainage, stormwater 
management, wetland protection, potable water, domestic wastewater and sanitary sewer, 
streets, and capital improvements such as parks, trails, recreation facilities, transportation 
facilities, stormwater improvements, and any other necessary improvements. 

   (C)   The existing and proposed public improvements shall conform to and be properly 
related to the Comprehensive Plan and Capital Improvement Plan of the city. 

   (D)   The provisions of this chapter are in addition to and not in replacement of provisions 
of all building and zoning regulations. Any provision of the building and zoning regulations 
shall remain in full force and effect except as may be contradictory to the provisions hereof 
where any provision conflicts with another provision, the more restrictive provision shall be 
applied. 

§ 153.006 ADMINISTRATION. 

   This chapter shall be administered by the Zoning Administrator who is appointed by the 
City Manager. 
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RULES AND DEFINITIONS 

§ 153.020 APPLICATION OF RULES. 

   The language contained in this chapter shall be interpreted in accordance with the 
following rules of construction as applicable: 

   (A)   The singular includes the plural and the plural the singular. 

   (B)   The present includes the past and future tenses, and the future tense includes the 
present tense. 

   (C)   The masculine gender includes the feminine and the feminine gender includes the 
masculine. 

   (D)   Whenever a word or term defined hereinafter appears in this chapter, its meaning 
shall be construed as set forth in such definition. 

   (E)   In the event of conflicting provisions, the more restrictive provision shall apply. 

   (F)   The words "shall" and "must" are always mandatory and not merely discretionary. 

(G) All measured distances expressed in feet shall be to the nearest tenth of a foot. 

   (H)   In their interpretation and application, the provisions of this chapter shall be held to 
be the minimum requirements for the promotion of health, safety, and welfare. 

§ 153.021 DEFINITIONS. 

   For the purpose of this chapter, wherever a term, phrase, word and their derivatives 
appear in this chapter such term, phrase, word and their derivatives shall have the meaning 
given to them solely and for the purposes of implementation of this chapter: 

   ABUT/ABUTTING. Contiguous; having a common boundary, wall, or property line. 

  ADMINISTRAVE SUBDIVISON.  The division of property by metes and bounds description, 
subject to City staff approval. 

   ALLEY. See 'Street-Alley'.  

   APPLICANT. Any person who wishes to obtain a building permit, zoning, or subdivision 
approval, or a permit to allow land-disturbing activities.  APPLICANT also means that 
person's agents, employees, and others acting under this person's direction.  

   AREA MAP. See “key map.” 

   ASSESSED VALUE. The value of real property as established by the county assessor.  

   BLOCK. An area of land within a plat, containing lots, that is entirely bounded by streets, or 
by a combination of streets, shorelines, waterways, railroad right-of-way, the exterior 
boundary or boundaries of the subdivision.  
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   BOULEVARD. That portion of the street right-of-way between the curb line or edge of 
pavement and the property line. 

   BOUNDARY LINES. Lines indicating the bounds or limits of any tract or parcel of land. 

   BOXES. All mailboxes, newspaper boxes, and advertising boxes wherein either mail is 
distributed, newspapers and magazines are distributed, or advertising is placed for the use 
of residents of the city. 

   BUILD OUT PLAN. See “ghost plat.” 

   BUILDABLE AREA. The space remaining on a parcel after the minimum setback, drainage 
provisions, ponding, compensatory storage, soils, open space and other site constraint 
requirements and building restriction lines of this chapter have been met. 

   CAPITAL IMPROVEMENT PLAN. An itemized program setting forth the schedule and 
details of specific contemplated public improvements by fiscal year, together with their 
estimated cost, the justification for each improvement, the impact that the improvements 
will have on the current operating expense of the government, and other information on 
capital improvements as may be pertinent. 

   CITY ADVISORY COMMITTEE. A committee that may consist of Council members or non-
council members or both such as the Planning Commission and the Parks and Recreation 
Commission. 

   COMMON OPEN SPACE. An area of land, water or combination thereof planned for active or 
passive recreation that is an integral part of a development and is not owned on an 
individual basis by each owner of the dwelling unit. COMMON OPEN SPACE does not include 
areas used for streets, alleys, driveways or private roads, off-street parking or loading areas, 
or required yards. The area of recreational activities such as swimming pools, tennis courts, 
shuffleboard courts, etc., may be included as common open space. 

   COMPREHENSIVE PLAN. A compilation of policy statements, goals, standards, and maps, 
and action programs for guiding the future development of private and public property. The 
term includes a plan designating types of uses for the entire city as well as a specialized plan 
showing specific areas or specific types of land uses, such as residential, commercial, 
industrial, public or semipublic uses or any combination of such uses.  A land use plan also 
may include the proposed densities for development. 

   CONDITIONS OF APPROVAL. Conditions that are established by city staff and/or the City 
Council and approved by the City Council that a developer must meet to obtain approval of a 
development proposal. 

   CONSULTANTS. Professionals hired by the city, such as the City Attorney and the City 
Engineer. 
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   CONTOUR MAP. A map on which irregularities of land surface are shown by lines 
connecting points of equal elevations. Contour interval is the vertical height between 
contour lines. 

   COUNTY. Ramsey County, Minnesota. 

   DEPOSIT. The placing of funds in an account maintained by the city specifically for the 
purpose of ensuring fulfillment of certain obligations required by this chapter. 

   DEVELOPABLE LAND. Contiguous land area occurring within the property lines of 
parcel(s) or lot excluding wetlands, water courses, ponds, public waters below the ordinary 
high-water mark, and easements for pipelines and utility transmission lines. 

   DEVELOPER. A person, firm, corporation, sole proprietorship, partnership, state agency or 
political subdivision thereof engaged in the subdivision of land or land disturbance activity. 

   DEVELOPMENT. The acts of land preparation, building structures and installing site 
improvements or the subdivision of land. 

   DEVELOPMENT AGREEMENT. A written agreement between the city and a developer, 
drafted by the City Attorney. 

   DEVELOPMENT DENSITY. The number of individual dwelling units per acre of land that 
can be located on a parcel of land or within a particular project, development or subdivision 
as established through the Zoning Code and Comprehensive Plan. 

   DRAINAGE COURSE. A water course or indentation for the transmission of surface water. 

   EASEMENT. A grant by the owner of land to the general public or to others for a specific 
use of the land. 

   ENGINEER. The City Engineer of the City of North St. Paul. 

   ENGINEERING STANDARDS. The specifications to landowners or subdividers for the 
preparation of plats, both preliminary and final, indicating among other things the optimum, 
minimum, or maximum dimensions of items as rights-of-way, streets, sidewalks, trails, and 
utilities, as approved by the City Council. 

  EROSION. Any process that wears away the surface of the land by the action of water, wind, 
ice or gravity. Erosion can be accelerated by the activities of man and nature. 

   EROSION CONTROL. Methods employed to prevent erosion.  Examples include soil 
stabilization practices, horizontal slope grading, temporary or permanent cover, and 
construction phasing. 

   FINANCIAL GUARANTEE. A financial security posted with the city upon the approval of a 
final plat, guaranteeing compliance with the approved final plat, construction plans, and 
conditions of approval set forth by the City Council. 
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   GHOST PLAT. A subdivision or resubdivision concept plan illustrating possible future lot 
layout, street networks, and utility systems for oversized lots, outlots or undeveloped land 
adjoining a preliminary plat. 

   GRADE, FINISHED. The finished ground level adjoining the building at all exterior walls.  

   GRADE, NATURAL. The grade of a site before it is modified by moving earth, adding or 
removing fill, or installing a berm, retaining wall or other earthwork feature. Natural grades 
are determined by reference to a survey, or other information as determined by the City 
Engineer or the Zoning Administrator. 

   GRADE, PERCENTAGE OF. The rise or fall of a street in feet and tenths of a foot for each 100 
feet of horizontal distance measured at the center line of the street, or similar ratio of land 
elevations measured against an established baseline. 

   HIGH WATER LEVEL. The water level in a watercourse which could be predicted to occur 
as a result of the 100-year, 24-hour rainfall event using U.S. Department of Agriculture Soil 
Conservation Service methodology, as approved by the City Council. In addition, developers 
shall model the 500-year, 24-hour rainfall event, if determined necessary by the City 
Engineer. 

   IMPROVEMENT, PUBLIC. Any project designed and constructed by or on behalf of the city 
and thereafter owned and maintained by the city. 

  INFRASTRUCTURE. The system of public works for a county, state, or city including, but not 
limited to, structures, roads, bridges, culverts, trails, sidewalks; stormwater management 
facilities, conveyance systems and pipes; pump stations, sanitary sewers and interceptors, 
hydraulic structures, permanent erosion control and stream bank protection measures, 
water lines, gas lines, electrical lines and associated facilities, and telephone lines and 
supporting facilities. 

   KEY MAP (AREA MAP). A map drawn to a comparatively small scale which shows the area 
proposed to be platted and the areas surrounding it, to a given distance. 

   LAND DISTURBING OR DEVELOPMENT ACTIVITIES. Any change of the land surface 
including removing or disrupting vegetative cover, excavating, filling, grading, soil 
compaction, stockpiling soil, any other change in the natural character of the land and the 
construction of any structure that may cause or contribute to erosion, or the movement of 
sediment into water bodies.  The use of land for new and continuing agricultural activities 
shall not constitute a land disturbing activity under this chapter. 

   LOT. A designated parcel, tract or area of land established by plat, subdivision or as 
otherwise permitted by law. 

   LOT AREA. The area of a horizontal plane bounded by front, rear and side lot lines, 
excluding any public ways. 
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   LOT AREA PER UNIT. The number obtained by dividing the lot area by the number of 
dwelling units on or proposed for the property. 

   LOT, CONFORMING. A lot or parcel legally existing on the effective date of this chapter that 
meets the minimum lot width and lot area requirements of this chapter. 

   LOT, CORNER. A lot situated at the junction of and abutting on two or more intersecting 
streets, or a lot at the point of deflection in alignment of a continuous street, the interior 
angle of which does not exceed 135 degrees.  

LOT DIVISION.  The division of property by metes and bounds description.  (See Section 
153.037 Administrative Subdivisions). 

   LOT, DOUBLE FRONTAGE/LOT, THROUGH. A lot other than a corner lot that has a property 
line abutting on one street and an opposite property line abutting on another 
nonintersecting street.  

   LOT, FLAG. Any lot having less frontage on a public way than is typical for the block in 
which the lot is proposed and is configured such that a narrow access corridor extends from 
the point of frontage to a larger portion of the lot (the "rear lot"). 

   LOT FRONTAGE. The length of the property line of a premises along an abutting public 
right-of-way. 

   LOT, INTERIOR. Any lot other than a corner, through or flag lot.  

   LOT LINE. A line of record bounding a lot that divides one lot from another lot or from a 
public or private street or alley or any other public space. 

   LOT, NONCONFORMING. See 'Nonconforming - Lot'. 

   LOT OF RECORD. A parcel of land, whether subdivided or otherwise legally described, as of 
the effective date of this chapter, or approved by the city as a lot subsequent to such date, 
and which is occupied by or intended for occupancy by one principal use, together with any 
accessory buildings or the open spaces as required by this chapter and having its principal 
frontage on a street, or a proposed street approved by the Council. 

   LOT WIDTH. The maximum horizontal distance between the side lot lines of a lot measured 
within the first 30 feet of lot depth. 

   METES AND BOUNDS DESCRIPTION.  A description of real property that is not described 
by reference to a lot or block shown on a map but is described by starting at a known point 
and describing the bearings and distances of the lines forming the boundaries of the 
property or delineates a fractional portion of a section, lot, or area by described lines or 
portions thereof. 

   NATURAL WATER WAY. A natural passageway in the surface of the earth allowing water to 
flow from one point to another. 
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  NONCONFORMING LOT.  Any separate parcel or lot that does not meet the zoning district 
regulations for minimum lot width, lot depth and/or lot size. 

  NORMAL WATER LEVEL (NWL). For a reservoir with a fixed overflow, the NWL is the 
lowest crest level of that overflow. For a reservoir whose outflow is controlled wholly or 
partly by movable gates, siphons or other means, it is the maximum level to which water 
may rise under normal operating conditions, exclusive of any provision for flood storage. For 
a closed depression wetland, it is the maximum level to which the water may rise under 
normal precipitation conditions exclusive of any provision for flood storage.  The NORMAL 
WATER LEVEL will typically be the outlet elevation of a pond, lake, or other standing water 
body.   

   ORDINARY HIGH-WATER LEVEL (OHWL). The boundary of public waters and wetlands 
and shall be an elevation delineating the highest water level that has been maintained for a 
sufficient period of time to leave evidence upon the landscape, commonly that point where 
the natural vegetation changes from predominantly aquatic to predominantly terrestrial. 

   OUTLOT. A parcel of land shown on a subdivision plat that is not part of a block and is 
shown as an outlot, and designated alphanumerically, (for example - Outlot A). OUTLOTS are 
used to designate 1 of the following: land that is part of the subdivision but is to be final 
platted into lots and blocks at a later date; or land that is to be used for a specific purpose as 
designated in a development agreement or other agreement between the city and the 
developer.   

   PARKS. Public land and open spaces in the city that are dedicated or reserved for 
recreational purposes. 

  PARKS AND RECREATION COMMISSION. The Parks and Recreation Commission of the city, 
except when otherwise designated. 

   PEDESTRIAN AND/OR BICYCLE TRAIL. An easement or land dedication given to the city 
for the purpose of providing walking and/or bicycling areas to city residents. The trails shall 
provide recreational opportunities and access to parks, natural areas, and public land in 
accordance with the Comprehensive Plan. 

  PERSON. Any individual, firm, trustee, receiver, assignee, partnership, unincorporated 
society or association, limited liability company, corporation or any other type of business or 
association, including respective successors or assigns. 

   PLANNING COMMISSION. The Planning Commission of the City of North St. Paul 
established by the City Council to perform planning pursuant to M.S. § 462.354. 

   PLAT. The drawing or map of a subdivision prepared for filing of record pursuant to M.S. § 
505 and containing all elements and requirements set forth in applicable local regulations 
adopted pursuant to M.S. § 462.358 and M.S. § 505, as may be amended.    
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   PLAT, COMMON INTEREST COMMUNITY (CIC). A common interest community plat 
pursuant to M.S. § 515B.2-101, as may be amended. CIC means contiguous or noncontiguous 
real estate within Minnesota that is subject to an instrument which obligates persons 
owning a separately described parcel of the real estate, or occupying a part of the real estate 
pursuant to a proprietary lease, by reason of their ownership or occupancy, to pay for real 
estate taxes levied against; insurance premiums payable with respect to; maintenance of; or 
construction, maintenance, repair or replacement of improvements located on one or more 
parcels or parts of the real estate other than the parcel or part that the person owns or 
occupies. Real estate subject to a master association, regardless of when the master 
association was formed, shall not collectively constitute a separate common interest 
community unless so stated in the master declaration recorded against the real estate. 

   PLAT, FINAL. The final map or drawings and accompanying material described in §§ 
152.080 et seq. on which the developer's plan or subdivision is presented to the City Council 
for approval and that, if approved, will be submitted to the Office of the County Recorder or 
Registrar of Titles for filing. 

   PLAT, PRELIMINARY. The preliminary map or drawings and accompanying material 
described in §§ 152.070 et seq. indicating the proposed layout of the subdivision to be 
submitted to the city for its consideration for compliance with the Comprehensive Plan, 
Zoning Code, the official map, and this chapter along with the required supporting data. 

  PRACTICAL DIFFICULTIES.  Used in connection with the granting of a variance, means that 
the property owner proposes to use or subdivide the property in a reasonable manner not 
permitted by the ordinance, the plight of the landowner is due to circumstances unique to 
the property not created by the landowner, and the variance, if granted, will not alter the 
essential character of the locality. Economic considerations alone do not constitute practical 
difficulties.  

   PROPERTY LINE. The legal boundaries of a parcel of property. 

  PUBLIC IMPROVEMENT. Any drainage ditch, roadway, parkway, street, sanitary sewer, 
storm sewer, water system, sidewalk, pedestrian way, tree, lawn, off-street parking area, 
street lights, lot improvement or other facility for which the city may ultimately assume 
ownership, responsibility for maintenance and operation, or which may affect an 
improvement, for which local government responsibility is or may be established. 

   PUBLIC LAND. Land owned or operated by a municipality, school district, county, state or 
other governmental unit. 

   PUBLIC OPEN SPACE. Open space owned by the city, county, state, school district or other 
special district. 

   PUBLIC WATERS. Water basins and water courses of the state as defined in M.S. § 
103G.005, Subd. 15. 
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   REGISTERED LAND SURVEY. A survey map of registered land designed to simplify a 
complicated metes and bounds description by designating the same into a tract or tracts of a 
REGISTERED LAND SURVEY.   

   REGISTERED LAND SURVEYOR. A land surveyor licensed and registered in the state. 

   RE-SUBDIVISION. A change in an approved or recorded subdivision plat if the change 
affects any street layout on such map or area reserved for public use, or any lot line or if it 
affects any map, or plan legally recorded prior to the adoption of any regulations controlling 
subdivisions. 

   RIGHT-OF-WAY. Land acquired by reservation or dedication intended for public use and to 
be occupied by a street, trail, railroad, utility lines, oil or gas pipeline, water line, sanitary 
sewer, storm sewer or other similar uses. RIGHT-OF-WAY includes any "Public Ways." 

   SHORELAND. Land located within 1,000 feet from the normal high-water level of a lake, 
pond, or flowage; and land within 300 feet of a river or stream. 

   SHORELAND ALTERATION. Grading or filling of shoreland areas or any alteration of the 
natural topography where the slope of the land is toward a public water or a watercourse 
leading to a public water. 

   SHORELAND DISTRICT. Land located within a floodplain, within 1,000 feet of the OHWL of 
a public water or public waters wetland or within 300 feet of a stream or river. 

   SPECIAL FLOOD HAZARD AREA. A term used for flood insurance purposes synonymous 
with "one hundred year floodplain." 

STREET (TYPES) - 

      ALLEY. A thoroughfare through the middle of a block giving access to the rear of lots or 
buildings. 

      CUL-DE-SAC. A local street with only one outlet and having an appropriate terminal for 
the safe and convenient turn around for traffic movement.  

      CUL-DE-SAC, TEMPORARY. A temporary turnaround whose purpose is to allow the safe 
and convenient turnaround for traffic, until such time the street is extended.  

      FRONTAGE. A public or private street intended for the collection of traffic that would 
otherwise directly access minor or major collectors or arterial roadways whose function is 
to provide access to streets of higher classification. 

      HIGHWAY. Any public street or road designated as a highway by an appropriate local, 
state or federal agency. 

      LOCAL STREET. A roadway with traffic volumes generally less than 2,500 vehicle trips 
per day containing one lane of traffic in each direction whose primary function is to provide 
access to and from property.  
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      MAJOR COLLECTOR. A roadway that links residential and commercial uses with a balance 
between mobility and access and whose function is to provide traffic circulation within the 
city and access to and from minor and major arterials.  

      MINOR COLLECTOR. A roadway whose primary function is to provide access to and from 
major collectors and local streets.  

      MINOR ARTERIAL. An interregional road containing one or two lanes in each direction 
with limited access and controlled intersections at other arterials and collector streets. 
Minor arterials convey traffic between towns, cities or other urban centers. Efficient 
movement is the primary function of a minor arterial road.  

      PEDESTRIAN WAY. A public or private right-of-way across a block or within a block to 
provide access to be used by pedestrians and others. 

      PRINCIPAL ARTERIAL. A limited access interregional arterial route containing two or 
more lanes in each direction. They are designated exclusively for unrestricted movement, 
have no private access and intersect only with selected arterial highways or major streets by 
means of interchanges engineered for free-flowing movement.  

      PRIVATE STREET. A street serving as vehicular access to two or more parcels of land that 
is not dedicated to the public and that is owned, maintained and repaired by one or more 
private parties.   PRIVATE STREETS are not owned or maintained by the city. 

SUBDIVISION. This term means: 

      (1)   The division of land by platting, conveyance, registered land survey or other means 
into two or more lots, plats, sites or other divisions, any of which is less than five acres in 
area; 

      (2)   A division of land, regardless of area, if such division or plat provides for the granting 
or dedicating of a public street; or 

      (3)   The re-subdivision of land heretofore divided or platted into lots, sites or parcels, 
where the total area of the land being re-subdivided is one acre or more. 

     SURFACE WATERS.  Waters of the state excluding groundwater as defined in Minnesota 
Statutes, Section 115.01, subdivision 6. 

   UNIT LOT. A lot created from the subdivision of a 2-family dwelling, a multi-family dwelling 
or an attached or detached townhouse having different minimum lot size requirements than 
the conventional base lot within the zoning district. 

   VACATION. The act of relinquishing a recorded dedication or easement as in a street right-
of-way, utility easement, etc. 

   WATER BODY. All surface waters, water basins, watercourse, and wetlands as defined in 
this Code. 
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   WATERS OF THE STATE.  Surface or underground waters, except surface waters that are 
not confined but are spread and diffused over the land. Waters of the state include boundary 
and inland waters and as defined in State Statutes.  

   WATERSHED. The area drained by the natural and artificial drainage system, bounded 
peripherally by a bridge or stretch of high land dividing drainage areas. 

   WETLAND. An area that is inundated or saturated by surface water or groundwater at a 
frequency and duration sufficient to support and that, under normal circumstances, does 
support a prevalence of vegetation typically adapted for life in saturated soil conditions, 
commonly known as hydrophytic vegetation. Any wetland as defined in M.S. § 103G.005, 
Subd. 19. 

   ZONING CODE. The North Saint Paul Zoning Regulations (Chapter 154 of the City Code), as 
may be amended, controlling the use of land within the city. 

 

GENERAL PROVISIONS/ADMINISTRATION 

§ 153.030 PREMATURE SUBDIVISION PROHIBITED. 

a. Any proposed subdivision deemed premature for development shall be denied by 
the City Council.  

b. The burden shall be upon the applicant to show the proposed subdivision is not 
premature. 

c. The city may deem a subdivision premature should any of the following conditions 
exist: 
(1) Inconsistency with Comprehensive Plan, zoning code, regulations, engineering 

standards, or any policies adopted by the City Council. 
(2) Lack of Adequate Water Supply. A proposed subdivision shall be deemed to 

lack an adequate water supply if municipal water is not available to each lot 
created or affected by the plat. 

(3) Lack of Adequate Roads to Serve the Subdivision. A proposed subdivision shall 
be deemed to lack adequate roads if direct access to a public road is not 
possible or if the roads that serve the proposed subdivision are deemed 
inadequate by the City Engineer.  

(4) Lack of Adequate Waste Disposal Systems. A proposed subdivision shall be 
deemed to lack adequate waste disposal systems if municipal sanitary sewer is 
not available to the plat or if in subdivisions for which sanitary sewer lines are 
proposed, there is inadequate sanitary sewer capacity in the present system to 
support the subdivision if developed to its maximum permissible density 
indicated in the Comprehensive Plan, as may be amended. 

(5) Lack of Adequate Drainage: A condition of inadequate drainage shall be 
deemed to exist if: 
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(a) Surface or subsurface water retention and runoff is such that it constitutes 
a danger to the structural security of the proposed structures and/or 
adjacent properties. 

(b) The proposed subdivision will cause pollution of water sources or damage 
from erosion and siltation on downhill or downstream land. 

(c) The proposed site grading and development will cause harmful and 
irreparable damage from erosion and siltation on downstream land.  

(d) Factors to be considered in making these determinations may include:  
1. Average rainfall for the area.  
2. The relation of the land to floodplains. 
3. The nature of soils and subsoils and their ability to adequately 

support surface water runoff and waste disposal systems.  
4. The slope of the land and its effect on effluents. 
5. The presence of streams as related to effluent disposal. 

(6) The proposed subdivision is inconsistent with the Minnesota Environmental 
Review Program, Minnesota Rules Ch. 4410, as may be amended, and could 
adversely impact critical environmental areas, or potentially disrupt or 
destroy historic areas that are designated or officially recognized by the city, in 
violation of federal and state historical preservation laws. 

 

§ 153.031 FEES. 

   The fees for all applications and for all permits shall be established by the City Council by 
ordinance. No application shall be considered complete without payment of established fees. 
The acceptance of all applications, issuance of permits, or recording of any plat shall not 
occur until the appropriate fees have been paid. 

§ 153.032 ACCEPTANCE AND RECORDATION CONDITIONS. 

   (A)   Approvals necessary for acceptance of subdivision plats. Before any plat or 
subdivision shall be recorded or be of any validity, it shall be referred to the Planning 
Commission and approved by the City Council as having fulfilled the requirements of this 
chapter. 

   (B)   Conditions for recording.  No plat or subdivision shall be entitled to be recorded in the 
Office of the County Recorder or have any validity until the plat thereof has been prepared, 
approved, and acknowledged in the manner prescribed by this chapter. 

 

§ 153.033 RESERVED. 
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§ 153.034 BUILDING PERMITS. 

   The city shall not issue a building permit for any construction, enlargement, alteration, 
repair, demolition, or moving of any building or structure on any lot or parcel until all the 
requirements of this chapter and/or the Zoning Code have been fully met or exceptions from 
this requirement have been formally established by a development agreement. 

   (A)   Final plat conditions of approval.  Unless otherwise stipulated by the City Council in 
the development agreement, the city will not issue building permits for new subdivisions 
until such time as the developer has completed all the final plat conditions of approval. 

   (B)   Model homes.  The City may grant building permits for model homes in a subdivision 
as provided in the development agreement. 

§ 153.035 VARIANCES/EXCEPTIONS. 

   The City Council may approve variances or exceptions from the minimum standards of this 
chapter (not procedural provisions) when, in its opinion, exceptional practical difficulties 
may result from strict compliance and the variance will not interfere with the purpose and 
intent of this chapter or when the variance is granted pursuant to an approved Planned Unit 
Development pursuant to § 154.008 (C).  

   (A)   Variance or exception criteria. In approving any variance or exception, the City Council 
shall prescribe any conditions that it deems necessary or desirable to the public interest. In 
granting its approval, the City Council shall take into account the nature of the proposed use 
of land and the existing use of land in the vicinity, the number of persons who will reside or 
work in the proposed subdivision, and the probable effect of the proposed subdivision upon 
traffic conditions in the vicinity. Hardship relating to economic difficulties shall not be 
considered for the purpose of granting a variance.  The City shall only approve a variance 
when the City Council finds that each and every one of the following apply: 

      (1)   There are special circumstances or highly unique conditions affecting the property 
such that the strict application of the provisions of this chapter would deprive the applicant 
of the reasonable use of land; 

      (2)   The granting of the variance will not be detrimental to the public health, safety, and 
welfare or injurious to other property in the vicinity in which the development site is 
situated; 

      (3)   The granting of the variance will not increase the flood hazard or flood damage 
potential; 

      (4)   The practical difficulties result from conditions such as topography or water 
conditions unique to the property and not common to other properties in the city, or 
inadequate access to direct sunlight for solar energy systems; 

      (5)   The practical difficulties are not a result of an action or actions by the owner, 
applicant, or any agent thereof;  
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      (5)   Economic considerations alone cannot create practical difficulties; and 

      (6)   The granting of the variance will not allow a use not otherwise permitted in the 
Zoning Code. 

   (B)   Procedure. The procedures for processing variance applications shall comply with § 
154.004 (E) (Variances) as may be amended. 

 

§ 153.037 ADMINISTRATIVE SUBDIVISIONS.  

 Purpose:  

The administrative subdivision is a city staff review and approval process in which 
there are limited requirements for an applicant to: 

1. Divide an existing property into two or three lots; or 

2.  Combine multiple lots into 1 parcel: or  

3. Adjust a common lot line affecting existing parcels.  

     Parcels resulting from any of the above-mentioned subdivisions must be consistent 
with all Zoning Code requirements and other applicable regulations.  The City requires 
the lot division and/or the lot consolidation to be completed before the City will issue 
a building permit.  In areas that are not well defined, or where lots are irregular in 
shape and/or are included in more than 1 plat, the City may require the lot division or 
lot consolidation occur through the major subdivision platting requirements of this 
chapter. 

(A) The City will consider an application for an administrative subdivision of property 
subject to the following conditions: 

1. The proposed administrative subdivision must be for a parcel of land that fronts on 
an existing public street that does not: 

A. Require any new street or right-of-way; 

B. Require the creation of any public improvements with the exception of sidewalks 
or trails; 

C. Adversely affects the remainder of the parcel or adjoining property;  

D. Conflict with any provisions of the Comprehensive Plan, Zoning Code, official 
map, or any other city regulations, including this chapter; and 

E. Cause any parcel or any structure on any parcel to be in violation of this chapter, 
the Zoning Regulations, or the Building Code. 
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(B)   An administrative subdivision shall not result in the creation of more than three lots.  

   (C)   Lot consolidation. Two or more parcels, whether recorded platted lots or not, must be 
consolidated into 1 parcel. 

   (D)   Lot line adjustment. A lot line may be adjusted by relocating a common boundary. 

   (E)   Rezoning. If the subdivision, lot line adjustment or combination would cause 1 of the 
parcels to have 2 different zoning classifications, the applicant must request the City rezone 
the property to achieve a consistent zoning classification for the newly created parcel. 

   (F)   Easements.  The owner must request, and the City must approve the vacation of any 
easements that become unnecessary because of the combination of parcels. In addition, the 
City may require the applicant or property owner to dedicate new easements where 
appropriate. 

§ 153.038 FILING AND REVIEW OF APPLICATION. 

   (A)   Before any contract is made for the sale of any part thereof, and before the city grants 
any permit for site grading or for the erection of a structure on such proposed property, the 
owner or authorized agent shall file an application with the city and secure approval of an 
administrative subdivision, lot consolidation or lot line adjustment. 

   (B)   The Zoning Administrator or appointee shall review the application and required 
information to determine conformance with the Comprehensive Plan, Zoning Code, official 
map, and this chapter.  The Zoning Administrator shall give final approval of an 
administrative subdivision, lot consolation or lot line adjustment.  In reviewing the 
application, the Zoning Administrator may request comments from its consultants and may 
refer the matter to the Planning Commission, if necessary. Unless a request for additional 
review time is requested by the Zoning Administrator, the City shall act on the application 
within 60 days. 

   (C)   The Planning Commission shall serve as the Board of Adjustment and Appeals if the 
application for an administrative subdivision, lot combination or lot line adjustment is 
denied by the Zoning Administrator. 

§ 153.039.  REQUIRED APPLICATION INFORMATION. 

(A) Application Materials. 

(1)   An applicant shall submit the following information along with a city land use 
application for an administrative subdivision: A current certificate of survey prepared 
by a registered land surveyor that includes: 

         (a)   Scale not more than 1-inch equals 100 feet; 

         (b) North point indication; 

         (c)   Original and proposed lot boundaries; 
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         (d)   Existing and proposed parcel legal descriptions; 

         (e)   The location of existing structures on the site; 

         (f)   Existing and proposed driveway locations; 

         (g)   Existing and proposed easement locations; 

         (h)   Environmental constraints of the site; 

         (i)   Existing parks, streets and utility easements including the location, right-of-way 
widths and names of all existing or previously platted streets or other public or private 
ways, and railroad and utility rights-of-way; 

         (j)   Delineated wetlands and waterbodies, drainage flows and drainage 
improvements; 

         (k)   Individual sewer treatment systems and/or well locations; and 

          (l) Existing and proposed utilities. 

      (2)   A soil test report showing structural bearing capacity at the soils if necessary to 
evaluate the proposed development. 

      (3)   A title search showing the ownership of the property and any existing deed 
restrictions, and the names and addresses of any persons having recorded or known 
interests in the property as well as their consent to the proposed subdivision. 

(4) Proposed name of the subdivision. Names shall not duplicate or too closely resemble 
names of existing or known proposed subdivisions within Ramsey County. 

         (5)   Additional information if deemed necessary and required by the city. 

         (6) Statement of proposed use of the property including the type of buildings or proposed 
dwelling units or type of business, to allow evaluation of the effect of the subdivision on 
traffic, fire service, and other public services. 

      (7)   The application must be signed by all parties with a recorded or known interest in 
the affected property or properties. 

      (8)   For good cause shown, the Zoning Administrator may waive certain application 
requirements as not being pertinent to the proposed subdivision, lot consolidation or lot line 
adjustment. 

(B) Staking. The existing and proposed lot corners shall be staked at the site in a manner so 
they are visible from the street for review by the city and shall be maintained 
throughout the application process. 

(C) The Zoning Administrator may approve or cause to be modified plans for an 
administrative subdivision.  The Zoning Administrator must first determine, however, 
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that the plans meet all city ordinances and policies, and that the proposal would not 
have an adverse impact on the subject property or surrounding properties. If the Zoning 
Administrator makes a negative determination or the applicant wishes to appeal the 
decision, the case shall be sent to the Planning Commission for a recommendation and 
to the City Council for action.  

(D) The city may require an applicant to submit a letter of credit as a condition of approval 
of an administrative subdivision to guarantee the proper repair and patching of streets 
after the installation of utilities in the streets or rights-of-way.  

(E) The city shall not approve more than three new lots from a parcel or tract in any single 
calendar year.  

(F) Prior to certification by the city of the approval of the administrative subdivision , the 
applicant shall supply the deed(s) granting to the city any easements and/or right-of-
way required by the city. 

(G) The applicant shall pay the City the required park dedication fee prior to recording the 
appropriate documents. 

§ 153.040  RECORDING; PROCEDURE AND TIME FRAME. 

   (A)   Deadline. The applicant shall record the appropriate documents in the Office of the 
County Recorder within 180 days after the date of City approval. If not recorded within the 
180-day period, the City shall consider the approval void. 

   (B)   Copy to city. The applicant shall, immediately upon receipt of the recorded document 
from the County Recorder, furnish the City Clerk with a copy of the document(s) showing 
evidence of the recording. 

   (C)   Building permit.   The City shall not issue any grading permits or building permits for 
site work for the construction of any structure on any lot in the subdivision until the city has 
received evidence of the document(s) being recorded by the County Recorder and all 
conditions of approval have been met. 

 

PRELIMINARY PLAT 

153.070 PURPOSE. 

(A)   An application for a preliminary plat shall be filed with the city. The preliminary plat is a 
plan of how property will be subdivided and developed. The preliminary plat stage is when 
the developer furnishes all information pertinent to the proposed development for review 
by city staff, consultants, city advisory committees, the City Council, any other applicable 
agencies, and the public. The information provides a basis for approval or denial of the 
application. The information submitted in the application shall address both existing 
conditions and changes that will occur during and after development. 
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   (B)   Additional information or modifications may be required by consultants, city staff, city 
advisory committees, or the City Council.   The city also may request additional information 
during the review process. In certain cases, some information required by these standards 
may not be appropriate or may need to be modified in order to provide an adequate basis for 
making a decision. 

153.071 FILING AND REVIEW OF PRELIMINARY PLAT APPLICATION. 

   (A)   Pre-application meeting. Prior to submitting a preliminary plat application, the 
property owner/applicant shall meet with city staff to discuss the preliminary plat 
application process. Through this meeting, the city staff may summarize the city's 
preliminary plan review comments and offer suggestions pertaining to additional 
information or design changes that may assist in expediting the preliminary plat review. 

   (B)   Neighborhood meeting. On large subdivisions or developments with uses significantly 
different from adjacent properties, the city recommends the property owner/ applicant hold 
a neighborhood meeting for informal comment and feedback prior to submitting a 
preliminary plat application. The developer is responsible for organizing and conducting the 
meeting. The developer shall give the city notice of the time, place, and location of the 
meeting if held. 

   (C)   Environmental review. The developer shall determine if the proposed plat meets or 
exceeds the mandatory threshold for an Environmental Assessment Worksheet (EAW) or 
Environmental Impact Statement (EIS) pursuant to Minnesota Rules, and if necessary, the 
developer shall immediately complete those requirements.   The City will not deem a 
subdivision application complete until the environmental review process is completed. 

   (D)   DNR review. Preliminary plats located within a Shoreland District or Floodplain 
District shall be subject to review by the Minnesota Department of Natural Resources. 

   (E)   Transportation and Highway Department review. A preliminary plat abutting any 
existing arterial or trunk highway, county road or highway or county state-aid highway 
rights-of-way shall be subject to review of the Minnesota Department of Transportation 
and/or the County Highway Department. Written notice and a copy of the proposed 
preliminary plat shall be filed with the Minnesota Department of Transportation and/or the 
County Highway Department for review and comment. 

   (F)   Watershed review. Preliminary plats located within a Watershed District shall be 
subject to review and comment of the Watershed District. 

   (G)   Parks and Recreation Commission meeting. The developer shall attend a Parks and 
Recreation Commission meeting to review the draft preliminary plat and make available 
comments from city staff. The Parks and Recreation Commission shall decide as to the park 
needs and/or location. This determination shall be forwarded to the Planning Commission 
and City Council for review and consideration. 
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   (H)   Advisory committees. The draft preliminary plat also may be reviewed by additional 
city advisory committees. The city advisory committee’s recommendations will be 
forwarded to the Planning Commission and City Council for their consideration at a public 
hearing and public meetings. 

   (I)   Application and placement on the Planning Commission agenda.  

      (1)   The city must receive a preliminary plat application form, 5 copies of the preliminary 
plat, 2 copies of the required accompanying information and electronic versions of all 
application materials. 

      (2)   Upon receipt, the matter will be placed on the next Planning Commission meeting 
agenda which is at least 30 days after the date the application was received. The Community 
Development Department shall submit copies of the preliminary plat and required 
accompanying information to other staff, committees, consultants, or agencies, as 
appropriate, who may make written comments to the Planning Commission. If substantial 
changes are required to the preliminary plat, it may be advisable for an applicant to submit a 
revised preliminary plat to city staff prior to submitting the application to the Planning 
Commission. 

   (J)   Incomplete application. The city shall have the authority to request additional 
information when considering a subdivision application.  The Planning Commission will not 
consider a subdivision application if the city deems it incomplete. The city staff will notify an 
applicant of the missing information within 15 days of application submittal. If the requested 
information is not received within 60 days of notification, the application will be considered 
null and void and will be returned. 

   (K)   Planning Commission meeting. The preliminary plat shall be submitted to the 
Planning Commission for its review and recommendation. The Planning Commission shall 
review and comment on the project's acceptability in relation to the Comprehensive Plan, 
Zoning Code, official map, and this chapter.  The Planning Commission may make a 
recommendation about the proposed plat at that time, or they may table the matter to allow 
further time for review and consideration. 

      (1)   Report. The Community Development Department shall prepare a report of the 
findings and recommendations for the Planning Commission. The report may include 
specific conditions of approval or findings related to denial of the plat. 

      (2)   Public hearing. The Planning Commission shall hold a public hearing on the proposed 
preliminary plat. Notice of the public hearing shall be published in the official newspaper 
designated by the City Council at least 10 days prior to the hearing. The city shall mail 
written notification of the public hearing on the proposed preliminary plat to property 
owners located within 350 feet of the subject site at least 10 days prior to the hearing. The 
failure to give mailed notice to individual property owners or defects in the notice shall not 
invalidate the proceedings, provided a bona fide attempt to comply has been made. 
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      (3)   Recommendation. The Planning Commission shall take public testimony at the public 
hearing and evaluate the requested preliminary plat against the premature subdivision 
criteria of § 153.030, applicable city standards, the Zoning Code, the Comprehensive Plan 
and other city requirements. The Planning Commission shall make findings and offer a 
recommendation for either preliminary plat approval, modification or denial. The Planning 
Commission may offer a recommendation of approval with conditions necessary to satisfy 
city regulations. 

   (L)   City Council meeting. The Planning Commission's recommendation shall be conveyed 
to the City Council. The City Council shall review and comment on the project's acceptability 
in relation to the Comprehensive Plan, Zoning Code, official map, and this chapter.  The City 
Council may act on the proposed preliminary plat at that time, or they may table the matter 
to allow further time for revisions, review and consideration. 

      (1)   City Council action. The City Council shall act on the application within 120 days 
following delivery of a complete application in accordance with the regulations of this 
chapter, unless an extension is agreed to in writing by the applicant. The City Council may 
act on the preliminary plat if it does not receive a recommendation from the Planning 
Commission within 60 days of receipt of a complete application. In approving the 
preliminary plat, the City Council may impose conditions it considers necessary to protect 
the public health, safety, and general welfare. 

      (2)   City Council findings. The City Council shall action on the application that shall 
include findings of fact and shall be entered into the proceedings of the City Council and 
transmitted to the applicant in writing. 

   (M)   Generally. Upon recommendation of the city staff and submittal of an executed 
interim development agreement, including all required subdivision fees and financial 
securities, the city may, at its discretion, authorize site grading and land alteration work as a 
condition of pre-plat approval and allowable activity prior to final plat approval. 

153.072 INFORMATION REQUIRED FOR A PRELIMINARY PLAT. 

(A)   Number of copies required at the time of application. The developer shall submit 5 large 
scale copies, 1 reduced scale (11" x 17") copy of the preliminary plat, all required 
accompanying information in electronic form to the city. 

   (B)   Contents of the preliminary plat and required accompanying information. The 
developer shall submit a preliminary plat and required accompanying information that shall 
include, but not be limited to, all the information outlined below: 

      (1)   Preliminary plat. The preliminary plat shall include the following: 

         (a)   A north arrow and scale not greater than 1-inch equals 100 feet shall be shown on 
all maps/drawings; 
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         (b)   The proposed name of the plat, which name shall not duplicate or be substantially 
similar to a plat previously recorded in the county; 

         (c)   Date of application, name, address, phone number, and applicable license or 
registration number of the owner, developer, agent, applicant, engineer, surveyor, planner, 
attorney, or other principal involved in the development of the plat; 

         (d)   Proof of ownership or legal interest in the property in order to make application; 

         (e)   Existing comprehensive plan land use and zoning designation within and abutting 
the proposed plat; 

         (f)   Any zoning changes needed, or reference to any zoning or similar land use actions 
that are pertinent to the proposed development; 

         (g)   Total acreage of the land to be subdivided and total upland area (land above the 
ordinary high-water mark of existing wetlands, lakes and rivers); 

         (h)   Boundary line survey and legal description; 

         (i)   Existing covenants, liens, or encumbrances; 

         (j)   Proposed lot lines, dimensions, the gross acreage, and the acreage net of any 
wetlands, floodplains, surface waters, and other encumbered areas of all lots. When lots are 
located on a curve in a road or cul-de-sac, the lot width at the building setback line shall be 
shown. Lot areas shall consist of buildable land as defined by the Zoning Code and lots that 
contain water bodies, power line or pipeline easements shall show the lot area outside of the 
water body/easement; 

         (k)   Proposed lot and block numbers; 

         (l)   Building pad and minimum building setbacks shown on each lot indicating 
dimensions of the setbacks; 

         (m)   Layout of streets, showing right-of-way widths, centerline street grades and 
approximate radii of all curbs, proposed contours within the entire plat, and proposed street 
names for consideration and acceptance by the city. Access, right-of-way widths, driveways, 
and street classifications shall be consistent with the Comprehensive Plan; 

         (n)   Parks, trails, sidewalks or other areas intended for public use or common 
ownership; 

         (o)   Minimum lot areas, lot widths, and setback dimensions shall be shown and the 
minimum lot areas, lot widths, and setback areas shall conform with the proposed zoning for 
the site, unless the subdivision is a planned unit development (PUD); 

         (p)   Topography map showing existing topographic contours at 2-foot intervals; 
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         (q)   All delineated wetlands, flood plain areas, the ordinary high-water level (OWHL) of 
Department of Natural Resources (DNR) protected waters, and any encroachments; 

         (r)   Wetland replacement plan shall be provided (if applicable); 

         (s)   Tree inventory and preservation plan; 

         (t)   Utility easements, drainage easements, wetland easements, wetland buffers, and 
shoreland setback requirements, if applicable; 

         (u)   Preliminary landscape plans; and 

         (v)   Any additional information requested by the Community Development 
Department. 

      (2)   Certificate of survey. A certificate of survey prepared by a licensed land surveyor 
must be submitted which identifies the following: 

         (a)   Scale not more than one-inch equals 100 feet; 

         (b)   North point indication; 

         (c)   Existing parcel boundaries to be platted with dimensions and area; 

         (d)   Existing legal description; 

         (e)   Easements of record; 

         (f)   Delineated wetland boundary, also including the Ordinary High Water Level 
(OHWL) of any lakes, rivers, or Department of Natural Resources (DNR) waters; 

         (g)   All encroachments; 

         (h)   Existing buildings, structures, and improvements within the subject property and 
those 100 feet outside the boundaries of the subject property; and 

         (i)   Location, widths, and names of all existing public streets, alley and trail rights-of-
way or railroad rights-of-way showing type, width, and condition of the improvements, if 
any, that pass through and/or are within 100 feet of the subject property. 

      (3)   Preliminary grading, drainage (storm water) and erosion control plan. The developer 
shall submit a preliminary grading, drainage and erosion control plan utilizing a copy of the 
current certificate of survey as a base for the site in question, prepared and signed by a 
licensed engineer. The grading plan shall be designed to avoid premature disruption of land 
and long-term storage of excess materials. The grading plan shall depict the following 
information: 

         (a)   A north arrow and scale not greater than one-inch equals 100 feet shall be shown 
on all maps and drawings; 
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         (b)   Location of natural features including, but not limited to, tree lines, delineated 
wetlands, water courses, ponds, lakes, streams, floodplain, drainage channels, ordinary high 
water level (OHWL) and 100-year storm elevations, bluffs, steep slopes, and the like. If 
wetlands are proposed to be impacted, a mitigation plan also shall be submitted; 

         (c)   Existing contours at 2-foot intervals shown as dashed lines for the subject property 
and extending 100 feet beyond the outside boundary of the proposed plat; 

         (d)   Proposed grade elevations at 2-foot intervals shown as solid lines; 

         (e)   Proposed plan for surface water management, ponding, drainage and flood control, 
including the normal water level and high water level of all ponds and watercourses; 

         (f)   Provision for groundwater management including sub-surface drains, disposals, 
ponding, and flood controls; 

         (g)   Location of all existing storm sewer facilities including pipes, manholes, catch 
basins, ponds, swales, and drainage channels within 100 feet of the subject property. 
Existing pipe sizes, grades, rim and invert elevations, and normal and high water elevations 
must be included; 

         (h)   If the subject property is within or adjacent to a 100-year floodplain, flood 
elevation and locations must be shown; 

         (i)   Spot elevations at drainage break points and directional arrows indicating site, 
swale, and drainage on lots and streets; 

         (j)   Lot and block numbers, building style, building pad location and elevations at the 
lowest floor and garage slab for each lot; 

         (k)   Locations, sizes, grades, rim and invert elevations of all proposed storm water 
facilities, including ponds, proposed to serve the subject property; 

         (1)   Phasing of grading; 

         (m)   Location and purpose of all oversize, non-typical easements; 

         (n) The soil erosion and sediment control measures to be incorporated during and after 
construction. Locations and standard detail plates for each measure shall be in accordance 
with city standards and included on the plan; 

         (o)   Soil tests for areas where streets and building pads are proposed and other soil 
information as requested by the City Engineer; 

         (p)   All re-vegetation measures proposed for the subject property must be included on 
the plan, including seed and mulch types and application rates; 
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         (q)   Drainage plan, including the configuration of drainage areas and calculations for 2-
year, 10-year, and 100-year 24-hour storm events. A 500-year event may also be required by 
the City Engineer; 

         (r)   Layout of proposed streets showing centerline gradients, section widths, and 
typical cross sections; and 

         (s)   Date of plan preparation and dates of all revisions. 

      (4)   Preliminary utility plan. The developer shall submit a preliminary utility plan 
utilizing a copy of the current certificate of survey as a base of the site in question, prepared 
by a licensed engineer, depicting the following information: 

         (a)   Scale not larger than one-inch equals 100 feet; 

         (b)   Location, dimensions, and purpose of all easements; 

         (c)   Location and size of existing sanitary sewers, water mains, culverts, or other 
underground facilities within the subject property and within 100 feet beyond the outside 
boundary of the proposed plat.  Data such as grades, invert elevations, and location of catch 
basins, manholes, and hydrants also shall be shown; 

         (d)   Location and size of proposed sanitary sewers, water mains, culverts and other 
stormwater facilities, or other underground municipal facilities within the subject project; 

         (e)   All other utilities shall be located and designed in accordance with the 
requirements of the city engineering standards; and 

         (f)   Date of plan preparation and dates of all plan revisions. 

      (5) Miscellaneous information. The developer or applicant shall submit the following plans 
and information to the city, if applicable: 

         (a)   An evaluation by the applicant that the subdivision would not be determined to be 
premature pursuant to the criteria outlined by the comprehensive plan and in this chapter. 

         (b)   All preliminary plats that will not be subsequently final platted or improved in their 
entirety shall include a phasing plan with the following information submitted with the 
preliminary plat: 

            1.   The sequence of development and approximate areas, approximate number of lots 
or units in each phase, total area and buildable area per phase. The applicant shall provide 
the City with information regarding the number of dwelling units, proposed improvements, 
and common facilities for each proposed phase; 

            2.   Any trail, sidewalks, and parks within the approved phase of the preliminary plat 
shall be constructed along with streets and utilities and shall be clearly marked on a site map 
which will be an attachment to all sales agreements for individual lots; 
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            3.   A site grading plan that is coordinated with the phasing plan to avoid premature 
disruption of land or long-term storage of excess materials; 

            4.   A development agreement that includes a financial security to ensure completion 
of common facilities, trails, and landscaping shall be provided. A master subdivision 
development agreement that governs subsequent phases also shall be required; and 

            5.   Unless otherwise clearly noted on the phasing plans or stated in the development 
agreement, all improvements shown within each phase shall be constructed and completed 
with that particular phase. 

         (c)   Documents outlining the content of proposed conservation easements, restrictive 
covenants, deed restrictions, and establishment of homeowners’ associations for review. 
Where the plat is intended to include common open spaces, these documents shall address 
ownership and long-term maintenance of these open space areas. 

         (d)   Information or easements showing how public utilities, drainage, and streets can 
be extended to serve adjacent property. 

         (e)   Landscape and screening plans showing landscape plantings for yards and 
subdivision entrances, and specifying plant locations, varieties, and sizes. 

         (f)   Plans showing the elevations of signs and the location, ownership, and maintenance 
responsibilities of the signs. 

         (g)   Examples of building products showing illustrations of building footprints, floor 
plans, building elevations, and exterior building materials. 

         (h)   Street lighting plans showing proposed location and type of fixture. 

   (C)   Staking. At a minimum, street centerline, parks and trails identified to be staked by the 
developer during the preliminary plat process shall be staked in the field at least 15 days 
prior to the Planning Commission preliminary plat public hearing to allow city staff, board 
and commission members and the City Council to view the subject site. 

153.073. RESERVED. 

153.074 APPROVAL OR DENIAL OF PRELIMINARY PLAT. 

(A)   City Council action. The City Council shall act on the preliminary plat by motion and 
adoption of a written resolution. The motion shall include findings of fact supporting the 
approval or denial and shall be entered into the written record of the proceedings of the City 
Council. 

   (B)   Premature subdivisions.  The City Council shall deny any plat of a proposed 
subdivision deemed premature for development. 

(C)   Denial of preliminary plat. The City Council may deny the subdivision if it makes any 1 
or more of the following findings: 
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      (1)   The proposed subdivision conflicts with adopted applicable general or specific 
provisions of the Comprehensive Plan, Zoning Code, Surface Water Management Plan, 
Engineering Standards, official map of the city, or this chapter; 

      (2)   The physical characteristics of the site, including but not limited to topography, 
vegetation, percolation rate, soil conditions, susceptibility to erosion and siltation, 
susceptibility to flooding, water storage, impacts to wetlands, drainage and retention, are 
such that the site is not suitable for the type of development, design, or use contemplated; 

      (3)   The site is not physically suitable for the proposed density; 

      (4)   The design of the subdivision or the proposed improvements are likely to cause 
substantial environmental damage; 

      (5)   The design of the subdivision or the type of improvements are likely to cause serious 
public health problems; 

      (6)   The design of the subdivision or the type of improvements will conflict with 
easements of record or with easements established by judgment of a court; 

      (7)   The proposed subdivision, its site, or its design, adversely affects the flood-carrying 
capacity of the floodway, increases flood stages and velocities, or increases flood hazards 
within the flood way fringe or within other areas of the city; 

      (8)   The applicant has failed to provide all documents required by the city in order to 
adequately evaluate the application. 

 

FINAL PLAT 

153.080 PURPOSE. 

After the City Council has approved a preliminary plat, the applicant or developer shall 
submit the proposed final plat to the City for review as set forth in this subchapter. The final 
plat shall conform to all Minnesota platting regulations and shall incorporate all changes, 
modifications, and revisions required by the city.  Otherwise, the proposed final plat shall 
strictly conform to the approved preliminary plat. 

153.081 TIMING OF FINAL PLAT APPLICATION. 

(A)   Final plat approval within 1 year after City Council approval of the preliminary plat. The 
applicant or developer shall submit a complete application for final plat approval to the city 
no later than 1 year after the date of approval of the preliminary plat, or a time as provided 
in the development agreement. If the final plat application is submitted more than 1 year 
after the date of approval of the preliminary plat or after the time allowed in the 
development agreement, the preliminary plat approval shall be considered void, unless the 
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applicant or developer submits a request for a time an extension to the city in writing and 
the City Council grants the time request for good cause. 

   (B)   Final plat approval for subsequent phases. The applicant or developer shall submit 
complete final plat applications for subsequent phases, as described by the approved 
phasing plan, within 1 year of City approval of the final plat for the previous phase, or as 
provided in the development agreement.   The applicant or developer may request in writing 
a time extension for filing the final plat application for City Council consideration for 
approval. 

 

153.082 FILING AND REVIEW OF FINAL PLAT APPLICATION. 

   (A)   Placement on the City Council agenda.  

      (1)   The city must receive a final plat application form, electronic copies of the final plat, 
the required application fee and required information and plans. 

      (2)   Upon receipt of a complete application, the matter will be placed on the next City 
Council meeting agenda which is at least 30 days after the date the complete application was 
received. The Zoning Administrator shall submit copies of the final plat and required 
accompanying information to other staff, committees, consultants, or agencies as 
appropriate who may make written comments about the proposal to the City Council. 

   (B)   City Council meeting. The final plat, together with the city staff recommendations, 
shall be submitted to the City Council for consideration. The City Council shall review and 
comment on the final plat to ensure it conforms to the approved preliminary plat and 
incorporates any changes, modifications, and revisions required by the City Council as part 
of the preliminary plat approval. A recommendation may be made at that time, or the City 
Council may table the matter to allow further time for review and consideration.  If accepted, 
the final plat shall be conditionally approved by motion and in a written resolution. The 
approval shall provide for the acceptance of all agreements for basic improvements, public 
dedication, and other requirements as indicated by the City Council. If disapproved, the 
grounds for any refusal to approve a final plat shall be set forth in the written record of the 
proceedings of the City Council and reported to the applicant in writing. The City Council 
shall act on the final plat within 60 days of receipt of the completed final plat application. 

   (C)   Development agreement. The applicant shall execute a development agreement with 
the city that controls the installation of all required improvements and approval conditions 
to comply with approved engineering standards and applicable regulations.  The City Council 
shall approve the development agreement as a condition of final plat approval and the 
approved agreement shall be recorded with the final plat.  (Also see Section 153.086 (below) 
about Development Agreements). 
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   (D)   Special assessments. 

      (1)   When any existing special assessments that have been levied against the property 
described are to be divided and allocated to the respective lots in the proposed plat, the City 
Clerk shall: 

         (a)   Estimate the administrative cost of preparing a revised assessment roll; 

         (b)   File the same with the County Auditor; and 

         (c)   Make such division and allocation. 

      (2)   Upon approval by the City Council of all costs associated with the development and 
filing of the assessment roll, the same shall be paid to the city before final plat approval, or as 
provided in the development agreement. 

   (E)   Title review. The City Attorney shall review and approve the status of title and 
ownership of the property. The developer shall provide an abstract of title, a registered 
property abstract or a title insurance commitment or policy dated within 30 days of the 
execution of the final plat as evidence of ownership. 

   (F)   Street addresses. The developer shall consult with the city regarding the assignment of 
addresses. Addresses shall conform to the uniform street naming and property numbering 
system for Ramsey County unless otherwise approved by the city. With submission of the 
final plat, 1 11 x 17 copy of the plat map showing all addresses correctly labeled shall be 
supplied to the city for subsequent distribution to the utility companies, post office, Fire 
Department, and local school district. 

   (G)   Recording the final plat. If the City Council approves the final plat, the developer shall 
record the final plat and, if required, the Development Agreement, in the Office of the County 
Recorder within 180 days after the date of City approval. If the developer does not record 
the final plat or Development Agreement within 180 days after the date of City Council 
approval, the approval of the final plat shall be considered void unless the developer 
requests the city approve an extension, in writing, and receives approval from the City 
Council. The developer shall, immediately upon receipt of the recorded documents from the 
County Recorder, furnish the Zoning Administrator with a print of the final plat showing 
evidence of the recording.  The City shall not issue any building permits or approvals for 
improvements, except those specifically permitted by the development agreement, for 
construction of any structure on any lot or other land alteration or construction activities in 
said plat until the city has received evidence of the plat and Development Agreement being 
recorded by the County Recorder. 

153.083 INFORMATION REQUIRED FOR FINAL PLAT; FINAL PLANS. 

(A)   Final plan development. The applicant or developer shall submit 1 digital and 1 printed 
copy of the following documents to the city: a preliminary plat, a preliminary utility plan, and 
a preliminary grading and drainage plan. Utilizing submitted plans as a base of the site in 
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question, the City Engineer or a licensed engineer, if authorized by the City Manager, shall 
develop final plans and project documents for the public infrastructure. The developer is 
responsible for the cost of final plan and project document preparation. 

   (B)   Contents of the final plat and required information and plans. 

      (1)   Preparation. Final plat preparation, prepared for recording purposes, shall be 
prepared in accordance with the provisions of Minnesota Statutes and county regulations, 
and such final plat or accompanying submittals shall contain the following information: 

         (a)   A large-scale copy and an 11" x 17" copy of the approved preliminary plat and 
supporting documents in electronic format illustrating all changes and conditions that were 
required as part of preliminary plat approval. This revised preliminary plat will provide the 
historical record of the subdivision approval by which subsequent final plats shall be 
considered. 

         (b)   The name of the proposed subdivision, which name shall not duplicate or be 
substantially similar to a plat previously recorded in Ramsey County. The name of the plat 
shall be subject to City Council approval. The first phase of development shall be called the 
"first addition", subsequent phases shall be consecutively numbered. 

         (c)   Location by section, township, range, county, and state as well as descriptive 
boundaries of the subdivision based upon an accurate traverse, giving angular and linear 
dimensions. 

         (d)   A north arrow and scale not greater than 1-inch equals 100 feet shall be shown on 
all maps/drawings. 

         (e)   The location of monuments shall be shown in reference to existing official 
monuments on the nearest established street lines, including true angles and distances to 
such reference points and monuments. 

         (f)   The location of all lots, outlots, streets, public highways, alleys, parks, and other 
features, with accurate dimensions in feet and decimals of feet, with the length of radii 
and/or arcs of all curves, and with all other information necessary to reproduce the plat on 
the ground. Dimensions shall be shown from all angle points of curve to lot line. 

         (g)   Lots shall be numbered clearly. Blocks are to be numbered, with numbers shown 
clearly in the center of the block. 

         (h)   The exact location, widths, and names of all streets to be dedicated. 

         (i)   The location and width of all easements to be dedicated. 

         (j)   The name, address, and phone number of the surveyor making the plat. 

         (k)   Land dedicated as public park shall be labeled as outlot(s) on the final plat and the 
deed for the outlot(s) shall be given to the city with the final plat. 
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         (l)   Documents and information necessary to fulfill the conditions of approval of the 
preliminary plat. 

         (m)   A current abstract of title or a registered property certificate, at the option of the 
City Attorney. 

         (n)   A commitment for title insurance (not more than 30 days old) from a title 
insurance carrier authorized to conduct business in Minnesota. 

         (o)   Any title declaration, conservation easements, deed restrictions, restrictive 
covenants, homeowner's association documents, or common interest community 
documents. 

         (p)   Statement dedicating all streets, alleys, other public right-of-way, and other public 
areas not previously dedicated, as follows: streets, alleys, and other public areas shown on 
this plat not heretofore dedicated to public use are hereby so dedicated. 

         (q)   Statement dedicating all easements as follows: easements for installation and 
maintenance of utilities and drainage facilities are reserved over, under, and along the 
designated areas marked "drainage and utility easements." 

         (r)   Final grading and construction plans shall be prepared and submitted in 
accordance with city standards. 

         (s)  Copies of permits from the Department of Natural Resources (DNR), Corp of 
Engineers, Minnesota Pollution Control Agency (MPCA), Minnesota Department of Health 
(MDH), and other agencies as may be applicable. The applicant or developer shall obtain all 
necessary permits prior to city approval of the final plat. 

         (t)   Radii, internal angles, points and curvatures, and lengths of all areas. 

         (u)   Accurate location of all monuments. Pipes or steel rods shall be placed at the 
corners of each lot and at the edge of wetlands. 

         (v)   Accurate outlines, legal descriptions of any areas to be dedicated or reserved for 
public use, or for the exclusive use of property owners within the subdivision with the 
purposes indicated therein. 

         (w)   Certification by a registered land surveyor, to the effect that the plat represents a 
survey made by the surveyor and that monuments and markers shown thereof exist as 
located and that all dimensional geodetic details are correct. 

         (x)   Notarized certification by owner, and by any mortgage holder of record, of the 
adoption of the plat, and the dedication of streets and other public areas. 

      (2)   Certificates required. 

         (a)   Certification by a registered land surveyor in the form required by M.S. § 505.03, as 
may be amended. 
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         (b)   The execution of all owners of any interest in the land and holders of a mortgage 
thereon of the certificates required by M.S. § 505.03, as may be amended, and which 
certificate shall include a dedication of the utility easements and other public areas in such 
form as approved by the City Council. 

         (c)   Space for certificates of approval and review to be filled in and signed by the Mayor 
and the City Clerk.  The form of the certificates shall be approved by the city.  A copy of the 
approved format shall be available at city hall. 

   (C)   Monuments. The outside boundary of the subject property is to be clearly marked with 
survey monuments. 

   (D) Development Agreement.  A copy of the City-approved Development Agreement. 

 

153.084 APPROVAL OR DENIAL OF FINAL PLAT. 

(A)   Council action. The City Council shall act on the final plat by written resolution. The 
resolution shall include findings of fact supporting the approval or denial and shall be 
entered into the written record of the proceedings of the City Council.  

   (B)   The City may agree to review the preliminary plat and final plat simultaneously. 

   (C)   Development agreement. If the City Council moves to approve the final plat and the 
development agreement is not yet finalized, the approval shall be contingent upon the 
following: 

      (1)   A completed and fully executed development agreement including all required 
financial securities and time frame for final plat and final grading completion; and 

      (2)   All fees and charges related to the preliminary or final plat paid in full. 

   (D)   Required approval. The City Council shall certify final approval within 60 days of an 
applicant's request for final plat approval if the applicant has complied with: 

      (1)   All conditions and requirements of the Comprehensive Plan, Zoning Code, Surface 
Water Management Plan, engineering standards, official map, and this chapter; and 

      (2)   All conditions and requirements upon which the preliminary plat approval was 
expressly conditioned, either through performance or the execution of appropriate 
agreements assuring such performance. 

   (E)   Denial of plat. The City Council may deny the subdivision if it makes any 1 or more of 
the following findings: 

      (1)   The proposed subdivision is in conflict with adopted applicable general or specific 
provisions of the Comprehensive Plan, Zoning Code, Surface Water Management Plan, 
engineering standards, official map, or this chapter; 
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      (2)   The final plat does not meet or satisfy all the conditions or requirements upon which 
the City approved the preliminary plat, either through performance or the execution of 
appropriate agreements assuring such performance. 

      (3)   The design of the subdivision does not conform to minimum city standards; and 

      (4)   The applicant has failed to provide all documents required by the city in order to 
adequately evaluate the application. 

 

153.085 PUBLIC IMPROVEMENTS. 

(A)   Required public improvements. All improvements required by this chapter shall be 
constructed in accordance with city design standards and the plan requirements of this 
chapter. Where required, the following improvements shall be constructed at the expense of 
the developer: 

      (1)   Site grading, street grading and surfacing; 

      (2)   Erosion control and related appurtenances to meet local Watershed District 
permitting requirements; 

      (3)   Concrete curbs and gutters; 

      (4)   Pedestrian sidewalks or trails, if required; 

      (5)   Sanitary sewer facilities; 

      (6)   Water distribution facilities; 

      (7)   Storm water drainage facilities; 

      (8)   Street signs and pavement markings; 

      (9)   Streetlights; 

      (10)   Electric and Private utility services and utility relocation if required; 

      (11)   Permanent reference monuments and monument boxes; 

      (12)   Landscaping and screening; 

      (13)   Site restoration; 

      (14)   Fog seal and crack seal on public roads on a schedule determined by the city; 

      (15)   Other improvements specified by a City-approved PUD; and 

      (16)   Other public improvements as may be required by the City Council. 
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(B) Utilities.   

(1) Installation.  The applicant shall install sanitary sewer, water, and streets only in the 
area included in the final plat.  The City shall not allow any construction/installation of 
sanitary sewer, water facilities or streets until after the City Council approves final 
plat and the development agreement, the applicant or City has recorded the final plat, 
the development agreement and all other required documents the applicant or 
developer has posted all required financial securities with the city. 

(2) The subdivider shall make adequate provision for connection to the city water and 
sanitary sewer services and storm water management.  Subdivider shall provide the 
city with such information as may be necessary to determine the adequacy of the 
facilities proposed to be used for such purposes. The developer shall construct water 
lines, sanitary sewer lines or storm sewer lines, although connection to other lines 
outside the area may not be possible immediately where plans for the installation of 
such lines in the area have been prepared by the engineer or other competent person 
and construction of such a system or utility has already commenced or has been 
completed in other areas of the city. The City Council may require that such lines be 
constructed or reconstructed outside the area being platted or subdivided where 
necessary to properly serve the area being subdivided or platted.  Two or more 
owners, subdividers or platters may enter into contracts with the city for the 
improvement of several subdivisions, parcels or plats at the same time when such 
water, sanitary sewer or storm sewer lines would pass through and serve the several 
areas concerned and could reasonably be constructed in a single project. 

(3) The city shall make inspections during the installation of improvements to ensure 
conformity with the approved plans and specifications as contained in the 
subdivider’s contract and City standards and specifications. The subdivider shall be 
responsible for all costs incurred by the city for inspections and material testing to 
verify the improvements are in conformance with city standards and specifications. 
The subdivider shall notify the proper administrative officials when each phase of the 
improvement is ready for final inspection.  Upon acceptable completion of installation 
of the required improvements, the city shall issue a letter to the subdivider or his or 
her agent, and such letter shall be sufficient evidence for the release by the city of the 
portion of the surety bond, certified check or cash deposit as designated in the 
subdivider’s contract for the completed improvement in an amount at the discretion 
of the City. 

(4)  When the City Engineer, following the inspection of a subdivision, certifies to the City 
Council that all improvements have been constructed in accordance with city 
specification, the City Council may proceed to accept the facilities for which the 
applicant or developer has posted the bond.  For smaller projects, the City Manager or 
their designee, at their discretion, may prepare a letter on behalf of the City accepting 
the new improvements and facilities. 
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(5)  Commitment of utility service areas.  If the developer is unable to fulfill the schedule 
of the approved phasing plan, the City Council may consider allocating to a different 
development project the utility service area that was committed to the next phase of 
the plat.  The subject plat must then wait until the following year for final plat or utility 
service area approval for its next phase. 

   (C)   Payment for installation of public improvements. The developer shall furnish and 
install the required improvements at the sole expense of the developer. Further, if any 
improvement installed within the subdivision will be of substantial benefit to properties 
beyond the boundaries of the subdivision, provision may be made for causing a portion of 
the cost of the improvement to be assessed against the benefiting property. The developer 
will be required to pay for the portion of the whole cost of the improvement that will 
represent the benefit to the property within the subdivision. If other properties other than 
those owned by the developer are to be assessed, the city can elect to construct the required 
improvements and specially assess the developer and other benefited properties pursuant to 
M.S. Ch. 429. 

   (D)   Infrastructure design. Public infrastructure and utilities shall be designed by the City 
Engineer unless the City Manager approves the design of such public utilities and 
infrastructure by a qualified licensed engineer selected by the developer, in which case the 
developer shall use a licensed engineer or engineering firm that meets all the following 
requirements: 

The engineer or engineering firm shall: 

      (1)   Have at least one employee who is a registered professional civil engineer licensed to 
work in the State of Minnesota with a minimum of 10 years of experience in municipal 
infrastructure projects; 

      (2)   Employ on a full-time basis, or through the use of subconsultant(s), 1 Professional 
Civil Engineer registered in the State of Minnesota with a minimum of 5 years of experience 
in each of the following project categories: local roadway systems, sanitary sewer collection 
systems, water distribution systems, and storm sewer systems. One professional civil 
engineer may be used for all the listed project categories if qualified; and 

      (3)   Possess an errors and omission insurance policy with a minimum of $1,500,000 in 
liability coverage. 

In such cases the City Engineer shall approve the subdivision design, plans and specifications 
before the start of construction. 

   (E)   Survey by a registered surveyor. The surveyor must be registered to work in the state 
of Minnesota and have a minimum of five years of experience. The surveyor must possess an 
errors and omission insurance policy with a minimum of $100,000 in liability coverage. The 
registered surveyor is required for plat work, legal survey, and installation of monuments.  
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   (F)    The developer shall furnish and construct the improvements at their sole cost and in 
accordance with city specifications. When applicable, the development agreement shall 
contain language specifying preconstruction requirements, the content of materials and 
shop drawings that must be submitted for review and approval, contractor insurances, bond 
requirements for performance and payment, and contract requirements with contractors 
with regards to Special Provisions.  

  (G)   The developer also shall be responsible for obtaining all required permits from all 
other regulatory entities, including but not limited to the applicable watershed district, the 
Minnesota Pollution Control Agency, the Minnesota Department of Health and Metropolitan 
Council.  No developer is permitted to start work on any subdivision without the special 
approval of the City Council if the developer has previously defaulted on work. 

   (H)   Construction plan design process, required inspection. The preliminary survey and 
construction staking outside the right-of-way shall be conducted by the developer, who is 
responsible for all costs associated with the activities. Construction staking of public streets 
and public utilities shall be conducted by the developer, unless the City Engineer provides 
such services at the developer’s expense. The developer also is responsible for the cost of 
surveying and all inspections of all public improvements. 

      (1)   Construction plans for the required improvements conforming in all respects with 
the requirements of this chapter shall be prepared at the developer’s expense by the City 
Engineer or a qualified engineer if authorized by the City Manager.  The City Engineer must 
approve all public improvement construction plans, and the project engineer must provide 
the City Engineer with an estimate of the total costs of the required improvements for 
review and approval by the City as well. Upon approval of the plans by the City Engineer, the 
developer or the project engineer must furnish the City with an electronic copy of the 
approved plans. 

      (2)   All required improvements on the site that are to be installed under the provisions of 
this chapter must be inspected by the City Engineer or City representatives designated by 
the City Engineer during construction at the developer’s expense. Construction not inspected 
will not be accepted for public ownership. 

      (3)   Upon completion of the improvements and prior to public dedication, the developer 
is responsible for the cost of quality control and materials testing as required by the project 
including but not limited to, compaction testing, concrete testing, bituminous testing, 
sand/gravel testing, testing all developer-installed utilities, and related appurtenances 
material testing requirements. Prior to the public dedication of required improvements, the 
developer shall submit as-built plans of the public infrastructure to the City Engineer. The 
developer shall be responsible for the cost of the preparation of the as-built plans. The City 
Engineer shall perform final inspection of the public improvements and shall review and 
approve the as-built plans.  The developer or project engineer shall supply the city with 
electronic versions of the as-built plans in a form and format acceptable to the City Engineer. 
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   (I)   Dedication of public improvements.  Acceptance of the public improvements by the city 
is subject to the City Engineer’s acceptance of the approved plans and project improvements. 
Upon approval, the developer or project engineer must provide the city as-built drawings of 
the public improvements that are in compliance with city requirements. The developer must 
conduct a post-construction survey and submit record drawings and electronic files 
verifying all grading, utility installations with location by GPS coordinates and elevation 
information. 

   (J)   Trunk facilities. Where the city determines larger size water main, sanitary sewer, 
storm drain, or similar facilities are required to serve areas outside the subdivision, the city 
may require the developer to construct the larger facility as part of the improvements of the 
subdivision.   

   (K)   Alternate installation and incomplete improvements. The City Council may elect to 
install any or all of the required public improvements pursuant to the development 
agreement with the developer.  The City Council also may elect to commence assessment 
proceedings, utilize funds of the financial guaranty, or otherwise move to finance and install 
improvements when the improvements are required in order to provide greater assurance 
of public health, ensure reliability of water supply, provide for economy of installation, 
provide more effective firefighting through the installation of watermains, hydrants, or 
otherwise protect the public health, safety, convenience, and general welfare. 

(L) The city shall not issue a permit for any building unless the building is located on a 
property with direct access to a full-width, improved public street or highway unless the City 
Manager or their designee approves otherwise.  Developers and contractors shall design all 
new buildings with floor and utility elevations so the city sanitary sewer system can serve 
the building by gravity flow, unless the builder or developer has first obtained permission of 
the City Council to serve the building with alternative methods to meet the City and State 
sanitary sewer requirements.  This provision shall be applicable to building permits the City 
may issue for any parcel of land, regardless of when the property was platted or subdivided. 

   (M)   Developer guaranty. The developer shall warrant and guarantee the public 
improvements against any defect in materials or workmanship for a period of 2 (two) years 
following completion and acceptance by the City.  The developer shall provide the City a 
warranty bond or other security in a form and format acceptable to the City Attorney in an 
amount equal to the construction value of the public improvements. The developer is 
responsible for the cost of warranty inspections. In the event of the discovery of any defect 
in materials or workmanship within the 2-year period, the developer shall promptly repair 
or correct the defect, and the City shall extend the warranty and guarantee for the entire 
project for 1 additional year beyond the original 2-year period.  The City Engineer shall 
identify defects in material or workmanship for correction by the developer or the 
developer’s agents during the 2-year period. 
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153.086 DEVELOPMENT AGREEMENT. 

(A)   Development agreement. 

      (1)   City approval of the final plat shall be contingent upon the applicant or developer 
entering into a development agreement with the city.  The agreement shall be prepared by 
the city and shall ensure development performance based on City approvals and to ensure 
the installation of all required improvements comply with approved engineering standards 
and applicable regulations. 

 The agreement shall address, but not be limited to, the following: 

         (a)   Financial securities; 

         (b)   Warranties; 

         (c)   Development timelines; and 

         (d)   Remedies for default. 

      (2)   The developer shall provide an estimate of the project construction cost for review 
and approval by the City Engineer, and shall address, but is not limited to: 

(a) Financial securities 
(b) Warranties 
(c) Development timelines 
(d) Remedies for default 
(e) Iron monuments 
(f) Improvements and required public infrastructure 
(g) City administration and construction observation 
(h) Permits 
(i) Erosion and sediment control 
(j) Maintenance 
(k) Park dedication 
(l) Sewer and water trunk utility charges 

      (3)   The developer shall meet with city staff and the City Attorney to finalize the terms of 
the development agreement. 

(4) Prior to the installation of any required improvements and prior to approval of the 
final plat, the developer must enter into a development agreement meeting all City 
requirements.  The developer shall install such public improvements at the developer’s sole 
expense unless the City Council otherwise approves, in writing, having the city construct 
such improvements at the cost of the developer.  When applicable, the development 
agreement shall contain language specifying preconstruction requirements, the content of 
materials & shop drawings that must be submitted for review and approval, contractor 
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insurances, bond requirements for performance and payment, and contract requirements 
with contractors with regards to EJCDC/Special Provisions.  

(5) The City Council shall approve the development agreement as a condition of final plat 
approval and the approved agreement shall be recorded with the final plat.   

      (6)   Upon the finalization of the development agreement, the City Attorney shall have the 
final copy of the agreement signed by all appropriate parties. The approved development 
agreement shall be recorded against the property with the final plat. 

      (7)   Financial securities shall be posted with the city as outlined in the development 
agreement. 

      (8)   Final project plans for all improvements shall be approved by the City Engineer and 
made a part of the development agreement. 

         (a)   The city shall not allow any grading or land alteration activities until the 
preliminary plat has been approved, an interim development agreement has been executed, 
and the required financial securities are posted with the city. 

         (b)   No construction/installation of sanitary sewer or water utilities or streets shall be 
allowed until approval of a final plat and final development agreement, and the required 
financial securities are posted with the city. 

   (B)   Financial guaranty. 

      (1)   The developer shall furnish to the city an irrevocable letter of credit (“Financial 
Guaranty”) equal to 125% of the total estimated cost of the public improvements. The 
financial guaranty shall be for the exclusive use and benefit of the city and, if in the form of a 
letter of credit, shall state thereon that the same is issued to guarantee and assure 
performance by the developer of all the terms and conditions of the required development 
agreement and construction of the required public improvements in accordance with the 
ordinances and specifications of the city. The city shall be entitled to reimburse itself out of 
the deposit for any cost and expense incurred by the city for completion of the work in case 
of default of the developer under the contract, and for any damages sustained on account of 
any breach thereof. Upon completion of the work and termination of any liability, the 
balance remaining in the deposit shall be refunded to the developer. 

      (2)   Concurrently with furnishing to the city the irrevocable letter of credit to ensure the 
construction of public improvements, the developer shall furnish to the city a cash escrow to 
be held by the city as partial security for the payment of inspection, administrative, legal, 
public works department, and engineering costs (collectively, the “city costs”) incurred by 
the city during the development review process prior to the public dedication of public 
improvements and during the warranty period of the improvements. The city reserves the 
right to draw, in whole or in part, on any portion of the cash deposit to recover city costs 
related to the project. In the event the escrow is depleted, the developer agrees to post 
additional sums of money to replenish the escrow and to cover projected city costs. Upon 
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completion of the work and termination of any liability, the balance remaining in the escrow 
shall be refunded to the developer. 

 

153.087 RECORDING. 

   (A)   Copies. After approval of the final plat by the City Council, the developer shall submit 3 
full size mylar copies and 3 full size paper copies of the final plat, and 1 11" x 17" reduction 
of the final plat and dedication page to city hall for signature. 

   (B)   Procedure and time frame. 

      (1)   Deadline. The developer shall record the approved final plat and development 
agreement in the Office of the Ramsey County Recorder within 180 days after the date of City 
approval. If not recorded within 180 days after the date of approval, the approval of the final 
plat shall be considered void unless the developer requests an extension, in writing, and 
receives approval from the City Council. 

      (2)   Copy to the city. The developer shall, immediately upon receipt of the recorded 
document from the County Recorder, furnish the City Clerk with a print of the final plat 
showing evidence of the recording. 

      (3)   Building permit.  The city shall not issue any building permits for the construction of 
any structure on any lot in the plat until the city has received evidence of the final plat and, if 
required, the Development Agreement being recorded by the County Recorder unless 
exceptions have been formally established by the Development Agreement. 

        (4)   The city shall not issue any building permits for construction on any lot in the 
subdivision unless the lot is located on a street or highway giving access thereto that the City 
has approved and made a part of the street plan.  All such buildings shall conform to the 
building line established upon the street or proposed street where it is to be located.  If the 
Developer is installing streets to provide access to lots within the subdivision pursuant to a 
Development Agreement, the City shall not issue any building permits for construction on 
any lot in the subdivision until the planned streets are constructed and accepted by the City, 
except that the City may issue building permits after preliminary acceptance of street 
improvements pending installation of a final, post-construction wear course of pavement. 

   (C)   Transportation Departments. When the land for which the final plat abuts a state 
highway, county road, or county highway, a certificate or other evidence showing 
submission of the preliminary plat to the Minnesota Department of Transportation and/or 
Ramsey County Highway Department shall be filed with the Office of the Ramsey County 
Recorder, with the final plat. 

   (D)   DNR. When the land included in the final plat is located within a shoreland district or 
floodplain district, the Minnesota Department of Natural Resources (DNR) shall be notified 
of the disposition of the final plat as required by law. 
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   (E)   Recording final plats of multi-phased plats. Unless otherwise provided in the 
development agreement or otherwise approved by the City Council, the developer must 
complete the final plat a preliminary plat that will be final platted in phases into lots and 
blocks, not outlots, within 5 years after the City Council approved the preliminary plat. Any 
phase of the preliminary plat that is not final platted within the 5-year period shall be void. 

 

153.088 DEDICATION. 

   The developer shall dedicate to the City outlots within the final plat designated for parks, 
drainage, wetland and utility areas, or other public areas. 

153.089 RECORD PLANS (AS-BUILT PLANS). 

   The design engineer shall complete record plans of the subdivision within 90 days of the 
installation of the first layer of bituminous on the public streets. Record plans shall include 
an as-built grading plan and shall be approved by the City Engineer.  The design engineer 
shall submit three full size printed copies and an electronic copy of the record plans to the 
City after final approval by the City Engineer.  

 

PARK LAND DEDICATION REQUIREMENTS 

153.091 LAND DEDICATION OR CASH CONTRIBUTION. 

(A)   Authority. Pursuant to M.S. § 462.358, subdivision 2(b), the city has authority to require 
a reasonable portion of the buildable land of any proposed subdivision be dedicated to the 
public or preserved for public use, including parks, recreational facilities, playgrounds, trails, 
wetlands and public open space.   The value and attractiveness of residential and 
commercial/industrial developments to landowners, developers, purchasers, employers, 
and employees is significantly enhanced by the presence of such parks and open space 
amenities. 

In the alternative, the city may choose to accept a cash fee for some or all of the value of the 
dedication.  The City Council shall decide the form of the contribution (cash or land or any 
combination thereof) based upon need and conformance with approved city plans. 

   (B)   Purpose.  

      (1)   The city recognizes the preservation and creation of parks, recreational facilities, 
playgrounds, trails, wetlands, and public open space is essential to maintaining a healthful, 
safe and desirable community.  The city must not only provide these necessary facilities for 
the citizens of today, but also for the future needs of the city as described in the 
Comprehensive Plan. 
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      (2)   The city recognizes the demand for parks, recreational facilities, playgrounds, trails, 
and public open space within the City is directly related to the density and intensity of 
development permitted and allowed within any area. Greater housing densities mean 
greater numbers of people and higher demands for public amenities. 

   (C)   Basis. The city shall conduct an individualized determination of the amount of land 
needed for the purposes set forth in this chapter and shall demonstrate an essential nexus 
between the land dedication or cash fee, and the purpose sought to be achieved. The 
dedication or fee shall bear a rough proportionality to the need created by the proposed 
subdivision. 

 (D) Property being replatted with the same number of lots and same number of dwelling 
units shall be exempt from additional park land dedication requirements. If the replat 
increases the number of lots and/or number of dwelling units, or if land outside the 
previously recorded plat is added, then the City will base the parkland dedication on the 
additional dwelling units being added. 
 
153.092 DEDICATION OF LAND. 

   Proposed Public Uses: Where a proposed park, playground or other recreational areas, 
proposed school site or other public ground that has been indicated in the official map 
and/or Comprehensive Plan is located in whole or in part within a proposed subdivision, 
such proposed public site shall be designated as such in the subdivision and should be 
dedicated to the city, school district or other proper governmental unit. 

   The amount of land to be dedicated under this subchapter will generally follow the 
schedules below, however the total amount required for dedication may increase or 
decrease based on the city's basis analysis pursuant to § 152.091(C).  The city alone shall 
determine the location and configuration of any land dedicated, taking into consideration the 
suitability of the land for its intended purpose and the city's needs for a park, playground, 
trail, or public open space. All land dedication determinations shall be based on the net area 
of the property. The NET AREA of the property shall be the gross area of the property minus 
the area of wetlands, ponding areas, drainageways, lakes and streams below the ordinary 
high-water mark. The land dedicated for public use shall be in addition to property 
dedicated for public streets, alleys, easements, storm water ponding or other public ways. 

(A) Residential property. 

Units Per Acre Estimated Percentage of Net Area 
1-6 10% 
7 or more 10% plus 1% for each additional dwelling unit over 6 units per acre 

 

   (B)   Non-residential property.  An estimated 5 percent of the net area of the development 
site shall be dedicated for public park or open space.  
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   (C)   Mixed use property.  Land contributions shall generally follow the percentages above 
and shall be based on the amount of land and number of units designated to residential use 
and the amount of land designated to non-residential uses. 

(D)   These formulas establish the presumptive requirements for land dedication for public 
purposes. The applicant may submit evidence to the City that the proposed development will 
create less need for public dedication, which the City shall consider in reaching an 
individualized determination of the final dedication requirement. 

153.093 CASH CONTRIBUTION. 
 
   At the City Council's sole discretion, the City may accept a cash contribution in whole or in 
part for the required land dedication under this chapter. The park land dedication fee 
guidelines shall be determined by the City Council on an individualized basis pursuant to 
City Code § 153.091(C) and M.S. § 462.358, subdivision 2b(c).  The amounts included in the 
city's fee schedule in the City Code are for use as a general guideline. 

   (A)   Mixed use developments. Cash contributions shall be based on the amount of land and 
number of units designated to residential use and the amount of land designated to non-
residential uses. 

   (B)   Timing of payment.  Developers shall pay the City the required cash contributions 
prior to the City releasing the final plat for recording and before the City issues the first 
building permit in the subdivision.  

   (C)   Use of payments.  The City shall place Cash payments received under this section in a 
special fund to be used only for the acquisition and development or improvement of parks, 
recreational facilities, playgrounds, trails, wetlands or public open space based on the city's 
approved park systems plan and the Comprehensive Plan. Cash payments cannot be used for 
ongoing operation or maintenance. 

   (D)   Determining the amount of a cash contribution or combination cash and land 
contribution. In the event the contribution is cash or a combination of cash and land, the city 
will first determine the total land dedication required pursuant to the basis analysis 
described in City Code § 153.09 and then convert that total land dedication to its fair market 
value pursuant to M.S. § 462.358, subdivision 2b(c).  Such fair market value shall be based 
upon land dedication requirement multiplied by the average cost per acre by zoning district 
as established, from time to time, by the City Council.  The subdivider may submit evidence 
to the City that the average cost per acre by zoning district is not a reasonable estimate of the 
value of the land being subdivided, or that the specific development requires.  The City shall 
consider this evidence in reaching an individualized final determination of the total 
dedication required.  Once the City has determined the total conversion from land to cash, 
the fair market value of the land actually dedicated, if any, shall be subtracted and the 
remainder shall be the amount due in cash. 
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    (E)   Trails and sidewalks. The developer or property owner shall be required to construct 
trails and sidewalks on the property to be developed in a manner determined by the city and 
in accordance with the City's Comprehensive Pedestrian, Bike and Trails Map. The city, at its 
sole discretion, may choose to collect a cash-in-lieu fee for these improvements and 
complete them at a time that coordinates with other public improvements. 

   (F)   Transfer or conveyance of property. Prior to the dedication, the developer or property 
owner shall deliver to the city a title insurance policy in favor of the city. The dedicated land 
shall be conveyed by warranty deed. Such title shall vest in the city good and marketable 
title, free and clear of mortgages, liens, encumbrances, assessments or taxes. The conveyance 
documents shall be in a form acceptable to the city. Developer or property owner shall 
execute all documents necessary to convey the property and record the warranty deed. 

153.094 DISPUTES AND APPEALS. 

   Nexus Requirement and Appeals: As required by law, the City intends the dedication 
formulas established in this section to reflect an essential nexus between the fees or 
dedication imposed and the city purpose sought to be achieved by the fee or dedication, and 
to bear a rough proportionality to the need created by the proposed subdivision or 
development.  The City shall provide an applicant an opportunity to present evidence that 
the City’s dedication requirements lack sufficient nexus or proportionality to their specific 
project before the City makes a final determination of the dedication or fees imposed.  
Failure to object before the final dedication amount is set in the final plat approval or 
Development Agreement shall waive the applicant’s ability to challenge nexus or 
proportionality thereafter. 

§ 153.095 LOT SPLITS FOR TWO FAMILY DWELLINGS. 

(A) If the conditions of this section are met, a lot or lots occupied by a two-family, side-by-
side dwelling, or such a dwelling is to be constructed, may be split along the party wall 
to allow for individual ownership of each unit. 

(B) All the following conditions must be met before a lot split described in subsection (A) of 
this section may be approved: 

(1) A survey shall be submitted to the city showing lot dimensions, the location of the 
building in relation to all lot lines and the location of the party wall in relation to all 
lot lines; 

(2) If split, the two lots shall be substantially equal in size and dimensions; 

(3) The structure must meet current building code standards for firewall separation. 
This may be added to an existing unit. 

(4) The two-family dwelling and lot must conform to all minimum requirements of the 
city code and state laws; 

(5) Separate utility services must be provided to each unit; 
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(6) Deed restrictions, subject to approval by the City Manager or the City Attorney, shall 
be recorded with the deed(s) and shall contain at least the following provisions: 

(a) The structure shall always have a uniform exterior appearance in terms of 
color, design and maintenance; 

(b) In case of damage, the dwelling shall either be restored to its original condition 
or be removed;. 

(c) A provision for quick resolution of all disputes; 

(d) The city shall be considered a third-party beneficiary to the deed restrictions 
and may enforce the same; 

(e) All breaches of the deed restrictions shall be considered nuisances, as that term 
is used in M.S. § 429.021, as it may be amended from time to time, and all costs 
incurred by the city to enforce the deed restrictions shall be assessable to the 
offending party or parties as provided for by state law; 

(7) Such other conditions as the City Manager or City Attorney deems necessary to 
assure compatibility with surrounding structures or to assure a reasonable division 
of property. 

 

§ 153.096 SPECIAL SUBDIVISION REGULATATIONS IN THE MIXED-USE ZONING 
DISTRICTS. 

Chapter 153 (Subdivisions) of the City Code applies to the mixed-use zoning districts unless 
specified differently below:  

(1) Blocks.  Maximum block length of 600 feet.  

(2) Right-of-way width.  The width of the public street right-of-ways shall be 
determined by the City Engineer or the Public Works Director with final approval 
by the City Council.  

(3) Road pavement widths.  The width of the street pavements shall be determined by 
the City Engineer or the Public Works Director with final approval by the City 
Council.  

(4) Alleys. Interconnected streets and alleys are strongly encouraged within the mixed-
use zoning districts.  

(5) Alley right-of-way and pavement widths.  All pavement widths must be adequate for 
vehicle passing, vehicle loading and unloading and storage of snow.  The width of 
alley rights-of-way and pavement shall be determined by the City Engineer or the 
Public Works Director with final approval by the City Council.  
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(6) Cul-de-sac.  The city prohibits cul-de-sac streets within the mixed-use zoning 
districts.  

(7) Sidewalks. Sidewalks and/or trails are required on both sides of streets or roads. 

ENFORCEMENT 

§ 153.101 VIOLATIONS. 

   (A)   Sale of lots from unrecorded plats. It shall be a misdemeanor to sell, trade, or 
otherwise convey any lot or parcel of land as part of, or in conformity with, any plan, plat or 
replat of any subdivision or area located within the jurisdiction of the city, unless the plan, 
plat or replat shall have first been recorded in the Office of the County Recorder. 

   (B)   Receiving or recording unapproved plats. It shall be unlawful for a private individual 
to receive or record in any public office any plans, plats of land laid out in building lots and 
streets, alleys, or other portions of the same intended to be dedicated to public or private 
use, or for the use of purchasers or owners of lots fronting on or adjacent thereto, and 
located within the jurisdiction of this chapter, unless the same shall bear thereon, by 
endorsement or otherwise, the approval of the City Council. 

   (C)   Misrepresentations. It shall be a misdemeanor for any person owning an addition or 
subdivision of land within the city to represent that any improvement upon any of the 
streets, alleys, or avenues of said addition or subdivision or any sewer in the addition or 
subdivision has been constructed according to the plans and specifications approved by the 
City Council, or has been supervised or inspected by the city, when such improvement has 
not been so constructed, supervised or inspected. 

§ 153.102 APPLICATION TO CITY PERSONNEL. 

   The failure of any officer or employee of the city to perform any official duty imposed by 
this chapter shall not subject the officer or employee to a penalty imposed for violation 
unless a penalty is specifically provided for such failure. 

§ 153.103 INJUNCTION. 

   In the event of a violation or the threatened violation of any provision of this chapter, or 
any provision or condition of a permit issued pursuant to this chapter, the city, in addition to 
other remedies, may institute appropriate actions or proceedings to prevent, restrain, 
correct, or abate such violation or threatened violation. 

§ 153.999 PENALTY. 

   Any person who shall violate any of the provisions of this chapter shall be guilty of a 
misdemeanor and upon conviction may be punished as set forth in the City Code.  Each day 
during which compliance is delayed, or such violation continues or occurs shall constitute a 
separate offense and may be prosecuted as such. 
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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: 

The proposed ordinance amendment repeals and replaces the existing City Subdivision 
Ordinance, Chapter 153 of the City Code, with a new, updated ordinance that addresses 
issues in the existing ordinance as identified by the City Attorney. The proposed 
ordinance also will expand and updates definitions and create a new section for the 
regulation of administrative subdivisions. 

SECTION 3.  Effective Date. This Ordinance shall be effective immediately upon its passage and 
publication as provided by law.   
 
 
ADOPTED by the North St. Paul City Council this _____ day of _________________, 2025.  

 
Motion by Council Member ____________________ 
 
 
Second by Council Member ____________________ 
 
Voting: Aye:      Council Member  
   Council Member  

     Council Member  
     Council Member  
     Mayor  
 Nay:    
 Abstain:  
 Absent:  
 
 
 

   _____________________________ 
      John Monge, Mayor 
 

 
Attest:_____________________________ 
 Brian Frandle, City Manager 
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