
CITY OF NORTH ST. PAUL 

PLANNING COMMISSION 

REGULAR MEETING AGENDA 

THURSDAY, JUNE 6, 2019 

6:15 PM 
 

North St. Paul City Hall – Council Chambers 

2400 Margaret Street 
 

I. CALL TO ORDER 
 

II. ROLL CALL 
 

COMMISSION 

Elaine Barton, Commission Chair 

Michael Stahlmann, Commissioner 

Tom Sonnek, Commission City Council Liaison 

Chris Bathurst, Commissioner  

Rick Gelbmann, Commissioner 

Trisha Hamm, Commission Vice- Chair  

John Wahl, Commissioner 

Allan Worm, Commissioner 
 

STAFF 

Erin Perdu, City Planner 

Olivia Boerschinger, Planning Secretary 
 

III. ADOPT AGENDA 
 

IV. APPROVAL OF MINUTES 

Approve the May 2nd, 2019 regular meeting minutes 
 

V. MEETING OPEN TO THE PUBLIC 

Note: This is a courtesy extended to persons wishing to address the Commission concerning issues 

that are not on the agenda. This discussion will be limited to 15 minutes.  
 

VI. PUBLIC HEARING 

Conditional Use Permit – Pawn Shop – 2231 11th Ave E 
 

VII. OLD BUSINESS 

2557 12th Avenue – Variance (Corner Lot Side Setback, Lot Frontage, Lot Size) 
 

VIII. COMMISSION BUSINESS ACTION ITEMS & RECOMMENDATIONS 

 

IX. REPORTS FROM STAFF 
 

X. REPORTS FROM COMMISSIONERS 

Update from City Council Liaison 
 

XI. ADJOURNMENT 
 

The next regularly scheduled Planning Commission Meeting is Thursday, June 20, 2019 at 

6:15 p.m. 
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CITY OF NORTH ST. PAUL 

PLANNING COMMISSION 

REGULAR MEETING MINUTES 

THURSDAY, MAY 2, 2019 

6:15 P.M. 

 

North St. Paul City Hall – Council Chambers 

2400 Margaret Street 

 

I.  CALL TO ORDER 

 

Chair Barton called the meeting to order at 6:15 p.m. 

  

II.  ROLL CALL 

 

COMMISSION 

Elaine Barton, Commission Chair 

Trisha Hamm, Commission Vice-Chair 

Tom Sonnek, Commission City Council Liaison 

Chris Bathurst, Commissioner 

Rick Gelbmann, Commissioner 

Michael Stahlmann, Commissioner 

John Wahl, Commissioner 

Allan Worm, Commissioner 

 

STAFF 

Molly Just, City Planner 

Olivia Boerschinger, Planning Secretary 

 

III.  ADOPT AGENDA 

 

Chair Barton requested the addition of the following agenda items: 

 

VIII. Reports from Staff 

 -New Commissioner Packet 

 -Planning Commission Update Presentation to City Council 

 

Motion to adopt agenda by Commissioner Gelbmann, and seconded by Commissioner Bathurst, 

with all present voting aye (7-0).  Motion carried to adopt the May 2, 2019 Agenda as amended. 

 

IV.  APPROVAL OF MINUTES 

 

Approve the April 4, 2019 regular meeting minutes 

 

Commissioner Wahl requested that the April 4, 2019 meeting minutes be changed to reflect that 

comments attributed to him were made by Commissioner Stahlmann.  Commissioner Stahlmann 

agreed.  Ms. Just agreed to make the necessary corrections. 
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Chair Barton requested that the motions on pages 2, 3 and 7 should be changed to reflect that the 

motions passed unanimously with 5 votes. 

 

Motion to approve meeting minutes by Commissioner Stahlmann, and seconded by 

Commissioner Wahl, with all present voting aye (7-0).  Motion carried to approve the April 4, 

2019 regular meeting minutes as amended. 

 

V.  MEETING OPEN TO THE PUBLIC 

 

There were no comments. 

 

VI.  PUBLIC HEARINGS   
 

2557 12th Avenue – Variance (Corner Lot Side Setback, Lot Frontage, Lot Size) 

 

City Planner Molly Just reviewed a proposal for variance approvals for City-owned property 

located at 2557 12th Avenue.  She added the City intends to sell the property to BATC-Housing 

First Minnesota Foundation, a non-profit organization that provides housing for military veterans 

and their families.  She noted BATC will work with Lennar Homes to build a single-family 

home on the property, in a neighborhood predominantly made up of single-family homes. 

 

Ms. Just stated the proposal is to approve variances for setbacks on the property, which was 

platted before the North St. Paul Zoning Code was established.  She added the property is a 

corner lot which has special setback provisions.  She noted an error in the table provided in the 

meeting packet related to “Standards in R-1 Zoning District”, which should state that the corner 

lot sideyard setback is 20 feet for a freestanding garage. 

 

Ms. Just stated City Staff is seeking variances from the minimum lot size and width for this non-

conforming lot.  She added the lot would retain its legal non-conforming status, but the variance 

would formalize the lot size and width.  She noted, on the site plan, the location and setbacks of 

the previous home are comparable to what is being proposed. 

 

Commissioner Worm stated the lot size is incorrect.  He added there are 11 feet on the right, 22 

feet for the house, and 6 feet on the left, which leaves an additional 2 feet as the lot is 41 feet 

wide.  Chair Barton agreed, adding the lot is 41.44 feet wide. 

 

Ms. Molly stated the front yard can be kept at the required setback, so any additional feet could 

be recaptured on the other side, but not in the side yard.  She agreed to look into this issue. 

 

Commissioner Wahl stated he appreciates Commissioner Worm’s comments.  He added the 

house and garage do not line up on the site plan, and the house should be 24 feet instead of 22 

feet. 
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Ms. Just reviewed the Staff Report under Findings, which states: “Variances are necessary to 

develop a legal non-conforming lot.  Many developed parcels in the neighborhood are also non-

conforming to size, frontage and corner lot side setbacks.” 

 

Chair Barton opened the public hearing at 6:39 p.m. 

 

There were no comments. 

 

Chair Barton closed the public hearing at 6:39 p.m. 

 

Ms. Just stated no other public comment was received by City Staff on this issue. 

 

Commissioner Wahl stated the house site plan indicates that the first floor width is 22 feet.  

Commissioner Bathurst stated the house width is 22 feet, the deck and stairs are 22 feet, and the 

garage is 20 feet. 

 

Chair Barton stated the garage and house should line up along the Margaret Street side, as there 

is room on the interior side lot.  She added the variance should be for the inside lot line rather 

than Margaret Street frontage.  She added steps can encroach a certain amount without a 

variance. 

 

Ms. Just stated the deck would become an encroachment if it were to be bumped out to 

accommodate steps. 

 

Commissioner Stahlmann stated the steps could be started sooner and moved to the south.  He 

added this is a design issue for the architect, and not part of the variance discussion.  He noted, 

regarding the setback on 12th Avenue, the survey shows steps on the east side, which is incorrect.  

He asked what is the dimension from the lot line to the steps.  Ms. Just stated that is 13 feet, and 

the front yard does not require a setback variance.  She added the house on the site plan is 22 or 

25 feet from the front lot line. 

 

Chair Barton asked what is the consideration for front yard setback for an enclosed front porch.  

Ms. Just stated an enclosed porch is not proposed.  Chair Barton stated the elevation depiction 

shows a front porch.  Commissioner Stahlmann stated the survey does not show that the porch 

goes further south, and it is on the wrong side of the survey. 

 

Commissioner Worm stated it is 25.6 feet from the front lot line to the front of the home, 

according to his calculations.  Commissioner Gelbmann stated the front door is recessed by 2-3 

feet, and there is a bump-out that goes the remaining length of the house. 

 

Commissioner Stahlmann expressed his concern that the home as proposed will alter the 

essential character of the neighborhood, as there are no windows on the Margaret Street side, 

with the exception of two basement windows.  He added these basement windows are taller than 

any other homes in the neighborhood and appear to be more like windows on a split level. 
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Ms. Just stated the Planning Commission can choose to make a conditional recommendation 

based on the architectural plans and variance request. 

 

City Council Liaison Sonnek stated the designers may have left windows off of the Margaret 

Street side because of lights from the Highway exit ramp. 

 

Chair Barton stated there are many homes on corner lots that have side yards facing Margaret 

Street and they all have windows. 

 

Commissioner Stahlmann stated the Certificate of Survey shows an entry on the west side, and 

that should be flipped to the east side. 

 

Commissioner Gelbmann stated the builder’s goal is to provide housing to families of veterans, 

and a goal will be to make the home accessible for people with disabilities.  He added that would 

fit with the lower height of the structure. 

 

Commissioner Stahlmann stated what is proposed is a large house with 4 bedrooms, 4 bathrooms 

and a 2-car garage.  He added this is a small lot, and there will be very little yard space.  He 

asked how many people would be living there, and how many cars.  He added he is 

uncomfortable with the plans.  He noted the property is owned by the City. 

 

Ms. Just stated the builder is attempting to incorporate a new home into an existing older 

neighborhood. 

 

Vice-Chair Hamm stated the variances that can be approved are the same as what would be 

acceptable on surrounding properties, regardless of design. 

 

Commissioner Worm stated the basement may be planned to be more shallow because of egress.  

Ms. Just agreed, adding this can be accommodated with window wells. 

 

Commissioner Wahl stated the Planning Commission does not have sufficient materials to make 

a variance decision.  He added there are many discrepancies, including the garage and home in 

alignment; the additional 2 feet of home width; and other details that are unclear. 

 

Commissioner Worm suggested that this issue be tabled to the Planning Commission’s next 

meeting, and request additional information and correct measurements from City Staff. 

 

Ms. Just stated a conditional recommendation would be appropriate, with conditions related to 

lining up the home and garage, as well as additional windows, on the Margaret Street side. 

 

Chair Barton requested additional details related to lot size, garage alignment, and other design 

aspects.  She added this issue can be tabled to the Planning Commission’s May 16, 2019 

meeting. 
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Chair Barton requested clarification from City Staff on the size of the lot, which is listed in the 

staff report as 5,127 square feet, and on the site survey as 5182.5 square feet.  She requested that 

larger plans be provided for the Planning Commission’s review. 

 

Motion to table variance requests by Commissioner Wahl, and seconded by Commissioner 

Gelbmann, with all present voting aye (7-0).  Motion carried to table variance requests for 2557 

12th Avenue to the May 16, 2019 meeting. 

 

Chair Barton requested that the Planning Commission Meeting Agenda be printed on a single 

page, rather than two-sided.  Ms. Boerschinger agreed to this. 

 

VII.  COMMISSION BUSINESS ACTION ITEMS & RECOMMENDATIONS 

 

Chair Barton stated she has been unable to find the public hearing notices on the City’s website.  

She added the website has a Public Notices page, but it is not updated regularly.  Ms. Just stated 

the public hearing notices are on the website.  She agreed to follow up and ensure that public 

hearing notices are linked in the correct location on the City’s website. 

 

Chair Barton asked whether City Staff contact information has been added to the public hearing 

notice.  Ms. Just confirmed this. 

 

VIII.  REPORTS FROM STAFF 

 

New Commissioner Packet 

 

Ms. Just stated Ms. Boerschinger has obtained a copy of a document that will be useful for the 

Planning Commission, entitled “Chairperson’s Guide”.  She added this is in response to the 

Planning Commission’s request for information and guidance.  She noted the document 

addresses meeting format and procedures. 

 

Ms. Boerschinger stated the Planning Commissioners should have received an email with a link 

to the Minnesota APA’s “Planning Commission Guidebook”.  She added she also has a few hard 

copies of this document. 

 

Vice-Chair Hamm and City Council Liaison Sonnek requested copies of the APA manual.  Ms. 

Boerschinger agreed. 

 

Ms. Just stated Zoning Code updates from the last six months are available for the Planning 

Commission in hard copy, to add to the full Zoning Code document.  She added the online 

version has been updated as well.  Chair Barton and Commissioner Stahlmann requested copies 

of this document. 
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Chair Barton stated she printed out a copy of the League of Minnesota Cities’ planning 

document, as referenced by Ms. Just at the Planning Commission’s last meeting.  She added this 

document could be helpful for new Planning Commissioners. 

 

Update from City Council Liaison  

 

City Council Liaison Sonnek stated the Gateway at McKnight townhomes development at the 

south end of the Anchor Block property is planning to begin construction on a model townhome. 

 

Chair Barton requested information regarding the pawn shop application.  Ms. Just stated Twin 

Cities Pawn is submitting a Conditional Use Permit application.  She added Twin Cities Pawn 

has locations in Oakdale, Osseo, Coon Rapids and Ramsey. 

 

City Council Liaison Sonnek stated the Car Show will be starting again on June 7, 2019 and will 

run through September 20, 2019. 

 

Planning Commission Update Presentation to City Council 

 

Chair Barton stated there had been some discussion about the Planning Commission presentation 

to the City Council.  Ms. Just stated discussion centered on the role of the Planning Commission 

as it relates to State Statute.   

 

Chair Barton stated she was thinking the presentation should focus on larger planning issues and 

activities, rather than specific hearings and recommendations.  She added, for instance, the 

Planning Commission has reviewed the issue of lot widths, as well as side yard setbacks for 

corner lots.   

 

City Council Liaison Sonnek stated the APA manual may provide some guidance with regard to 

planning issues, land use and Code requirements.  Chair Barton agreed, adding part of the role of 

the Planning Commission is to add value to the City’s redevelopment and planning process. 

 

City Council Liaison Sonnek stated the City has been shaped and developed over the years 

through various methods, and the Comprehensive Plan document is a good example of this.  He 

added sometimes a singular planning issue is presented to the City Council, and it is viewed in 

isolation and not as part of a bigger plan.  He noted the Planning Commission presentation could 

be given at a City Council Workshop rather than a Regular Meeting, which would allow for 

more discussion.  Chair Barton agreed. 

 

IX.  REPORTS FROM COMMISSIONERS 

 

Commissioner Hamm and Commissioner Bathurst stated they will not be able to attend the May 

16, 2019 meeting. 
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Commissioner Gelbmann stated Silver Lake park Clean-up is rescheduled to Saturday, May 4, 

2019.  He encouraged residents to come out and participate.  He added a meal will be provided. 

 

Commissioner Wahl asked whether there are any other agenda items for the May 16, 2019 

meeting.  Ms. Just stated only the tabled item from tonight’s meeting will be on the agenda. 

 

Commissioner Stahlmann stated he noticed there is a City Hall Open House scheduled for June 

7, 2019, for the City’s fire fighters.  Commissioner Bathurst confirmed this, adding he is unsure 

what is planned but it will be different from last year. 

 

Commissioner Gelbmann asked whether the tabled item can be addressed at the Planning 

Commission’s first meeting in June 2019, as it is the only item on the May 16, 2019 agenda.  Ms. 

Just stated that would not be in keeping with plans to develop the property. 

 

City Council Liaison Sonnek stated the tabled item could then be addressed at the City Council’s 

May 21, 2019 meeting. 

 

X.  ADJOURNMENT 

 

There being no further business, motion to adjourn by Commissioner Worm, and seconded by 

Commissioner Gelbmann, with all present voting aye (7-0).  Motion carried to adjourn the 

meeting at 7:36 p.m. 

 

The next regularly scheduled Planning Commission Meeting is Thursday, May 16, 2019 at 

6:15 p.m. 

 

Members, please notify any planned absences to: Olivia Boerschinger 

       Planning Commission Secretary 

       651-747-2400 

       olivia.boershinger@northstpaul.org 



MEMORANDUM 
 
Date: 06/06/2019 
To: Planning Commission Members 
From: Erin Perdu, AICP, City Planner 
CC: Scott Duddeck, City Manager  
 Debra Gustafson, Administrative and Community Services Director 
Re: Application for a Conditional Use Permit - Twin Cities Pawn, located at 2231 11th Ave E. 
 
BACKGROUND 
 
Twin Cities Pawn LLC (“the applicant”) is requesting approval of a Conditional Use Permit 
(CUP) to allow the operation of a pawn shop. The proposed pawn shop would occupy space 
within the existing shopping center, known as Polar Plaza, located at 2231 11th Ave.  The subject 
site is within the MU-3, Corridor Mixed Use Zoning district of the City of North St Paul.  A 
CUP is necessary to allow the operation of the Pawn Shop use within the MU-3 district.  A 
Zoning Ordinance text amendment to allow pawn shops as a conditional use in the MU-3 district 
was reviewed by the Planning Commission on April 7, 2019 and approved by the City Council at 
their April 16th meeting.  A companion ordinance amendment to establish a business license for 
pawn shops was also approved by the City Council on April 16th.  A license for the subject pawn 
shop has been submitted to the City Council.  Approval of the CUP is necessary before the 
license may be issued.  As only one pawn shop may operate in the City at any one time, the 
proposed pawn shop would represent the community’s only pawn shop. 
 
The Zoning Ordinance defines Pawn Shop as 
 

PAWN SHOP. A facility where money is loaned based on the value of goods deposited 
at the facility by the borrower of the money, which goods are held by the pawnbroker of 
the money occupying the facility as collateral for the loan. Items held by the pawnbroker 
which are not redeemed by a borrower may be put up for sale at the facility to the general 
public. 

The 2040 Comprehensive Plan guides the subject property for Corridor Mixed Uses.  Polar Plaza 
contains commercial and retail space including, an adult day care center, personal service 
businesses, restaurants, and fuel station uses.  Surrounding land uses include the North St. Paul 
Postal Credit Union Environmental Learning Center to the north and west; and regional shopping 
(Target) and a financial institution to the south. Low-density residential uses are located to the 
east across McKnight Road N.  
 
The proposed pawn shop would occupy 5,705 square feet within the Polar Plaza. Approximately 
half of the leased space would consist of the retail showroom, with the balance being used for 
storage, inventory and office space. The hours of operation for would be 10am to 7pm Monday 
through Friday, 10am to 6pm Saturday, and 10am to 5pm Sundays.  The parking requirement for 
a pawn shop is 3.5 stalls per thousand square feet of gross floor area – which equates to 20 stalls 
for the 5,705 square foot shop.  The applicant has stated that 44 parking stalls are available for 
the business.  The applicant has stated that no items will be stored outside. A sign package was 



submitted with the request which includes wall signage and neon window signs.  It appears that 
the proposed signage would comply with the requirements of the sign code.  Separate sign 
permits would need to be obtained prior to installation. 
 
The Planning Commission is asked to make a recommendation to the City Council to approve or 
deny a Conditional Use Permit for Twin Cities Pawn located at 2231 11th Ave E.  
 

 



 

 
FINDINGS 
 
Conditional Use Permit Review   
Standards for the review and approval of Conditional Use Permits are found in Chapter 154.004 
Section F of the City Code are listed in below in italics.  Staff comments on each of the review 
criteria follow. 
 
2.   Standards. The City Council may grant a conditional use permit after considering the 
recommendation of the Planning Commission and if the use at the proposed location is compliant 
with the following findings: 
 
         i.   The use is consistent with the general purposes and intent of the Comprehensive Plan; 
The proposal is in harmony and consistent with the 2040 Comprehensive Plan which includes 
this site in the Corridor Mixed Use land use category. The CUP would allow for a commercial 
use in a commercially designated area. Criteria met.  
 
         ii.   The use will not adversely affect the health, safety, or general welfare of the city; 
The proposed CUP will not create adverse effects on the general health, safety or general welfare 
of the City based on the nature of its use or location. Criteria met.  
 



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; 

Land uses surrounding the property are primarily commercial and guided to remain commercial 
in the future, making the use compatible. Criteria met.  
 
         iv.   The use or appearance of the use is compatible with adjacent properties; 
Based on the description of the request from the applicant, and an analysis of site conditions, this 
CUP appears to be compatible with adjacent properties. It abuts other commercial uses and will 
not create visual blight. Criteria met.   
 

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; 

Each pawn transaction is recorded and shared with the North St. Paul Police Department.  The 
City’s Fee Schedule has been amended to increase the per-pawn transaction fee to fully cover the 
third-party technology fee and the staff cost to track each pawn.  The intent is that the cost to the 
City to track pawn transactions will be supported by the transaction fee.  The transaction fee may 
be reviewed as needed by the City Council.  The proposed use will be added to an existing 
commercial building and should not burden public urban services. Criteria met.  
 
         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; 
There will not be an increase in demand for parks, schools, or other public facilities.  Criteria 
met.  
 

vii.   The use will be sufficiently compatible or separated by distance or screening from 
adjacent residentially zoned land; 

The proposed use is approximately 225 feet from the nearest residentially-zoned properties, and 
the residential units have and will continue to be adjacent to commercial uses.  The proposed use 
will not be conducted outside, and the hours of operation do not extend past 7:00 pm.  This 
increases the compatibility of the proposed use with the residentially zoned properties.  Criteria 
met.  
 

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; 

The use allows the applicant to operate a commercial business in a location that is currently 
vacant and allowed through the processes of this chapter. Criteria met.  
       

ix.   The use will not create an intrusion of excessive noise, glare, or general unsightliness; 
and 

The proposed use will not create excessive noise, glare or general unsightliness. While pawn 
shops have been associated with unsightliness resulting from excessive signage, the applicant 
states that the proposed pawn shop will comply with the sign regulations of the zoning 
ordinance.  All signage shall be approved by permit.  Criteria Met.  
 



x.   If applicable, the proposed use is consistent with officially adopted city plans and 
overlays.  Criteria Met.  

 
3.   Conditions. In permitting a new conditional use, the City Council may impose, in addition to 
the requirements set forth in the chapter, conditions considered necessary or appropriate to 
protect the public health, safety and general welfare of the city. 
 
Additional Standards:  
The zoning code contains the following additional standards for the “Pawn Shop” use.  
 

• Section 154.010(33) states that: “Individual Pawn Shops are regulated and licensed under 
Title XI Business Regulations, Chapter 124 Pawn Shops. Pawn Shops may be allowed by 
Conditional Use Permit in the MU-3 District. While a Pawn Shop business is licensed 
and regulated under Chapter 124, any Pawn Shop shall comply with the provisions of 
Chapter 154 and an approved Conditional Use Permit. The City Council may impose 
conditions on approval of such a Conditional Use Permit in order to regulate the effects 
on the City’s ability to provide public urban services, changes to the desired character of 
an area, or the creation of major nuisances.” 

• Section 154 Appendix A: Table 8 establishes a parking requirement of 3.5 stalls per 
1,000 square foot of Gross Floor Area for Pawn Shop Retail Sales and Services. 

 
RECOMMENDED ACTION 
 
Based on the findings described in this report, staff recommends the following action: 

1. Approval of the Conditional Use Permit as the application meets the requirements as set 
forth by City Code Chapter 154.004 subject to the following conditions: 

a. The business shall remain in good standing with the North St Paul business 
licensing requirements. 

b. Outside storage or display of items is prohibited. 
c. Hours of operation shall be limited to 10am to 7pm Monday through Friday, 

10am to 6pm Saturday, and 10am to 5pm Sundays. 
d. Signage shall comply with the regulations of the City of North St. Paul and 

window signage shall not be lit outside of the hours of operation. 

 
 









NOTE TO APPLICANT 
All completed application and accompanying materials are due 30 days prior to the scheduled Planning Commission meeting (if 
applicable). The purpose of this submittal requirement is to allow for: 

1. Plan distribution to the City staff, consultants, and applicable government entities.
2. Project review time and generation of staff reports.
3. Project meetings between City staff and applicants.
4. Meeting materials preparation and distribution.

The North St. Paul City Codes guide and enable development activities within the City by ensuring proper and well-coordinated projects. 
The land use application is the mechanism that allows the City to examine proposed land uses to ensure compatibility with the City 
Codes, design and development standards, and the surrounding land uses and natural environments. The review is intended to ensure 
positive growth for the community. All applications are reviewed individually and are evaluated based on their own merit. Each land use 
request has an associated checklist of required items. Applicants are encouraged to participate in an initial meeting with City staff prior 
to submitting a formal land use application. The initial meeting is an opportunity to informally discuss the conceptual idea of the 
proposed project in an effort to reduce delays. Participation in the initial meeting does not provide approval, or guarantee approval of 
the project. The City shall not accept plans, drawings, or other information related to the project except upon submittal of a formal 
application. The City reserves the right to reject an incomplete application. 

APPLICATION FEE STATEMENT 
There may be additional expenses pertaining to project review that is the responsibility of the applicant. All applicable fees must be paid 
when submitting land use applications and accompanying materials. All fees, which are set annually by City Ordinance, help cover costs 
incurred by the City to review the application. The City of North St. Paul often uses consulting firms to assist in the review of projects. 
Please refer to the City's Fee Schedule for information on planning review fees and other applicable costs. 

REVIEW REQUIREMENTS 
Minnesota State Statute 15.99 requires local governments to review an application within 15 business days of submission to determine if 
an application is complete and/or if additional information is required to complete the review. Once complete, a formal 60-day review 
period begins. The City has the ability to extend the review period for an additional 60 days, if necessary, due to insufficient information 
or scheduling difficulties. Please review the corresponding checklist that goes with the request. All applications must be received by the 
deadline(s) attached hereto. Failure to submit by the date given may result in a delay of the review by the Planning Commission and City 
Council. 

ACKNOWLEDGEMENT 
I certify that all information submitted is true and correct and I fully understand that all information and a complete application must be submitted at 

least 30 days prior to a Planning Commission meeting to ensure review by the Planning commission on that date. By signing this form, I hereby 

acknowledge the receipt of the checklist and procedure for the project to be submitted for consideration. It is my responsibility to check all 

applicable ordinances pertaining to the application, comply with all ordinance requirements, and submit all required materials, All permit requests 

should be submitted in a timely manner so as not to cause project delays. 

Applicant signature:��� Date: __,,.6"---0-l\.>.-'IW:m"-"""''-'��------

Owner Signature: _____________________ _ Date: -------------

PROPOSED MEETING DATES: 

Design Review Commission:____ Planning Commission ___ _ 
Environmental Advisory Commission____ City Council ___ _ 

Parks & Rec Commission ___ _ 

FOR OFFICE USE ONLY 
Date submitted: SJ lo / J, Date complete: __5/14/19_ _ If incomplete, date letter sent to applicant: ___ _ 
Date of public hearing:_6/6/19___ Publication date:��5/22/19�-

A(' P Amount fee paid: @ Date fee paid: 6/ lQ /11 
Date notice sent to adjoining properties: ____
Receipt #:1>)0514'((12.. File#: __ _

�--�\C12-b'--- A$)\o It DI ,sUINpjanning Commission action:____ Recommend approval: ___ _ 
Date applicant/property owner notified of Planning Commission action: ___ _ 

City Council action:____ Recommend approval: ___ _ 
Date applicant/property owner notified of City Council action: ___ _ 

Date filed with Ramsey County Recorder office: ___ _ 

Recommend denial: ___ _ 

Recommend denial: ___ _ 









Proposal Information 

Twin Cities Pawn plans to build out a pawn shop/ retail store in Polar Plaza in North St. Paul. We 

will buy and sell slightly used and new merchandise as well as offer pawns (loans) for our customers. The 

space in Polar Plaza that Twin Cities Pawn will occupy will consist of 5705 square feet. The space will be 

broken up into two parts; roughly half will be retail showroom and pawn counter, with the remaining 

half being used for storage, inventory and office space. We plan to operate Monday through Friday from 

10am-7pm, Saturdays from 10am-6pm, and Sundays from noon-5 pm. There are two banks of 22 

parking stalls directly in front of our business bringing the total to at least 44 spaces for our business. 

Also, there are overflow spaces open in the lot. 

The proposal is consistent with the general purposes and intent of the Comprehensive Plan. This 

proposal does not adversely affect the health, safety, or general welfare of the City. The changes being 

made will be compliant with the use zoned out for this property and reasonably relates to the overall 

needs of the City. Polar Plaza is an existing building and we do not have any plans to change the 

structure of the building, therefore it will remain compatible with adjacent properties. 

As part of our lease, there is a community trash removal for the tenants of Polar Plaza. Being 

this is an existing building it is adequately supported by public urban services including water supply, 

transportation system, and utilities. All business will be taken place inside of the property and will not 

cause a burden to any neighboring communities, neighborhoods, parks or schools. 

Our location is within the existing Polar Plaza building, it is appropriately separated from 

residential zone per the MU-3 zoning which allows for this use as it pertains to section 154.010 of the 

Zoning Code. There will be no outdoor storage, all pledged items, including retail 

inventory, will be securely stored inside of the purposed location. The property meets all zoning 

requirement to include those specific to use. This proposal does not create an intrusion of excessive 

noise, glare or general unsightliness. With the pending approval of the pawn application this proposed 

use is consistent with officially adopted City plans and overlays. 
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MEMORANDUM 
 
Date:  5/31/2019 
To: Planning Commissioners 
From: Erin Perdu, City Planner  
CC: Scott Duddeck, City Manager  
 Debra Gustafson, Administrative and Community Services Director 
Re: Variance Request for 2557 12th Ave. E. 
 
 
BACKGROUND 
This item is a continuation of the public hearing before the Planning Commission’s May 2nd 
regular meeting.  In 2011 the City Council purchased the subject property to ensure safe and 
productive use of a blighted property. The City contemplated redevelopment with a single-family 
residence and is now selling the property to BATC-Housing First Minnesota Foundation for 
construction of a single-family residence to be occupied by military families. When being 
considered for reuse, the parcel is legal non-conforming. The neighborhood was platted prior to 
zoning in North St. Paul. While no change is proposed to the lot, variances are needed from the 
lot size and certain dimensional standards of the Zoning Ordinance. 
 
The plans have been revised to address comments from the previous Planning Commission 
meeting: 

• The foundation of the home has been lowered 
• Windows have been added to the Margaret Street side 
• The house and garage footprints have been adjusted to line up along the Margaret St. side 

 
 
OVERVIEW 
The applicants are requesting variances from the lot area, lot width and corner side setback on 
the property located at 2557 12th Ave. E.  Front and rear setbacks are met, as are standards for 
interior side setback, lot coverage and limit of surfacing in the front yard.  The variances 
requested are as follows: 
 

• Lot area: 5,227 sf. where a minimum of 7,920 sf. is required 
• Lot width:  41.11’ where 60’ is required 
• Corner side setback: 13.3’ house where 15’ is required 

 
Because of the footprint adjustment to the garage, a corner side setback variance is no longer 
required for that structure. 
 
The City owns the property and is the applicant on behalf of BATC-Housing First Minnesota, 
who proposes to construct a single-family residence to be occupied by military veterans and their 
families. 
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Figure 1:  Area Map 
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Figure 2:  Zoning Map 
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FINDINGS 
FINDINGS 
Standards for the review and approval of Variances are found in Chapter 154.004 Section E of 
the City Code and are listed in below in italics. Staff comments on the review criteria follow. 
The City may grant a variance if the proposed request is compliant with the following findings: 

i.) The variance is in harmony and consistent with the general purposes and intent of the 
Comprehensive Plan and this Chapter; 
Criterion Met. The property would be developed with a use and density consistent with 
the neighborhood and Comprehensive Plan guidance. The lot is a legal non-conforming 
lot and the non-conformity would not be increased with approval of this application. 
 

ii.) The variance will not adversely affect the health, safety, or general welfare of the City; 
Criterion Met. In 2011, the City of North St. Paul purchased the blighted property and 
funded demolition and site restoration. Redevelopment and reuse as a single-family 
residence, consistent with the neighborhood, would not adversely affect the health, 
safety, or general welfare of the City. 
 

iii.) The variance is necessary due to special conditions applying to the structures or land in 
question that are particular to the property and do not apply generally to other land or 
structures in the district or vicinity in which the land in located; 
Criterion Met. The variance is necessary to redevelop the existing legal nonconforming 
lot. Many of the developed parcels in the neighborhood are also legal nonconforming 
lots as to size, frontage, and corner lot side setbacks. The placement of the 
proposed structures and lot coverage are consistent with other structures (homes and 
garages) in the neighborhood. This is the appropriate zoning relief. 
 

iv.) The variance requested is the minimum variance necessary to alleviate the practical 
difficulty; 
Criterion Met. The variance requested is the minimum necessary to redevelop a corner 
lot that was platted before zoning in North St. Paul. The proposed new development 
would be placed in a manner complimentary to single-family development on other 
corner lots in the vicinity. 
 

v.) Practical Difficulties are caused from the strict application of the Zoning Code as 
outlined below: 
a. The property owner proposes to use the property in a reasonable manner not 

permitted by the Zoning Code; 
Criterion Met. Development of the property in conformance with the side yard 
setback on a corner lot would only allow an 18-foot wide home but would still require 
a variance to the lot size and frontage requirements. The proposed use of the property 
is reasonable. 

b. The plight of the landowner is due to circumstances unique to the property and not 
created by the landowner; 
Criterion Met. The plight of the landowner is unique to the property and not created 
by the landowner. The property could not be reasonably redeveloped according to the 
recommended land use, single-family residential, without the variance. 
 

c. The variance, if granted, will not alter the essential character of the locality; 
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Criterion Met. The variance, if granted, will not alter the essential character of 
the vicinity or locality. Building placement is an essential characteristic of a 
neighborhood. The proposed residence would be placed on the lot similarly to 
other residences in the neighborhood. 
 

d. Economic considerations alone do not constitute practical difficulties; and 
Criterion Met. The City of North St. Paul proposes to sell the property to a 
nonprofit entity for redevelopment of the property according to its intended use, 
single-family residential. 
 

e. The variance is consistent with officially adopted City plans and overlays. 
Criterion Met. The proposed variance is consistent with the city code and 
granting the variance would further the goals established therein. 

 
RECOMMENDED ACTION 
 
Based on the findings described in this report, staff recommends approval of the variance to 
reduce the lot size requirement at 2557 12th Avenue East from 7,920 feet to 5,127 feet. 
 
Based on the findings described in this report, staff recommends approval of the variance to 
reduce the lot width requirement at 2557 12th Avenue East from 60 feet to 40 feet. 
 
Based on the findings described in this report, staff recommends approval of the variance to 
reduce the side setback for the primary structure on a corner lot at 2557 12th Avenue East from 
15 feet to 13.3 feet. 
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