
City of North St. Paul
Planning Commission
Regular Meeting Agenda

September 16, 2021
6:30 PM

The Planning Commission Meeting will be conducted on September 16, 2021  at 6:30 p.m. The 
meeting location is the City Council Chambers of City Hall, located at 2400 Margaret St., North 
St. Paul.

The Planning Commission will also be meeting by interactive TV under Minn. Stat. 13D.02. 
Members of the public are permitted to attend the meeting in person, however, it is 
encouraged to participate in the meeting remotely. Instructions can be found below.

The September 16, 2021 Zoom meeting can be accessed 
via: https://tinyurl.com/NSPplanning 
(from a PC, Mac, tablet, iPhone or Android device)
Meeting ID:  821 4097 2224
Password: 362656 
or by phone at 1-929-205-6099, meeting ID 821 4097 2224, password 362656.

You can also watch the meeting on our YouTube channel here 
tinyurl.com/NSPYouTube 

The Planning Commission Zoom meeting will be ‘open to the public’ to listen in, but will be 
muted from contributing at all times with the exception of a Public Hearing and open to the 
public forum.

Please join the meeting early to test your audio and video settings.  If you join via a 
device and your audio is not working, you may need to use the dial-in phone number 
option in order to be heard.

  

I. Call to Order
  

II. Roll Call
 COMMISSION

Elaine Barton, Commission Chair 
Patrick Blees, Commissioner
Erik Brenna, Commissioner  
Rick Gelbmann, Commissioner  
John Monge, Commission Vice-Chair
Lisa Wong, Commission City Council Liaison  
Andrew Wise, Commissioner Allan Worm, Commissioner

STAFF 
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Eric Zweber, Planning Consultant 
Lisa Ritchie, Planning Secretary

  

III. Adopt Agenda
  

IV. Approval of Minutes
 A. Approval of August Meeting Minutes
  

V. Meeting Open to the Public
 Note: This is a courtesy extended to persons wishing to address the commission who 

are not on the agenda. A completed public comment form should be presented to the 
Planning Commission Secretary prior to the meeting; presentations will be limited to 3 
minutes. This session will be limited to 15 minutes.

  

VI. Public Hearings
 A. Century Avenue Collision Center Conditional Use Permit for Outdoor Storage
  

VII. Commission Business, Action Items & Recommendations 
  

VIII. Old Business
 A. Sign Code Update
 B. Review/Finalize Redevelopment Task Force_2 volunteers needed. Monday 

evenings (6:30)
  

IX. Reports from Staff
 A. Update from Kari Erpenbach
  

X. Reports from Council Liaison
  

XI. Reports from Commissioners
  

XII. Adjournment

The next regularly scheduled Planning Commission meeting is October 7th
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CITY OF NORTH ST. PAUL
PLANNING COMMISSION

REGULAR MEETING MINUTES
THURSDAY, AUGUST 5, 2021

6:30 P.M.

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

I.  CALL TO ORDER

Chair Barton called the meeting to order at 6:30 p.m.
 
II.  ROLL CALL

COMMISSION
Elaine Barton, Commission Chair
Patrick Blees, Commissioner     ABSENT
Erik Brenna, Commissioner
Rick Gelbmann, Commissioner
John Monge, Commission Vice Chair
Lisa Wong, Commission City Council Liaison
Andrew Wise, Commissioner
Allan Worm, Commissioner    ABSENT

STAFF
Eric Zweber, Planning Consultant
Planning Secretary, Lisa Ritchie

III.  ADOPT AGENDA

Motion to adopt agenda by Commissioner Gelbmann, and seconded by Commissioner Monge, 
with all present voting aye (5-0).  Motion carried to adopt the August 5, 2021 Agenda.

IV.  APPROVAL OF MINUTES

A. Planning Commission Meeting Minutes from June 3, 2021

Motion to approve Minutes by Commissioner Monge, and seconded by Commissioner Brenna, 
with all present voting aye (5-0).  Motion carried to approve the June 3, 2021 regular meeting 
minutes as submitted.

B. Approval of July 15, 2021 Joint EDA/Planning meeting

Motion to approve Minutes by Commissioner Monge, and seconded by Commissioner 
Gelbmann, with all present voting aye (5-0).  Motion carried to approve the July 15, 2021 Joint 
EDA/Planning Commission meeting minutes as submitted.
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V.  MEETING OPEN TO THE PUBLIC

There were no comments.

VI.  PUBLIC HEARINGS  
-None.

VII.  COMMISSION BUSINESS ACTION ITEMS & RECOMMENDATIONS

A. Task Force for the Update of the 2013 Redevelopment Master Plan

City Planner Eric Zweber reviewed a proposal for a Task Force to provide recommendations for 
an update to the 2013 Redevelopment Master Plan.  He added the Task Force would consist of two 
Planning Commissioners, two EDA Members, City Council Members and representatives from 
City Staff.  He asked whether any Planning Commissioners would like to volunteer for the Master 
Plan Task Force.

Commissioner Gelbmann requested clarification regarding time commitment.

Mr. Zweber stated it is anticipated that there will be a minimum of 6 monthly meetings, with the 
potential of 9 monthly meetings.  He added there might be a few months where there are 2 
meetings.

Commissioner Monge stated he is interested as long as the meetings start after 6:30 p.m. on 
weeknights.

Mr. Zweber stated he is confident the meetings will be held in the evenings.

Chair Barton stated Commissioners could serve as alternates if there are more than 2 volunteers.

Mr. Zweber stated, when the Task Force is set up, the regular Planning Commission meetings will 
include a “Report from Task Force Liaison”.

Commissioner Wise stated he is interested in volunteering.

Mr. Zweber stated two volunteers can be appointed, and any additional volunteers identified as 
primary and alternate volunteers.  Chair Barton agreed.

Chair Barton stated there are not a lot of details yet about the amount of commitment that will be 
required.

Planning Secretary Lisa Ritchie requested clarification regarding Open Meeting Law requirements 
(12:18)

Chair Barton stated that will not be an issue as long as there is no quorum.
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Mr. Zweber stated he will send out a request to the Planning Commission as a survey, or bcc, and 
interested Commissioners can respond.

Chair Barton stated Commissioners Gelbmann, Brenna and Wise have expressed an interest in 
volunteering for the Task Force.

Mr. Zweber agreed to send out the information to all interested volunteers to determine conflicts 
and availability.

B. Review the Need for Sign Code Amendments

Mr. Zweber reviewed issues related to a potential Sign Code amendment.  He added no action 
from the Planning Commission is requested.  He noted cities generally have three options: do 
nothing, which is not recommended; go very simple with the changes, specifically location, size, 
and zoning district; and spend more time creating a more nuanced Zoning Code.

Mr. Zweber stated a 2015 Supreme Court case allowed off-premise public message signs by 
different categories: religious institutions, non-profit organizations, and government.  He added, 
before this court case, cities could not regulate non-commercial speech more than commercial 
speech.  He noted the Supreme Court noted sign structures can be addressed, but content cannot 
be regulated.

Mr. Zweber stated a 2017 decision of the 9th District Court decided cities can regulate commercial 
speech but still be content neutral.  He added an example of this would be political signs and real 
estate signs in people’s yards, which look the same but have different content.

Mr. Zweber stated some communities are getting creative about regulating signs without regulating 
content.  He added tonight’s discussion is to introduce the issue, and to determine whether the 
Planning Commission would like to do a basic review of the Sign Code and be done or get into 
more specific concerns about different types of signs.

Mr. Zweber stated asked for feedback and comments from the Planning Commission regarding 
issues that they believe are not addressed well in the existing Sign Code.  He added, for instance, 
there are no clear regulations for use of digital display boards, and clarification about what 
constitutes a sign, even if it does not have a message.  He noted this would include flag banners, 
waving sales, and spotlights, which can all be easily regulated.

Mr. Zweber stated he would bring the Commission’s feedback to the Acting City Manager for 
review and discussion regarding scope and cost, and potentially lay out a review schedule.

Commissioner Gelbmann stated this is a complicated issue, and he would like to spend time 
looking at what the purpose is, and what the City is trying to achieve by modifying the Sign Code.  
He added that will go a long way in terms of providing guidance with process and goals.  He noted 
there may be some definitions, for instance a flag vs. a sign, that could be included, and the existing 
Sign Code does not address digital signs very well.
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Chair Barton stated the City has a lot of regulations that are not organized very well.  She added 
finding the regulations section is difficult, and there is a lot of repetition, and it will be helpful to 
get it in a better format.  She noted there has been confusion about how many signs are allowed, 
particularly in residential districts where the total amount of allowable signage is 2 square feet, 
which conflicts with the body of the Ordinance.  She expressed support for keeping it simple, and 
not trying to define every type of sign.

Mr. Zweber stated he read through the Sign Code and noticed inconsistencies with setback 
requirements, which should be kept simple.  He added some issues would be the consequences of 
having a simple Code, and whether nonconforming signs are grandfathered in.

Chair Barton stated enforcement will also be important with potential Ordinance amendments.  
She added the more complicated it is, the harder it will be to enforce.  She noted she drove around 
that day and looked at signs in the community.

Mr. Zweber agreed it is difficult to enforce a complicated Sign ordinance, especially when it is 
enforced on a complaint basis.

Commissioner Wise stated existing signs may not be in conformance with the new Ordinance, if 
the changes are significant.  He added that makes him lean more toward a less intensive scope.

Mr. Zweber stated signs are not viewed differently than any other nonconforming structure, and 
they are grandfathered in when the rules change.  He added the nonconformity, if anything, is to 
the benefit of the sign owner as adding a new message does not expand the nonconformity.

Chair Barton asked, with regard to permits, whether people should have to go through the permit 
process for certain signs, and whether a review would be required.  She added signs are legal at 
the time they were installed, and she does not support making changes that what has been allowed 
in the past would not be allowed going forward.

Chair Barton asked about signage in the downtown area.  Mr. Zweber stated signage is regulated 
based on Zoning district and not use.  Commissioner Monge stated it would be nice to have a clear 
Sign Ordinance for new businesses.

Mr. Zweber stated he discussed this issue with the City Attorney, to ensure that any changes are 
legal and enforceable.  He added, under the current Ordinance, the square footage requirement 
stays the same, but the number of signs is changeable.  He noted that can be a very complicated 
review for businesses with multiple signs.

Chair Barton stated signs are allowed downtown, but it is just a question of whether it makes sense 
and what is the purpose.

Mr. Zweber agreed, stating sign purpose leads to issues of impact.  He added, for example, some 
signs are illuminated, or they face a certain direction; they may be digital and constantly changing.  
He noted types of signs are difficult to regulate as they may be appropriate only in certain zones.  
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Commissioner Monge stated most signs in the downtown area are flat on buildings.  Commissioner 
Gelbmann stated the current Code has requirements for how far out a sign can project from the 
building.

Mr. Zweber stated he will provide ideas for a purpose statement at the next meeting, as well as a 
few potential processes for consideration.  He added engagement with the business community 
should be considered.

Commissioner Gelbmann asked whether inflatable signs will be included.  Mr. Zweber confirmed 
that they will be included.  Chair Barton stated those types of signs are all over, and City Code 
prohibits anything that moves in the wind, including flags.  She added she likes the grid for Mixed 
Use Districts that identifies types of signs, where they are allowed, and allowable sign area.

Commissioner Gelbmann stressed the importance of understandability, with so many different 
categories.  He added that gets back to the issue of purpose and impact.

Chair Barton stated she is talking about the format but not the content.  She added it needs to be 
updated because it is not enforceable, and not enforced.

Commissioner Gelbmann stated people will be less likely to violate the sign Ordinance if they 
understand its purpose. (microphone off, 42:27)

C. Review of the Comprehensive Plan Residential Densities

Mr. Zweber reviewed standards for residential densities, which are set by the Met Council to 
determine acreage and must be met by the Comprehensive Plan.  He requested the Planning 
Commission’s comments and feedback on this issue.

Chair Barton stated, in the last iteration of the zoning text changes, the R-1 minimum lot size was 
reduced from 7,920 square feet to 6,250 square feet.  She added this number was higher than that 
which was listed in the Comprehensive Plan for the R-1 District.  She asked whether it should be 
left where it is because of the maximum in the Comprehensive Plan.

Mr. Zweber stated the R-1 district has a minimum density of 6,250 square feet, and lots that size 
create a density greater than 5.5 dwelling units per acre, so it would have to be changed, based on 
net density.  He added the Met Council identifies this as “net residential density”, and they 
determine what can and cannot be netted out of the gross area.  He noted wetlands, streams and 
other bodies of water can be netted out, but stormwater infrastructure and storm pond that require 
a setback, as well as parks and open space, cannot be removed.

Mr. Zweber stated the Metropolitan Council is requesting median density in multi-family 
residential areas.  He added Commissioner Worm had asked whether it is possible to have 50-foot-
wide lots with the City’s existing lots which are typically 125 feet long.  He noted a lot that is 50 
feet wide and 125 feet deep is 6,250 square feet, and he thought that was the direction the 
Commission wanted to go.  He noted lot widths of 63 feet would be required for a total of 7,920 
square feet, with 125-foot-long lots.
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Chair Barton asked, with these proposals, if density is calculated the same way for all districts.  
She added it is a simpler way of doing it.  She noted she wanted to clarify that this is not something 
that will stand out, and whether the Met Council is okay with it.  She noted this has the potential 
of reducing the number of non-conforming lots in older areas of the community, that used to be 
zoned R-1B.

Commissioner Gelbmann asked whether this meets Comprehensive Plan standards based on the 
total area of R-1 zoning in North St. Paul, in terms of how it is viewed by the Metropolitan Council.  
He asked whether the City has flexibility within the range of what has been set, that it could be 
higher or lower depending upon what the City is trying to accomplish.

Mr. Zweber stated the Metropolitan Council is concerned about whether the Zoning Ordinance 
influences density, and whether the Code allows a developer to create more density than North St. 
Paul’s lot configuration will allow.  He added the City Code must allow the density range between 
3-5.5 units per acre in North St. Paul.  He noted this can be problematic because it could require a 
variance.

Commissioner Brenna stated he recognizes why the Metropolitan Council wants to see higher 
density.  He asked why a community might want to see lower density, closer to 3 units per acre.  

Mr. Zweber stated the Met Council understands that density is good as long as it is above 3 units 
per acre and the City can support the regional infrastructure system.  He added the creation of 
affordable housing is an important component of the Comprehensive Plan.  He noted the 
Metropolitan Council stipulates requirements for medium and high density must be met before 
focusing on low density development.

Commissioner Brenna stated many communities to the east have properties that have 5-acre lots 
in residential areas.

Mr. Zweber stated lots of that size would need to have their own septic system, and the Met Council 
will not provide sewer within the period up until 2040.  He added they cannot be less than 5 acres, 
because otherwise they would not be suitable for urban development.

Mr. Zweber stated there are still a lot of 40-foot-wide nonconforming lots, but there are lots that 
are less than 60-feet-wide, or less than 7,920 square feet.  He added many properties are increasing 
to 40% impervious surface.

Chair Barton stated impervious surface is a very important issue and requirements should not be 
lowered in some areas.

Mr. Zweber stated there are large lots in some areas of the community and 50% impervious surface 
would be a lot.

Commissioner Gelbmann asked a question regarding homeowner’s associations. (1:18:22)

Mr. Zweber stated many communities have homeowner’s associations, and open space 
requirements are added into the whole development.
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Chair Barton stated she does not believe it will create any issues other than the potential for 
additional impervious surface.  She added there are certain areas, particularly streets with alleys, 
where the lots are smaller.

VIII.  OLD BUSINESS
-None.

IX.    REPORTS FROM STAFF

Mr. Zweber stated there are no upcoming applications with public hearings.  He added the North 
High School addition has not been addressed as they have an extension through the end of 
September to provide time for a traffic and parking study at the high school.    He noted the high 
school is paying for half of the costs of the traffic study, which will be completed by the end of 
the month, and the study results will determine whether the plan could be re-designed.

Mr. Zweber stated the Planning Commission can continue the Sign ordinance discussion at its 
September meeting.

X.  REPORTS FROM COUNCIL LIAISON

City Council Liaison stated Mr. Zweber referred to Minnesota Safe Routes to School in his email.  
She added that is a State program for funding of pedestrian and bicycle infrastructure in the public 
right of way.

Mr. Zweber stated City Engineer Morgan Dawley has additional information on the program, and 
additional information will be available for Planning Commission review.

Councilmember Wong stated she attended National Night Out events and spoke with residents 
who had a lot of comments about Richardson School.  She added there is confusion about who is 
enforcing parking regulations, and concerns about children crossing the street there.

Commissioner Gelbmann asked what is being constructed in the Target parking lot.  Council 
Member Wong stated she believes it is a rain garden.  Mr. Zweber confirmed this.

Commissioner Gelbmann asked about the restaurant situation.

Council Member Wong interest has been expressed by two restaurants that want to move into 
North St. Paul, but nothing has been finalized.

Chair Barton asked about the old Subway store on 7th Avenue.  Mr. Zweber stated no one has 
submitted a request for sign permit.

XI.  REPORTS FROM COMMISSIONERS
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Commissioner Monge asked whether the Bruggeman Homes development is still in the works.  
Commissioner Wong stated that did not go through.  Chair Barton stated the developer did not 
meet requirements.

Ms. Ritchie stated City Staff is working with CivicClerk software portal to post meeting 
information.  She added Commissioners should have received an email last Friday.  

Chair Barton stated she received an email, but she had already signed up for City alerts.

Commissioner Wise stated he received the email with links but could not open it.

Ms. Ritchie stated these issues are still being addressed with CivicClerk and should be resolved 
before the next meeting.

XII.  ADJOURNMENT

There being no further business, motion to adjourn by Commissioner Monge, and seconded by 
Commissioner Brenna, with all present voting aye (5-0).  Motion carried to adjourn the meeting 
at 8:02 p.m.

The next regularly scheduled Planning Commission Meeting is Thursday, September 2, 
2021 at 6:30 p.m.

Members, please notify any planned absences to: Lisa Ritchie
Planning Commission Secretary
lisa.ritchie@northstpaul.org
651-747-2400
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Agenda Information Memorandum

To Date

Honorable Mayor Furlong and City Council September 16, 2021
 

Agenda Placement # VI.A

Public Hearings
 

Subject

Century Avenue Collision Center Conditional Use Permit for Outdoor Storage
 

Background/Facts

The applicant Jim Cihon is the owner of Century Avenue Collision Center and is 
requesting the review of a Conditional Use Permit for outdoor storage to expand an 
existing fence for additional storage space within the MU-3 district. Currently, Century 
Avenue Collision Center has 4,800 square feet of existing outdoor storage space 
without record of a CUP for this outdoor storage. They are proposing an about 4,800 
square foot expansion, totaling 9,600 square feet of outdoor storage space.
The applicant is scheduled to have their existing asphalt lot replaced this year and 
plan to remove the existing fence to make the repaving process easier for the asphalt 
contractor and then relocate to add the additional storage space.  Like other 
businesses in the area, Century Avenue Collision Center is experiencing an increase 
in thefts and damage to the cars on their property. The property has ample amount of 
space towards the rear of the facility where the proposed fence extension is located. 
This will accommodate a larger storage area where the cars can be relocated and will 
mitigate future thefts in the area.

 

Recommendation:

Staff recommends conditional approval of the requested Conditional Use Permit to 
allow for additional outdoor storage space, subject to the following conditions of 
approval: 

 

Attachments

1. Century Collision CUP - Staff Report and Attachments
 

Respectfully submitted,
Eric Zweber, Sr. Planner
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MEMORANDUM 

 

Date: 9/16/2021 

To: Planning Commissioners 

From: Eric Zweber, AICP, City Planner 

CC: Brian Frandle, Interim City Manager 

Re: Outdoor Storage Conditional Use Permit for expansion of existing fence and additional 

storage space at Century Avenue Collision Center (2501 Division St. N) 

 

BACKGROUND 

 

The applicant Jim Cihon is the owner of Century Avenue Collision Center and is requesting the 

review of a Conditional Use Permit for outdoor storage to expand an existing fence for additional 

storage space within the MU-3 district. Currently, Century Avenue Collision Center has 4,800 

square feet of existing outdoor storage space without record of a CUP for this outdoor storage. 

They are proposing an about 4,800 square foot expansion, totaling 9,600 square feet of outdoor 

storage space. 

The applicant is scheduled to have their existing asphalt lot replaced this year and plan to remove 

the existing fence to make the repaving process easier for the asphalt contractor and then relocate 

to add the additional storage space.  Like other businesses in the area, Century Avenue Collision 

Center is experiencing an increase in thefts and damage to the cars on their property. The 

property has ample amount of space towards the rear of the facility where the proposed fence 

extension is located. This will accommodate a larger storage area where the cars can be relocated 

and will mitigate future thefts in the area.  
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Figure 1: Location Map 

 

  

 

Figure 2: Zoning Map 

 

GENERAL STAFF REVIEW 

Administrative Consideration 

Conditional Use 

154.004 (F)(2) 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: 

• The use is consistent with the general purposes and intent of the Comprehensive Plan; 

• The use will not adversely affect the health, safety, or general welfare of the city; 

• The use is compatible with present and future land uses in the surrounding area and 

reasonably related to the overall needs of the city; 

• The use or appearance of the use is compatible with adjacent properties; 
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• 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; 

• 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; 

• The use will be sufficiently compatible or separated by distance or screening from 

adjacent residentially zoned land; 

• 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 will not create an intrusion of excessive noise, glare, or general unsightliness; 

and 

• If applicable, the proposed use is consistent with officially adopted city plans and 

overlays. 

Zoning Ordinance Section 154.004 (F) allows City Council to approve, with recommendation 

from the Planning Commission, an expansion of a conforming use within the MU-3 zoning 

district provided that the expansion meets the ten (10) criteria listed above.  Detailed analysis of 

these criteria and other Zoning Ordinance requirements are described below.   

 

Planning Commission Consideration 

Consistency with the City Plans 

• 154.004 (F)(2) Conditional Use Permit Standards (i) The use is in harmony and 

consistent with the general purposes and intent of the Comprehensive Plan. 

• 154.004 (F)(2) Conditional Use Permit Standards (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 

• 154.004 (F)(2) Conditional Use Permit Standards (x) If applicable, the proposed use is 

consistent with officially adopted city plans and overlays 

The 2040 Comprehensive Plan guides the subject property as Corridor Mixed Use, which 

encourages the combination of retail development with a variety of housing, offices, live-work 

spaces, employment activities, and other complementary uses. The improvements to Century 

Avenue Collision Center will allow them to protect private property and remain competitive in 

the short term.  

Outdoor Storage is listed as a Conditional Use within the MU-3 Zoning District that the subject 

property is located in.  

 

Health, Safety, and General Welfare 

• 154.004 (F)(2) Conditional Use Permit Standards (ii) The use will not adversely affect 

the health, safety, or general welfare of the city. 
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The additional space will allow Century Avenue Collision Center to provide more security to the 

cars and other tools and instruments parked on the lot. The additional space will not change the 

operations or affect the health, safety, and general welfare of the City.       

 

Compatibility with Surrounding Context 

• 154.004(F)(2) Conditional Use Permit Standards (iv) The use or appearance of the use is 

compatible with adjacent properties 

• 154.004(F)(2) Conditional Use Permit Standards (vii) The use will be sufficiently 

compatible or separated by distance or screening from adjacent residentially zoned land 

• 154.004(F)(2) Conditional Use Permit Standards (ix) The use will not create an intrusion 

of excessive noise, glare, or general unsightliness 

• 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. 

Century Avenue Collision Center is located within a large mixed-use area. The site is bounded 

by MN Highway 120 to the east, Henry St N to the west, 13th Ave E to the north, and 12th Ave E 

to the south.  Beyond the rights-of-way, MN Highway 36 and residential areas are located to the 

north, and additional residential districts and the downtown are located to the south and west. 

Although Century Avenue Collision Center is not in a residential district, they are directly east 

from a senior housing development that is considered a residential use. With such uses nearby, 

Century Avenue Collision Center is proposing a six (6) foot tall vinyl fence with privacy slats. 

This is similar to the existing fence they will be replacing and will ensure proper screening from 

the nearby mixed use and residential properties. Century Avenue Collision Center is not 

proposing any additional screening. The proposed fence meets the screening and fencing 

requirements for outdoor storage, however, staff is concerned that a chain link fence with plastic 

slats can be maintained appropriately over time. 

Proposed Uses 

• 154.004(F)(2) Conditional Use Permit Standards (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 

• 154.004(H)(2) Site Plan Review Standards (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. 

• 154.007(C)(1) Permitted, Conditional, and Interim Uses refers to Table 6 for allowed 

uses within the residential districts. 

The principal use of the property is automobile service or repair, however the applicant is not 

expanding the building. They are proposing to expand the outdoor storage; which is the 

accessory use. Any conditions need to be related to the expansion of the accessory use of outdoor 

storage. The proposed fence is located in the western portion of the site and will replace the 

existing fence to enlarge their current storage area. Currently, Century Avenue Collision Center 

uses this area for storage but will allow for additional storage to limit the parking in the front of 
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the property where more thefts are happening. Moreover, by enlarging the fence area, it will 

mitigate people using the extra space as an unofficial roadway between the 12th and 13th 

Avenues. The use or appearance is compatible with adjacent properties and will not create a 

burden on other public facilities. The proposed storage expansion is consistent with all other 

provisions of the Zoning Ordinance.   

Below is a photograph of the existing fence (red) and proposed fence (green). 

 

 

 

Century Avenue Collision Center Dimensional and Setback Requirements 

• 154.007(C)(3) refers to Table 4 for the lot requirements within the residential districts. 

Requirement MU-3 
Century Avenue Collision 

Center  

Minimum Lot Size 35,000 Sq. Ft. 1.28 ac (55,756 Sq. Ft.) 

Minimum Lot Width 120 Ft ~230 Ft 

Front Yard Setback 25 Ft ~80 Ft 

Rear Yard Setback Zero (0) Ft ~45 Ft 

Side Yard Setback Zero (0) Ft ~87 Ft 

Maximum Height Five (5) stories or 55 Ft one story  

Page 16 of 35



6 

 

 

The lot meets the size and width requirements for the MU-3 Zoning District.   

Proposed Fence Requirement 

• 154.010 (A) (5) Non-encroachments (e) A wall, fence or hedge may occupy part of the 

required front, side or rear yard subject to meeting traffic sight distance requirements. 

In the MU-3 zoning district there are no setback requirements for the rear or side yard, 

therefore, there are no rear or side yards. The proposed fence will be located within 18 feet of 

the property line. 

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. 

The proposed use will not generate any additional demand on parks, schools, or other similar 

public facilities. 

Landscaping  

The applicant has not proposed a landscape plan. 

• 154.010(F)(3) Tree requirements (a) Number of trees. Trees must be planted within the 

property lines and in a location as not to interfere with sight line visibility at maturity. 

The minimum number of trees of any given site shall be as follows: (iii) MU-2 and MU-3 

Districts. Whichever is greater: one tree per 1,000 square feet of gross building floor 

area or one tree per 50 lineal feet of site perimeter. 

The landscape requirement is for the principal use of auto service. This request does not 

change the principal use, there it does not apply. The applicant has not proposed a landscape 

plan. 

Outdoor Storage 

• 154.010(D) Supplemental regulations (32) Outdoor Storage (a) Outdoor storage shall be 

located outside of the front yard setback and shall not be placed between the principal 

building and the abutting street. 

• 154.010(D) Supplemental regulations (32) Outdoor Storage (b) Outdoor storage shall be 

completely screened from any adjacent street, sidewalk, public walkway, or public park. 
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• 154.010(D) Supplemental regulations (32) Outdoor Storage (c) Outdoor storage shall be 

screened from abutting residential uses with a wall, solid fencing, evergreen hedge, or 

equivalent material. All screening shall be six feet in height. Screening along district 

boundaries, where present, may provide all or part of the required screening 

Century Avenue Collision Center is located in a mixed-use district and abuts additional mixed-

use and residential properties, as well as public right of ways to the north, south and east sides of 

their property. The proposed fence will provide additional storage space for cars and machinery 

operated by Century Avenue Collision Center. The fence will be located outside of the front yard 

setback and towards the west side of the property and existing principal building. In order to 

screen the outdoor storage from the surrounding properties and public right of ways, Century 

Avenue Collision Center is proposing a six (6) foot tall chain link fence with vinyl slats which 

will serve as a screen to abutting residential and mixed-use properties.  

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 no major changes to the drainage/natural resources of the site. The proposed conditions 

of approval includes obtaining the appropriate stormwater and natural resources permits from the 

applicable agencies including the City, MPCA, and RWMWD. 

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. 

There are no alterations proposed to existing pedestrian ways within the adjacent public rights-

of-way. 

Parking 

• 154.010(J)(3) General Parking Standards. (a) 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. Each space shall be 

adequately served by access drives as determined by the Zoning Administrator. 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. 

The existing parking is located to the north of the principal building. The expanded outdoor 

storage is to the south and the west incorporating a currently unimproved portion of the site. The 
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expanded outdoor storage area has no impact on the existing parking for Century Avenue 

Collision Center.  

 

The applicant is not changing the principal use, therefore there are no changes to the parking 

requirements for the proposed use.  

 

Access and Circulation 

The application does not propose modifications to the existing accesses to the site.   

Lighting  

There are no changes proposed to their existing light fixtures. 

Engineering Comments: 

The City Engineer has preliminary reviewed the application.  The Engineering concerns are 

included in the proposed conditions of approval and will be reviewed during the building permit 

process. 

 

RECOMMENDED ACTION 

 

Based on the findings described in this report, staff recommends the following actions: 

 

Conditional Approval of the requested Conditional Use Permit to allow for additional outdoor 

storage space, subject to the following conditions of approval:  

 

 

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 RWMWD and Minnesota Pollution Control Agency (MPCA) 

NPDES stormwater construction, City Erosion and Sediment Control Plan, 

MPCA/Metropolitan Council sanitary sewer extension, and Minnesota Department of 

Health watermain extension permits, as applicable. 

 

2. The screening fence shall be a six (6) foot tall chain link fence with vinyl slats. The vinyl 

slats shall be inspected annually and any damaged or deteriorated slating shall be 

replaced within 30 days of inspection. 
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Photographs of the Existing Century Avenue Collision Center Site 

Page 26 of 35



Table 10. Signs - Mixed Use Districts

 

District Max sign
height

Window
signs Wall signs

Monument
sign  

max sign
face

Projecting
sign 

max sign
face

Free-
standing

signs 

max sign
face

Awning/
canopy
signs

Sq. ft. max
aggregate

or total
sign area

MU-1

0- 10,000 sq
ft

25 ft
20% of the

window
glass area.

10% of the
wall area or
80 sq ft
whichever is
less.

Institutional
Use: 75 sq
ft

12 sq ft, 3 ft
width max

(1) sign is
allowed per
building
street
frontage. 30
sq ft.

Max Length:
25 ft 

Min
Clearance:
8 ft Max 

Max Height:
12 ft 

Min Depth:
3 ft 

Max Depth
6 ft

150 sq ft

10,000-
20,000 sq ft

10% of the
wall area or
90 sq ft
whichever is
less.

Institutional
Use: 100 sq
ft

(1) sign is
allowed per
building
street
frontage. 60
sq ft.

200 sq ft

OVER
20,000 sq ft

10% of the
wall area or
100 sq ft
whichever is
less.

Institutional
Use: 150 sq
ft

(1) sign is
allowed per
building
street
frontage. 90
sq ft.

250 sq ft

MU-2

0- 20,000 sq
ft

10% of the
wall area or
90 sq ft
whichever is
less.

40 sq ft

(1) sign is
allowed per
building
street
frontage. 60
sq ft.

200 sq ft

OVER
20,000 sq ft

10% of the
wall area or
100 sq ft
whichever is
less.

80 sq ft

(1) sign is
allowed per
building
street
frontage. 90
sq ft.

250 sq ft

MU-3

0- 50,000 sq
ft

25 ft
20% of the

window
glass area.

2 sq ft for
every linear
foot of front
of bldg. Max
150 sq ft

100 sq ft

12 sq ft, 3 ft
width max

(1) sign is
allowed per
building
street
frontage.
100 sq ft.

Max Length:
25 ft 

Min
Clearance:
8 ft Max 

Max Height:
12 ft 

Min Depth:
3 ft 

Max Depth
6 ft

200 sq ft

50,000-
100,000 sq
ft

2 sq ft for
every linear
foot of front
of bldg. Max
200 sq ft

150 sq ft

(1) sign is
allowed per
building
street
frontage.
120 sq ft.

250 sq ft

100,000 -
200,000 sq
ft

2 sq ft for
every linear
foot of front
of bldg. Max
250 sq ft

150 sq ft

(1) sign is
allowed per
building
street
frontage.
140 sq ft.

300 sq ft

OVER
200,000 sq
ft

2 sq ft for
every linear
foot of front
of bldg. Max
300 sq ft

200 sq ft

(1) sign is
allowed per
building
street
frontage.
160 sq ft.

400 sq ft
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Table 11. Signs - Residential Districts

 

District
Institutional use sign
(parks, playgrounds,
churches, libraries,

municipal bldgs, etc)

Max total sign
area allowed

Max sign
height

Monument
sign max
sign face

Sq. ft. max aggregate
or total sign area

R-1

60 sq ft

2 sq ft name
plate

6 ft

__

Residential: 2 sq ft

name plate

Institutional: 60 sq ft
R-2

R-3 24 sq ft 24 sq ft
Residential: 24 sq ft

Institutional: 60 sq ft

(Am. Ord. 783, passed 4-16-2019; Am. Ord. 792, passed 6-2-2020; Am. Ord. 799, passed 7-20-2021)
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