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WEST ST. PAUL COMMITTEE OF ADJUSTMENTS 
 

The regular meeting of the West St. Paul Committee of Adjustments was called to order by 

Chair Hubert on Tuesday, January 19, 2016, at 7:00 p.m. in the Municipal Center Council 

Chambers, 1616 Humboldt Avenue, West St. Paul, Minnesota, 55118. 

   

ROLL CALL 

 

 

Absent: 

Commissioners present: Chair Hubert, McPhillips, Nelson, 

Kavanaugh and Ramsay.   

 

Vice-Chair Leuer and Commissioner Fernandez.     

 

Also Present: Assistant Community Development Director Boike, Council 

Liaison Bellows, and Recording Secretary Blume. 

 

APPROVE MINUTES 

 

 

 

 

ON MOTION of Kavanaugh, seconded by Ramsay, 

RESOLVED to approve the West St. Paul Committee of 

Adjustments meeting minutes of Tuesday, October 20, 2015 as 

written.  

Ayes: 5          Nays: 0   

 

PUBLIC HEARINGS 

 

 

CASE # 16-01 

Variance Request To 

Reduce The Front Yard 

Building Setback For The 

Construction Of A New 

Home At 1392 Summit 

Circle – Joel and Pat 

Liesener.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Assistant Community Development Director Boike reviewed the 

variance request by Joel and Pat Liesener to reduce the minimum 

front yard building setback for the construction of a new home 

located at 1392 Summit Circle.  Included in the commissioners 

packets are the draft findings of facts should the committee 

approve the variance, a copy of the application, the notice that was 

sent out to all neighbors within 150 feet as well as a copy of the 

survey or site plan.      

 

Assistant Community Development Director Boike said the 

applicants are proposing to construct a new two-story walkout 

home on the vacant parcel.  However, due to the topography of the 

property, specifically the property sloping away from the front of 

the parcel, the applicants are requesting a variance to locate the 

front of the home within the front yard setback to minimize impact 

to the natural slope and tree coverage of the lot.   

 

Assistant Community Development Director Boike stated the 

Zoning Ordinance requires a minimum front yard building setback 

of 30 feet in the R1-B District (single family residential) and the 

applicants are requesting a front yard building setback of 10.5 feet 

requiring a variance of 19.5 feet.  He pointed out the criteria 

involved in reviewing a variance request, specifically item (c) 

Definition of Practical Difficulties and in meeting the three listed 
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requirements.  He showed and discussed pictures of the property 

involved in the variance request.  Per the pictures, the subject 

property does have considerable slope from front to back.  As a 

result, placing the proposed home at a 30 foot setback requirement 

would require considerable amounts of fill be brought in (up to 8 

feet in some locations).  In addition, in order to maintain 

appropriate slopes from the home away from the home, additional 

fill would be required for the side and rear yards of the property 

which would require the removal of additional tree cover.  

Placement of the home at the proposed location (10.5 feet from the 

front line) will allow the homeowners to place the home in a 

location that suits the natural topography of the site and maintain 

tree coverage and site lines for neighboring homes, resulting in 

less impact to the property and the neighborhood. 

 

Something to take into consideration is the fact that the property is 

located on a cul-de-sac and because of the curvature of the cul-de-

sac there would be less impact to site lines and the neighborhood 

should the variance request get approved.       

 

Assistant Community Development Director Boike said that staff 

does not feel that the request is detrimental to the public nor does 

it present any inconsistencies with the Comprehensive Plan.  Staff 

believes that the applicant is proposing to utilize the property in a 

reasonable manner (construction of a new single family home in a 

single family neighborhood) and that the practical difficulties are 

unique to the property (topography).  As a result, the proposed 

request should not alter the essential character of the 

neighborhood.      

 

Another thing to point out is the 10.5 feet is not back of curb.  It is 

from the property line and there is another 10 – 12 feet of 

boulevard between the curb and the property line so we are 

looking at 20 – 22 feet back of curb where the front of the house 

would be should the variance be approved.                

 

Staff recommended APPROVAL of the VARIANCE to allow 

for a reduction in front yard building setback (variance of 19.5 

feet):  

 

1. The applicant shall apply for all applicable building 

permits for the construction of the new home. 

 

2. The proposed home shall be constructed according to 

the submitted plans as reviewed through the Variance 

process.     
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NEW BUSINESS: 

 

 

 

 

 

 

 

 

 

 

 

 

Included in the packets is a copy of the draft resolution should the 

committee approve the variance and also the elevations of the 

proposed home.    

 

Chair Hubert asked if any of the Commissioners had questions for 

Assistant Community Development Director Boike.  

Commissioner Ramsay asked if anyone has talked with any of the 

adjacent neighbors and were there any concerns.  Assistant 

Community Development Director Boike said according to the 

applicant he has discussed it with neighbors and there were no 

objections.  One neighbor is in the audience tonight.  Notices were 

sent out and there were no conversations with anyone.    

 

Chair Hubert asked the applicant to step forward.  Mr. Liesener 

came forward to add comments and to answer any questions.  

Commissioner Kavanaugh asked if he had an estimate of what the 

fill should the variance not be approved.  Mr. Liesener replied he 

did not but he couldn’t imagine what the cost would be let alone 

the settling that would occur.     

 

Commissioner McPhillips asked how long he has had the property.  

Mr. Liesener said he purchased the property in September of 2015. 

 

Chair Hubert opened the Public Hearing at 7:10 p.m. and since no 

one came forward he closed the Public Hearing at 7:10 p.m.          

 

ON MOTION by Nelson, seconded by Ramsay, the Committee 

of Adjustments approved Case #16-01, the Application for a 

Variance Request to Reduce the Front Yard Building Setback 

for the Construction of a New Home at 1392 Summit Circle – 

Joel and Pat Liesener. 

Ayes:   5          Nayes:   0          Abstain:   0 

 

Election of Officers for the year 2016 was brought forward and 

since Chair Hubert wished to continue on as chair and no one had 

any objections, Mr. Hubert will remain Chair and Mr. Leuer will 

remain Vice-Chair. 

 

Assistant Community Development Director Boike discussed 

needing a liaison from the Planning Commission to sit on the 

Environmental Committee and act as eyes and ears so if something 

comes up at a landscape plan the liaison and the committee can 

refer back to what was discussed.  The meetings are the first 

Wednesdays of every month beginning at 6:00 p.m. and lasts 

about an hour and a half to two hours.  Chair Hubert asked if there 

was anyone that was interested and could make the six o’clock 



WEST ST. PAUL COMMITTEE OF ADJUSTMENTS 

Meeting Minutes – January 19, 2016 

4 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

OLD BUSINESS: 

 

ADJOURNMENT: 

 

start time and would be willing to volunteer. 

 

Council Liaison Bellows stated the meetings usually last an hour 

to an hour and a half.  He said the liaison, as long as they 

consistently attend the monthly meetings but could not be there at 

exactly six o’clock, would be acceptable.  He emphasized how 

nice it would be for a liaison from the Planning Commission to be 

there and how helpful it would be to receive knowledge 

beforehand as to what is going to come before the Planning 

Commission and if it has any kind of environmental impact in 

terms of landscaping or any other kind of impact in regards to the 

land.  Also, the liaison would get additional insight as to the 

process of what goes into planning.  He encouraged anyone that 

could possibly attend to do it. 

 

Commissioner McPhillips asked what kind of commitment they 

are looking for.  Council Liaison Bellows replied having a liaison 

to attend the monthly meetings would maintain a continuity.  

Commissioner Kavanaugh asked if rotating months with the 

Planning Commission members would be acceptable.  Both 

Assistant Community Development Director Boike and Council 

Liaison Bellows said alternating meetings would work and might 

be a better solution since everyone would get a taste of the 

meetings.  Mr. Boike said since two commission members are 

missing that tabling the discussion until next month would be a 

good idea.  It was agreed that Chair Hubert would attend the 

February meeting and if not able to Commissioner McPhillips 

would attend in his place.               

 

None.  

 

ON MOTION of McPhillips, the Commissioners 

ADJOURNED the Committee of Adjustments meeting of 

January 19, 2016, at 7:18 p.m. 

All Ayes: 5/0. 
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TO:     Committee of Adjustments 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   May 17, 2016 

SUBJECT:  Case #16-02 

 

 
REQUEST 
 

St. Paul Regional Water Services is requesting a Variance to reduce the minimum 
setback of an Essential Service Structure (pump house) from an abutting lot in a 

Residential District.  The requested variance is needed in order to construct an 
addition to the existing building. 

 
Attachments: 

Draft Findings of Fact 
Application 
Notice 
Plans 

 

 
 

EXISTING LAND USES 

 
The subject property consists of a pump station for St. Paul Regional Water.  

Adjacent properties to the north, south and west consist of single family homes.  The 
adjacent property to the east consists of an apartment building.  

City of West St. Paul 
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ZONING 

 
The subject property and adjacent properties to the north, south and west are zoned 

R1, Single Family Residential.  Adjacent properties to the east are zoned R4, Multiple 
Family Residential. 

 

PROPOSAL 
 

The applicant is proposing to expand the existing building in order to add an 
emergency generator.  Per the attached submitted plans, the applicant is proposing 

an 11.5 ft. addition to the rear (west side) of the existing building.  The resulting side 
yard setback is 5.5 ft. to the west property line.  As the attached narrative states, 

over the past several years, power outages at the station have become more frequent 
and have the potential to interrupt water service to the community.  The proposed 
generator would allow for water service to continue during future outages.  Please see 

the attached narrative for more information regarding the need for the generator. 
 

VARIANCE REQUESTED 

 
Variance to allow reduction in the minimum setback from a Residential lot: 

 
153.051  CONDITIONAL USES. 
 

Within any R-1A One-Family Residential District, no structure or land shall be used 
for the following uses, except by conditional use permit: 

 
   (B)   Essential service structures, including, but not limited to, buildings, such as 
telephone exchange stations, booster or pressure regulating stations, wells and 

pumping stations, elevated tanks, lift stations and electrical power substation 
provided no building shall be located within 50 feet from any lot line of an abutting 
lot in an R District. Prior to granting the permit it shall be found that the 

architectural design of essential service structures is compatible to the neighborhood 
in which it is to be located and thus will promote the general welfare; 

 
The Zoning Ordinance requires a minimum building setback of 50 ft. from all 
neighboring residential properties.  The applicant is requesting a side yard setback of 

5.5 ft. resulting in a Variance of 44.5 ft.  It should be noted that the setback of the 
existing building is legal non-conforming at 17 ft.   

 
ANALYSIS 

 

In reviewing Variance requests, the following section of the Zoning Code, Section 
5.3 (1) (b-d), is utilized: 

(b) Criteria for Granting a Variance.  A Variance may only be granted by the 

Committee of Adjustments when: 
 



3 | P a g e  

 

   i. The Variance is in harmony with the general purpose and intent of the 
Ordinance;  

 
   ii. The terms of the Variance are consistent with the Comprehensive Plan; and 

 
   iii. The applicant for the Variance establishes that there are practical difficulties 
in complying with the Zoning Ordinance. 

(c) Definition of Practical Difficulties.  “Practical Difficulties” as used in connection 

with the granting of a Variance means that: 
 
   i. The property owner proposes to utilize the Property in a reasonable manner; 

 
   ii. The plight of the property owner is due to circumstances unique to the 

Property that were not created by the property owner; and 
 
   iii. The Variance will not alter the essential character of the neighborhood. 

(d) Restrictions on Granting Variances.  The following restrictions shall be applied 

when considering granting a Variance: 
 

   i. Economic considerations alone do not constitute practical difficulties. 
 
   ii. The Committee of Adjustments may not permit as a Variance any Use that is 

not allowed in the Zoning Ordinance for Property in the district where the affected 
person’s land is located (i.e. a Use Variance). 

REVIEW 

 
The existing structure has been in operation for 65 years, therefore the structure 
predates the 50-foot setback requirement.  As mentioned, the existing structure is 

currently setback 17 ft. to the west property line (considered the side yard) and 50 ft. 
to the north property line (considered the rear yard).  The proposed addition extends 
the existing structure 11.5 ft. to the west.  As noted in the attached narrative 

provided by the applicant, the applicant considered a number of other options for 
locating the generator on-site including the original proposal to locate the generator 

outdoors in the rear yard (north of the structure).  However, a number of factors led 
the applicant to the proposal currently under review including utility line locations, 
ground slope, tree coverage and the impact (more noise) of locating a structure 

outside of the existing structure. 
 

Staff is in agreement with the applicant in that the proposed addition provides the 
least amount of impact to neighboring properties and the neighborhood as a whole.  
The existing property presents constraints locating the generator elsewhere on the 

property, including the location of the existing structure in relation to underground 
utility lines serving the structure, topography, and tree coverage.  In addition, the 
proposed setback is consistent with the side yard setbacks for homes in the R1 

District and the proposed addition will mimic a single family home. 
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In order to mitigate any potential impacts to the neighboring properties, Staff is 

recommending conditions of approval to both the Variance and the Conditional Use 
Permit to help mitigate any impact that the proposed addition has to neighboring 

property owners.  The recommended conditions include the installation of a 6-foot 
tall maintenance free fence along the west property line, limiting monthly testing of 
the generator to daytime hours, and requiring that the applicant address any noise 

complaints determined to be a public nuisance (more info is provided regarding these 
recommendations in the Conditional Use Permit report). 

 

Staff does not feel that the request is detrimental to the public nor does it present 
inconsistency with the Comprehensive Plan.  Staff believes that the applicant is 

proposing to utilize the property in a reasonable manner (by mimicking the structure 
as a single family home) and that the practical difficulties are unique to the property.  
As a result, the proposed request should not alter the essential character of the 

neighborhood. 
 

STAFF RECOMMENDATION 
 
Based on the above comments, Staff recommends APPROVAL of the VARIANCE to 

allow 5.5 foot setback for a building addition to the west property line (variance of 
44.5 feet): 

1. The Variance is contingent upon approval of the corresponding Conditional Use 

Permit Application.   

2. The applicant shall apply for applicable building permits.  The proposed 

addition shall be constructed according to the submitted plans. 

3. Testing of the proposed generator shall be conducted during daylight hours. 

4. Should noise levels resulting from the proposed generator create a public 

nuisance as determined by the Zoning Administrator, the applicant shall 
work with Staff to mitigate the noise issues. 

5. The applicant shall replace the existing 4-foot chain link fence with a 6-foot 

maintenance free fence from the southwest corner of the proposed addition 
west to the west property line and then extending north along the west 

property line to the northwest corner of the property. 

 
FINDINGS OF FACT 

 
A proposed Resolution adopting findings of fact for the Variance is attached for your 

consideration.    



 

 

        

 

 CITY OF WEST ST. PAUL 

 DAKOTA COUNTY, MINNESOTA 

  

RESOLUTION NO.  16-02 
 

RESOLUTION MEMORIALIZING THE 

FINDINGS OF FACT AND REASONS FOR APPROVAL 

RELATING TO THE VARIANCE APPLICATION OF 

ST. PAUL REGIONAL WATER SERVICES FOR THE CONSTRUCTION 

OF AN ADDITION AT 1365 BIDWELL ST. 

 

  

 WHEREAS, St. Paul Regional Water Services is the owner of certain real property located 

at 1365 Bidwell St. legally described as follows: 

 

 LOT 1, BLOCK 1 EMERSON ESTATES 

  

 (the “Property”); 

 

 WHEREAS, St. Paul Regional Water Services has applied for a Variance to allow a 

reduction in the setback to an abutting residential lot (located west of the property) to construct an 

11.5 ft. addition to the existing structure; and 

 

WHEREAS, the location of the existing structure, topography of the lot, tree coverage, and 

location of existing underground utilities present significant constraints on the property; and 

 

 WHEREAS, a public hearing on the application was heard by the Committee of 

Adjustments on May 17, 2016, at which meeting the Committee of Adjustments voted to approve 

the Variance request; and 

 

 WHEREAS, contemporaneously with the votes on the motions, the Committee of 

Adjustments members voting to approve the request made the following findings of fact:  

 

FINDINGS OF FACT 

 

1. The Variances are in harmony with the general purpose and intent of the Ordinance; 

 

2. The terms of the Variances are consistent with the Comprehensive Plan; and 

 

3. The property owner has established that there are practical difficulties in complying with the 

Zoning Ordinance because of the following: 

 



 

 

a. The Property owner proposes to utilize the Property in a reasonable manner; 

b. The plight of the property owner is due to circumstances unique to the Property, 

specifically due to the location of the existing structure, topography of the lot, tree 

coverage, and location of existing underground utilities. 

c. The Variances will not alter the essential character of the neighborhood. 

 

 NOW, THEREFORE, BE IT RESOLVED by the West St. Paul Committee of 

Adjustments that the Variance to reduce the setback to the western property line to 5.5 feet 

(variance of 44.5 feet) is approved based on the Planner’s report, dated May 17, 2016, which is 

hereby adopted and incorporated herein; 

 

  AND BE IT FURTHER RESOLVED that the following conditions are imposed on the 

applicant: 

1. The Variance is contingent upon approval of the corresponding Conditional Use Permit 

Application.   

2. The applicant shall apply for applicable building permits.  The proposed addition shall be 

constructed according to the submitted plans. 

3. Testing of the proposed generator shall be conducted during daylight hours. 

4. Should noise levels resulting from the proposed generator create a public nuisance as 

determined by the Zoning Administrator, the applicant shall work with Staff to mitigate 

the noise issues. 

5. The applicant shall replace the existing 4-foot chain link fence with a 6-foot maintenance 

free fence from the southwest corner of the proposed addition west to the west property 

line and then extending north along the west property line to the northwest corner of the 

property. 

 

 

 Passed this 17
th

 day of May, 2016. 

 

 

Ayes:    Nays:  

 

 

       Attest: 

 

             

Chris Hubert      Jennifer Dull,  

Committee of Adjustments Chair Recording Secretary 
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E1.0 ELECTRICAL TITLE SHEET

E1.1 SITE PLAN

E1.2 EXISTING PARTIAL LAYOUT PLAN

E1.3 NEW PARTIAL LAYOUT PLAN

E2.1 PARTIAL ONE LINE DIAGRAM - NOT ISSUED

E2.2 NEW ONE LINE DIAGRAM - NOT ISSUED

E3.1 ELECTRICAL SCHEDULE AND DETAILS - NOT ISSUED

J

1. BRANCH CIRCUIT DESIGNATIONS AS INDICATED ON THESE
DRAWINGS ARE FOR CLARIFICATION ONLY AND DO NOT
REPRESENT  EXACT CIRCUIT DESIGNATIONS IN THE PANELS
SERVING THE AREAS.  EXACT LOCATIONS AND/OR
DESIGNATIONS SHALL  BE ADJUSTED AS REQUIRED TO
PROVIDE BALANCED LOADING OF ALL THE PHASES IN THE
PANEL.

2. WHERE AN ELECTRICAL OR COMMUNICATION SYSTEM IS
CALLED OUT TO BE INTERCONNECTED WITH AN EXISTING
SYSTEM THE  CONTRACTOR SHALL BE RESPONSIBLE FOR THE
COORDINATION OF THE POINT OF THE INTERCONNECTION AS
WELL AS THE MEANS  OF INTERCONNECTION WITH THE
EXISTING SYSTEM.

3. INSTALLATION OF ALL FIXTURES SHALL COMPLY WITH ALL
INTERNATIONAL BUILDING CODE REQUIREMENTS.

4. INTERRUPTING RATINGS NOTED IN SCHEDULES SHALL APPLY
TO THE ENTIRE PANELBOARD AND/OR SWITCHBOARD.  ALL
EQUIPMENT SHALL BE FULLY RATED FOR SHORT CIRCUIT
CURRENT NOTED.

5. LABEL ALL TERMINAL CABINETS TO INDICATE THEIR FUNCTION.

6. ALL ELECTRICAL BOXES THAT ARE ABANDONED DURING THE
COURSE OF THE PROJECT SHALL HAVE A BLANK COVERPLATE.

7. ADJUST MOUNTING HEIGHTS OF ELECTRICAL DEVICES IF
REQUIRED SO AS NOT TO INTERFERE WITH RADIATION.

8. WHEREVER THE INSTALLATION OF ELECTRICAL EQUIPMENT
CONFLICTS WITH EXISTING CONDITIONS NOT SHOWN ON THE
PLANS  OR SPECIFICATIONS, THE CONTRACTOR SHALL
DETERMINE A SATISFACTORY ALTERNATIVE MEANS FOR
INSTALLATION AND VERIFY IT  WITH THE ENGINEER PRIOR TO
INSTALLATION.

9. DEVICE LOCATIONS SHOWN ON THESE PLANS AND NOTED
EXISTING HAVE BEEN DERIVED FROM EXISTING PLANS AND
MAY NOT  BE INSTALLED AS SHOWN.  THE CONTRACTOR SHALL
VERIFY ALL LOCATIONS AND ROUTING PATHS.

10. WHERE ELECTRICAL DEVICES ARE LOCATED ADJACENT TO
LIGHT SWITCHES, MOUNT ALL DEVICES AT THE SAME
ELEVATION. OR LINE OF PLUMB.

11. PROVIDE ALL ELECTRICAL DEMOLITION WORK AS REQUIRED
TO FACILITATE THE NEW WORK.  DEMOLITION DRAWINGS
INDICATE  DESIGN INTENT AND MAY NOT BE INCLUSIVE OF ALL
MISCELLANEOUS AND INCIDENTAL ITEMS.  NO ALLOWANCE

WILL BE MADE FOR  THE CONTRACTORS FAILURE TO
FAMILIARIZE THEMSELF WITH THE EXISTING BUILDING
CONDITIONS AND THE AMOUNT OF EFFORT TO COMPLETE THE
NEW ELECTRICAL WORK AS SHOWN ON THE DRAWINGS.

12. PROVIDE ALL ELECTRICAL DEMOLITION WORK IN AREAS
WHERE NOTED.  PROVIDE DISCONNECTION AND REMOVAL OF
ALL  ELECTRICAL EQUIPMENT, LIGHT FIXTURES, DEVICES,
PANELBOARDS, CONDUIT AND CABLE IN THESE AREAS.  TURN
OVER EQUIPMENT  TO OWNER THAT WHICH THEY DESIRE TO
RETAIN.  ALL OTHER EQUIPMENT SHALL BE DISPOSED OF BY
THE ELECTRICAL  CONTRACTOR.  ELECTRICAL CONTRACTOR
SHALL BE RESPONSIBLE FOR PROPER DISPOSAL OF LAMPS
AND BALLASTS AND MUST COMPLY WITH ALL STATE AND
FEDERAL REGULATIONS GOVERNING THEIR DISPOSAL.
INFORMATION ABOUT PROPER LAMP AND BALLAST DISPOSAL
IS AVAILABLE FROM THE "MINNESOTA POLLUTION CONTROL
AGENCY" AT 1-800-657-3724.

13. DO NOT SCALE DRAWINGS.  VERIFY DIMENSIONS IN FIELD
PRIOR TO COMMENCEMENT OF WORK.

14. FINAL CONNECTIONS TO EQUIPMENT SHALL BE PER
MANUFACTURERS APPROVED WIRING DIAGRAMS, DETAILS
AND  INSTRUCTIONS.  IT SHALL BE THE CONTRACTORS
RESPONSIBILITY TO PROVIDE MATERIALS AND EQUIPMENT
COMPATIBLE WITH  EQUIPMENT ACTUALLY SUPPLIED.
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West St. Paul Pump Station - Site Plan

SCALE: 1" = 20'-0"

1. EXISTING UTILITY POLE MOUNTED TRANSFORMERS
FOR 240 VOLT DELTA HIGH LEG ELECTRICAL
SERVICE.

2. EXISTING UNDERGROUND ELECTRICAL SERVICE
TO FACILITY. DISCONNECT AND REMOVE AFTER
NEW SERVICE INSTALLED. COORDINATE WITH
UTILITY.

3. EXISTING BUILDING.

4. NEW BUILDING ADDITION.

5. NEW WALL MOUNTED METER CABINET.

6. NEW UNDERGROUND ELECTRICAL SERVICE TO BE
FURNISHED AND INSTALLED UP THE UTILITY POLE
BY THE CONTRACTOR FROM THE NEW METER
CABINET. ARRANGE WITH THE UTILITY FOR THE
INSTALLATION OF A NEW 480/277 VOLT 3 PHASE 4
WIRE SERVICE TO THE FACILITY. UTILIZE TWO (2)
3-1/2" CONDUITS EACH WITH FOUR (4) 350 KEMIL
CONDUCTORS PLUS ONE (1) 2/0 AWG GROUND.

7. EXISTING GAS METER.

8. APPROXIMATE ROUTE OF EXISTING GAS SERVICE
LINE. CONTRACTOR SHALL ARRANGE WITH XCEL
ENERGY TO UPGRADE SERVICE TO
REQUIREMENTS NEEDED TO FEED THE NEW
GENERATOR ALONG WITH OTHER BUILDING LOADS.
SEE MECHANICAL FOR MORE DETAILS.

20'0
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West St. Paul Pump Station - Existing Partial Layout Plan

SCALE: 1" = 10'-0"

1. EXISTING GENERATOR CONNECTION BOX.

2. EXISTING 800-AMP FUSED DISCONNECT SWITCH
FOR GENERATOR CONNECTION.

3. EXISTING AUXILLARY POWER MANUAL SWITCH
LOCATED IN FIRST SECTION OF SWITCHGEAR.

4. EXISTING 800-AMP, 240-VOLT, 3-PHASE MAIN
UTILITY DISCONNECT SWITCH LOCATED IN
FIRST SECTION OF SWITCHGEAR.

5. EXISTING WESTINGHOUSE THREE SECTION
800-AMP, 120/240-VOLT, 3-PHASE  ELECTRICAL
GEAR.

6. SECOND SECTION OF GEAR WITH CONTROLLER
FOR PUMP #1.

7. THIRD SECTION OF GEAR WITH CONTROLLER
FOR PUMP #2 AND PUMP #3.

8. EXISTING UTILITY METER

9. EXISTING RTU-30.

10. EXISTING 30 HP, 230-VOLT, 74-AMP, 1770 RPM,
3-PHASE, MOTOR FOR PUMP P1.

11. EXISTING 50 HP, 230-VOLT, 125-AMP, 1780 RPM,
3-PHASE, MOTOR FOR PUMP P2.

12. EXISTING 50 HP, 230-VOLT, 119-AMP, 3-PHASE,
MOTOR FOR PUMP P3.

13. EXISTING PANEL BOARD.

14. EXISTING GAS METER.

10'0
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West St. Paul Pump Station - New Plan

SCALE: 1/8" = 1'-0"

1. FURNISH AND INSTALL NEW 600 AMP, 600V, 3 PHASE
4 WIRE WALL MOUNTED METER CABINET.
COORDINATE WITH ELECTRICAL UTILITY FOR
REQUIREMENTS.

2. FURNISH AND INSTALL NEW GENERATOR ON
CONTRACTOR FURNISHED PAD. SEE DETAILS AND
SPECIFICATIONS FOR FURTHER INFORMATION.

3. FURNISH AND INSTALL TWO (2) 3-1/2" CONDUITS
UNDERGROUND FOR SERVICE FEED TO MSB FROM
METERING CABINET. SEE SHEET E2.2 FOR WIRING
DETAILS.

4. FURNISH AND INSTALL NEW MAIN SWITCH BOARD
MSB WITH 600 AMP MAIN BREAKER. SEE SHEET E2.2
AND SPECIFICATIONS FOR MORE DETAILS.
MAXIMUM HEIGHT OF UNIT TO BE 72"

5. FURNISH AND INSTALL AUTOMATIC TRANSFER
SWITCH ATSI. SEE SHEET E2.2 AND SPECIFICATIONS
FOR MORE DETAILS. MAXIMUM HEIGHT OF UNIT TO
BE 72".

6. FURNISH AND INSTALL NEW MCC. SEE SHEET E2.2
AND SPECIFICATIONS FOR DETAILS. MAXIMUM
HEIGHT OF UNIT SHALL BE 72".

7. FURNISH AND INSTALL NEW MANUAL TRANSFER
UNIT MTSI. SEE SHEET E2.2 FOR MORE DETAILS.

8. FURNISH AND INSTALL NEW GENERATOR DOCKING
STATION TO REPLACE EXISTING. SEE SHEET E2.2
FOR MORE DETAILS.

9. FURNISH AND INSTALL NEW WALL MOUNTED
TRANSFORMER T1. SEE SHEET E2.2 AND
SPECIFICATIONS FOR MORE DETAILS.

10. FURNISH AND INSTALL NEW 200 AMP PANEL BOARD.
SEE SHEET E2.2 AND SPECIFICATIONS FOR MORE
DETAILS.

11. RELOCATE EXISTING CONVENIENCE AND WELDING
RECEPTACLE TO ADJACENT WALL. WIRE TO NEW
PANEL L1.

12. DISCONNECT AND REMOVE EXISTING 240 VOLT
SERVICE AND DISTRIBUTION SWITCH GEAR AFTER
NEW SERVICE AND DISTRIBUTION INSTALLED AND
TESTED. COORDINATE WITH OWNER, UTILITY, AND
ENGINEER TO KEEP DOWNTIME TO A MINIMUM OF
SIX (6) HOURS.

13. REWIRE EXISTING PUMPS FOR OPERATION AT 480
VOLTS SEE SHEET E2.2 FOR FURTHER DETAILS.

14. NOT USED.

15. FURNISH AND INSTALL ONE (1) HANDHOLE FOR
ROUTING OF CABLES FROM METERING CABINET TO
MSB. UTILIZE QUAZITE #PG2436BA36 OR APPROVED
EQUAL.8'0
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TO:     Committee of Adjustments 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   May 17, 2016 

SUBJECT:  Case #16-03 

 

 
REQUEST 
 

Venture Pass Partners, LLC is requesting two Variances for the construction of a new 
Drive-through Restaurant to be located at 1725 Robert St.  The restaurant is part of 

a larger redevelopment plan which will be reviewed by the Planning Commission as a 
separate item.  The two variance requests are as follows:  
 

1) To allow for an increase in the Front Yard Building Setback 
2) To allow for parking in the Front Yard Setback 

 
Attachments: 

Application 

Draft Findings of Fact 
Civil Plans 
 

 
 

 
EXISTING LAND USES 

 
The subject properties currently consists of two bank buildings (one vacant and one 
soon to be vacant) and a vacant drive-through restaurant.  Adjacent properties to the 

City of West St. Paul 
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north, east and south consist of commercial/office uses.  Adjacent properties to the 
west consist of multi-family housing. 

 
ZONING 

 
The subject properties and the adjacent properties to the north are zoned B3, General 
Business.  Adjacent properties to the east and south are zoned B3, General Business 

and B4, Shopping Center.  Adjacent properties to the west are zoned R4, Multiple 
Family. 
 

BACKGROUND 
 

The applicant is proposing to construct a new 2,854 sq. ft. Drive-through Restaurant 
at the south end of the subject property (see attached site plan).  In conjunction with 
the Variance application, the applicant has also submitted applications for Site Plan 

approval, Conditional Use Permit approval, and Plat approval which will all be 
reviewed by the Planning Commission.  Please see the Planning Commission report 

for more information regarding the overall project. 
 

VARIANCES REQUESTED 

 
1) Variance to allow an increase in the Front Yard Building Setback: 

 

153.032 SITE PLAN APPROVAL PROCEDURE AND DESIGN REQUESTS IN 
COMMERCIAL AND INDUSTRIAL DISTRICTS. 

 
(D)  Drive Aisle, Building, Parking and Curbing Standards.  

(4) In the B3, B5, B6 Zoning Districts, off-street parking, building and drive aisle 
setback standards are as follows: 

B-3, B-5, B-6 Building 

Front yard 10 to 40 feet 
 

  

 

The Zoning Ordinance requires a Front Yard building setback between 10-40 feet 
from the front property line (east property line).   The proposed drive-through 
restaurant calls for a Front Yard building setback of 51 feet, therefore the applicant is 

requesting a Variance of 11 feet. 
 

2) Variance to allow Parking (Drive Aisle) in the Front Yard Setback: 
 
153.032 SITE PLAN APPROVAL PROCEDURE AND DESIGN REQUESTS IN 

COMMERCIAL AND INDUSTRIAL DISTRICTS. 
 
(D)  Drive Aisle, Building, Parking and Curbing Standards.  
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(4) In the B3, B5, B6 Zoning Districts, off-street parking, building and drive aisle 
setback standards are as follows: 

B-3, B-5, B-6 Parking 

Front yard Not permitted 
 

  

 

The Zoning Ordinance does not allow parking in front yard setback area. The 
proposed drive-through restaurant includes a drive aisle in the front setback in order 
to loop traffic back to the lighted intersection, therefore the applicant is requesting a 

Variance to allow parking (drive aisle) in the front yard setback. 
 

ANALYSIS 
 

In reviewing Variance requests, the following section of the Zoning Code, Section 

153.027, is utilized: 

(2) Criteria for Granting a Variance.  A Variance may only be granted by the 
Committee of Adjustments when: 

 
   a. The Variance is in harmony with the general purpose and intent of the 
Ordinance;  

 
   b. The terms of the Variance are consistent with the Comprehensive Plan; and 
 

   c. The applicant for the Variance establishes that there are practical difficulties 
in complying with the Zoning Ordinance. 

(3) Definition of Practical Difficulties.  “Practical Difficulties” as used in connection 

with the granting of a Variance means that: 
 
   a. The property owner proposes to utilize the Property in a reasonable manner; 

 
   b. The plight of the property owner is due to circumstances unique to the 

Property that were not created by the property owner; and 
 
   c. The Variance will not alter the essential character of the neighborhood. 

(4) Restrictions on Granting Variances.  The following restrictions shall be applied 

when considering granting a Variance: 
 

   a. Economic considerations alone do not constitute practical difficulties. 
 
   b. The Committee of Adjustments may not permit as a Variance any Use that is 

not allowed in the Zoning Ordinance for Property in the district where the affected 
person’s land is located (i.e. a Use Variance). 
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1.  Variance to increase the Front Yard building setback: 
Staff feels that the above criteria are met with the Variance request.  In order to 

provide connection to the Robert St./Lothenbach intersection, a drive aisle is 
required in front of the building.  As a result, the placement of the building cannot be 

located within the required setback.  Staff does not feel that the request is 
detrimental to the public nor does it present inconsistency with the comprehensive 
plan. 

 
2.  Variance to allow Parking (Drive aisle) in the Front Yard Setback: 
Staff feels that the above criteria are met with the Variance request.  In order to 

locate a drive-through at the site, two access points would be required to avoid the 
Variance.  The proposed plan reduces the total number of curb cuts on Robert St. 

from four to two.  Therefore, the drive aisle is necessary to circulate traffic to the 
existing access point in order to eliminate the need for a second access point to 
Robert St.  Staff does not feel that the request is detrimental to the public nor does it 

present inconsistency with the comprehensive plan. 
 

REVIEW 
 
Staff does not believe that the requested Variances will be detrimental to the public 

welfare, have an impact on the neighborhood, nor are the requests inconsistent with 
the Comprehensive Plan.  A Drive-through Restaurant located in a B3 commercial 
zoning district is consistent with other surrounding Uses.  Therefore, the property 

owner is proposing to use the property in a reasonable manner.   
 

FINDINGS OF FACT 
 
A proposed Resolution adopting findings of fact for the Variances is attached for your 

consideration.    
 
STAFF RECOMMENDATION 

 

Based on the above comments, Staff recommends APPROVAL of the requested 

VARIANCES according to the attached FINDINGS OF FACT and subject to the 
following conditions: 
 

1. The Variances are contingent upon approval of the corresponding Site Plan, 
Conditional Use Permit, and Plat applications. 

 



 

 

        

 

 CITY OF WEST ST. PAUL 

 DAKOTA COUNTY, MINNESOTA 

  

RESOLUTION NO.  16-03 
 

RESOLUTION MEMORIALIZING THE 

FINDINGS OF FACT AND REASONS FOR APPROVAL 

RELATING TO THE MULTIPLE VARIANCE APPLICATION OF 

VENTURE PASS PARTNERS, LLC FOR THE NEWLY PLATTED LOT 

LOCATED AT 1725 ROBERT ST. 

  

 WHEREAS, Riley Family Investments LLP has a signed purchase agreement for the 

redevelopment of certain real property located at 1725 Robert St., legally described as follows: 
 

S 200 FT OF N 1416.26 FT OF E 477 FT OF W 1/2 OF SW 1/4 EX W 12 FT & EX PT TO 

HWY SUBJ TO EASE, SECTION 20 TWN 28 RANGE 22 

  

 (the “Property”); 

 

 WHEREAS, on behalf of Riley Family Investments LLP, Venture Pass Partners, LC has 

applied for two Variances: 1) to allow for an increase in the required front yard building setback, 2) 

to allow parking in the front yard setback, both for the development of a new drive-through 

restaurant; and 

 

WHEREAS, the location of the current lighted intersection of Robert St. and Lothenbach 

Ave along with the need to circulate internal traffic around the drive-through restaurant back to the 

intersection creates constraints on the development of the property; and 

 

WHEREAS, based on the listed constraints of the property, the two requested Variances are 

required to develop the property; and 

 

 WHEREAS, a public hearing on the application was heard by the Committee of 

Adjustments on May 17, 2016, at which meeting the Committee of Adjustments voted to approve 

the Variance requests; and 

 

 WHEREAS, contemporaneously with the votes on the motions, the Committee of 

Adjustments members voting to approve the requests made the following findings of fact:  

 

FINDINGS OF FACT 

 

1. The Variances are in harmony with the general purpose and intent of the Ordinance; 

 



 

 

2. The terms of the Variances are consistent with the Comprehensive Plan; and 

 

3. The property owner has established that there are practical difficulties in complying with the 

Zoning Ordinance because of the following: 

 

a. The Property owner proposes to utilize the Property in a reasonable manner; 

b. The plight of the property owner is due to circumstances unique to the 

Property, specifically that the Robert Street reconstruction project will result 

in a reduction of lot size; and 

c. The Variances will not alter the essential character of the neighborhood. 

 

 NOW, THEREFORE, BE IT RESOLVED by the West St. Paul Committee of 

Adjustments that the Variances are approved based on the Planner’s report, dated May 17, 2016, 

which is hereby adopted and incorporated herein; 

 

  AND BE IT FURTHER RESOLVED that the following conditions are imposed on the 

applicant: 

 

1. The Variances are contingent upon approval of the corresponding Site Plan, Conditional 

Use Permit, and Plat applications. 

 

 Passed this 17
th

 day of May, 2016. 

 

Variance to increase the Front Yard Building Setback to 51 feet (Variance of 11 feet): 

 

Ayes:    Nays:  

 

Variance to allow Parking (Drive Aisle) in the Front Yard Setback: 

 

Ayes:    Nays:  

 

 

 

 

 

             

Chris Hubert      Jennifer Dull,  

Committee of Adjustments Chair Recording Secretary 
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C3.01

SITE PLAN

AREA
GROSS SITE AREA
LOT 1
LOT 2
LOT 3

BUILDING SETBACKS
FRONT YARD
REAR YARD
SIDE YARD ADJACENT TO "R"
SIDE YARD ADJACENT TO STREET

PARKING SETBACKS
FRONT YARD
REAR YARD
SIDE YARD ADJACENT TO "R"
SIDE YARD ADJACENT TO STREET

ZONING
EXISTING ZONING
PROPOSED ZONING

PARKING
LOT 1

HC STALLS (9'x21')
9'x21' STALLS

LOT 2 & 3 SHARED PARKING
HC STALLS (9'x20')
9'x20' STALLS

OVERFLOW PARKING

1. ALL DIMENSIONS ARE ROUNDED TO THE NEAREST TENTH FOOT.

2. ALL DIMENSIONS SHOWN ARE TO THE FACE OF CURB UNLESS OTHERWISE NOTED.

3. CONTRACTOR SHALL REVIEW PAVEMENT GRADIENT AND CONSTRUCT “GUTTER OUT” WHERE WATER
DRAINS AWAY FROM CURB.  ALL OTHER AREAS SHALL BE CONSTRUCTED AS “GUTTER IN” CURB.
COORDINATE WITH GRADING CONTRACTOR.

4. ALL AREAS ARE ROUNDED TO THE NEAREST SQUARE FOOT.

5. ALL PARKING STALLS TO BE 9' IN WIDTH AND 20' IN LENGTH UNLESS OTHERWISE INDICATED.

6. CONTRACTOR SHALL REFER TO ARCHITECTURAL PLANS FOR EXACT LOCATIONS AND DIMENSIONS OF
EXIT PORCHES, RAMPS, PRECISE BUILDING DIMENSIONS AND EXACT BUILDING UTILITY ENTRANCE
LOCATIONS.

7. SEE ARCHITECTURAL PLANS FOR MONUMENT SIGN DETAILS

8. SEE ARCHITECTURAL PLANS FOR LIGHT POLE FOUNDATION DETAIL AND FOR EXACT LOCATIONS OF LIGHT
POLE.

9. REFER TO FINAL PLAT FOR LOT BOUNDARIES, LOT NUMBERS, LOT AREAS, AND LOT DIMENSIONS.

10. ALL GRADIENTS ON SIDEWALKS ALONG THE ADA ROUTE SHALL HAVE A MAXIMUM LONGITUDINAL SLOPE
OF 5% (1:20), EXCEPT AT CURB RAMPS (1:12), AND A MAXIMUM CROSS SLOPE OF 2.08% (1:48).  THE
MAXIMUM SLOPE IN ANY DIRECTION ON AN ADA PARKING STALL OR ACCESS ISLE SHALL BE 2.08% (1:48).
THE CONTRACTOR SHALL REVIEW AND VERIFY THE GRADIENT IN THE FIELD ALONG THE ADA ROUTES
PRIOR TO PLACING CONCRETE OR BITUMINOUS PAVEMENT.  THE CONTRACTOR SHALL NOTIFY THE
ENGINEER IMMEDIATELY IF THERE IS A DISCREPANCY BETWEEN THE GRADIENT IN THE FIELD VERSUS THE
DESIGN GRADIENT AND COORDINATE WITH GRADING CONTRACTOR.

LEGEND

EASEMENT
CURB & GUTTER

BUILDING
RETAINING WALL

SAWCUT LINE

NUMBER OF PARKING
STALLS PER ROW

SIGN
PIPE BOLLARD

STANDARD DUTY
ASPHALT PAVING

HEAVY DUTY
ASPHALT PAVING

CONCRETE PAVING

PROPERTY LIMIT
EXISTINGPROPOSED

KEY NOTE

DEVELOPMENT SUMMARY

DEVELOPMENT NOTES

KEY NOTES

WETLAND LIMITS
TREELINE

A. BUILDING, STOOPS, STAIRS SEE ARCHITECTURAL PLANS

B. B-612 CONCRETE CURB AND GUTTER

C. B-618 6CONCRETE CURB AND GUTTER

D. CONCRETE APRON

E. FLAT CURB SECTION

F. SEGMENTAL BLOCK RETAINING WALL

G. ACCESSIBLE RAMP

H. ACCESSIBLE SIGNAGE

I. COMPACTOR (DESIGN BY OTHERS)

J. MONUMENT SIGN (DESIGN BY OTHERS)

K. TRASH ENCLOSURE (DESIGN BY OTHERS)

L. MEET AND MATCH EXISTING PAVEMENT SECTION

M. MEET AND MATCH EXISTING CURB

N. DO NOT ENTER SIGN

165,066 SF 3.79 AC
36,371 SF 0.83 AC
78,666 SF 1.81 AC
44,929 SF 1.03 AC

 10-40 FEET
 20 FEET
 10 FEET

10-30 FEET

 NOT PERMITTED
 10 FEET
 10 FEET
10 FEET

 B-3 GENERAL BUSINESS
 B-3 GENERAL BUSINESS

2 STALLS
32 STALLS

6 STALLS
77 STALLS

60 STALLS
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C4.01

GRADING PLAN

902.5
X

902
SPOT ELEVATION
CONTOUR
RIP RAP
OVERFLOW ELEV.

CURB & GUTTER

BUILDING
RETAINING WALL

PROPERTY LIMIT
EXISTINGPROPOSED

LEGEND

WETLAND LIMITS
TREELINE

STORM SEWER

SOIL BORINGS

DRAINTILE

EOF
902.5

D

1. PROPOSED CONTOURS ARE TO FINISHED SURFACE ELEVATION. SPOT ELEVATIONS ALONG PROPOSED CURB DENOTE
GUTTER GRADE.

2. ALL GRADIENT ON SIDEWALKS ALONG THE ADA ROUTE SHALL HAVE A MAXIMUM LONGITUDINAL SLOPE OF 5% (1:20),
EXCEPT AT CURB RAMPS (1:12), AND A MAXIMUM CROSS SLOPE OF 2.08% (1:48).  MAXIMUM SLOPE IN ANY DIRECTION
ON AN ADA PARKING STALL OR ACCESS AISLE SHALL BE IN 2.08% (1:48).  CONTRACTOR SHALL REVIEW AND VERIFY THE
GRADIENT IN THE FIELD ALONG THE ADA ROUTES PRIOR TO PLACING CONCRETE OR BITUMINOUS.  CONTRACTOR SHALL
NOTIFY THE ENGINEER IMMEDIATELY IF THERE IS A DISCREPANCY BETWEEN THE GRADIENT IN THE FIELD VERSUS THE
DESIGN GRADIENT. COORDINATE ALL WORK WITH PAVING CONTRACTOR.

3. COORDINATE ALL GRADING WORK ALONG ROBERT STREET WITH MNDOT.

GRADING NOTES
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C5.01

EROSION &
SEDIMENT
CONTROL PLAN
- PHASE I

* REFER TO SHEET C5.03 FOR GENERAL NOTES, MAINTENANCE
NOTES, LOCATION MAPS, AND STANDARD DETAILS

TEMPORARY STABILIZATION MEASURES
(SEED, MULCH, MATS OR BLANKETS AS
OUTLINED IN THE SWPPP)

TEMPORARY STORAGE AND PARKING AREA

DIRECTION OF
OVERLAND FLOW

TEMPORARY DIVERSION
DITCH

LIMITS OF DRAINAGE
SUB-BASIN

INLET PROTECTION DEVICE 1

INLET PROTECTION DEVICE 2

TEMPORARY STONE
CONSTRUCTION ENTRANCE

TEMPORARY SEDIMENT BASIN

LIMITS OF DISTURBANCE

OVERFLOW ELEV.

CONTOUR
RIP RAP

CHECK DAM

SILT FENCE

SOIL BORINGS

EXISTINGPROPOSED

STORM SEWER
CURB & GUTTER

DRAINTILE

PHASE I:
1. INSTALL STABILIZED CONSTRUCTION ENTRANCES.
2. PREPARE TEMPORARY PARKING AND STORAGE AREA.
3. CONSTRUCT THE SILT FENCES ON THE SITE.
4. INSTALL INLET PROTECTION AROUND ALL STORM SEWER STRUCTURES
5. CONSTRUCT THE SEDIMENTATION AND SEDIMENT TRAP BASINS.
6. CLEAR AND GRUB THE SITE.
7. BEGIN GRADING THE SITE.
8. START CONSTRUCTION OF BUILDING PAD AND STRUCTURES.

THE EROSION CONTROL PLAN SHEETS ALONG WITH THE REST OF THE SWPPP MUST BE KEPT ONSITE UNTIL
THE NOTICE OF TERMINATION IS FILED WITH THE MPCA, THE CONTRACTOR MUST UPDATE THE SWPPP,
INCLUDING THE EROSION CONTROL PLAN SHEETS AS NECESSARY TO INCLUDE ADDITIONAL REQUIREMENTS,
SUCH AS ADDITIONAL OR MODIFIED BMPS DESIGNED TO CORRECT PROBLEMS IDENTIFIED. AFTER FILING THE
NOTICE OF TERMINATION, THE SWPPP, INCLUDING THE EROSION CONTROL PLAN SHEETS, AND ALL
REVISIONS TO IT MUST BE SUBMITTED TO THE OWNER, TO BE KEPT ON FILE IN ACCORDANCE WITH THE
RECORD RETENTION REQUIREMENTS DESCRIBED IN THE SWPPP NARRATIVE.

TSM

TS

SB

EROSION CONTROL MATERIALS
QUANTITIES

ITEM UNIT QUANTITY
SILT FENCE LINEAR FEET 0

SILT DIKE LINEAR FEET 185

BIO-ROLL LINEAR FEET 393

CONSTRUCTION ENTRANCE UNIT 1

INLET PROTECTION DEVICE (IP-2) UNIT 5

INLET PROTECTION DEVICE (IP-3) UNIT 8

SILT DIKE

AREA SUMMARY IN ACRES
SEEDED AREA 1.28 AC±

TOTAL DISTURBED 3.26 AC±

PRE - CONSTRUCTION IMPERVIOUS 2.48 AC±

POST - CONSTRUCTION IMPERVIOUS 2.70 AC±

BIO-ROLL

LEGEND

SEQUENCE OF CONSTRUCTION

NOTE TO CONTRACTOR

IP-1

EOF
902.5

D

902
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C5.02

EROSION &
SEDIMENT
CONTROL PLAN
- PHASE II

* REFER TO SHEET C5.03 FOR GENERAL NOTES, MAINTENANCE
NOTES, LOCATION MAPS, AND STANDARD DETAILS

TEMPORARY STABILIZATION MEASURES
(SEED, MULCH, MATS OR BLANKETS AS
OUTLINED IN THE SWPPP)

TEMPORARY STORAGE AND PARKING AREA

DIRECTION OF
OVERLAND FLOW

TEMPORARY DIVERSION
DITCH

LIMITS OF DRAINAGE
SUB-BASIN

INLET PROTECTION DEVICE 1

INLET PROTECTION DEVICE 2

TEMPORARY STONE
CONSTRUCTION ENTRANCE

TEMPORARY SEDIMENT BASIN

LIMITS OF DISTURBANCE

OVERFLOW ELEV.

CONTOUR
RIP RAP

CHECK DAM

SILT FENCE

SOIL BORINGS

EXISTINGPROPOSED

STORM SEWER
CURB & GUTTER

DRAINTILE

PHASE II:
1. TEMPORARILY SEED DENUDED AREAS.
2. INSTALL UTILITIES, UNDERDRAINS, STORM SEWERS, CURBS AND GUTTERS.
3. INSTALL RIP RAP AROUND OUTLET STRUCTURES.
4. INSTALL INLET PROTECTION AROUND ALL STORM SEWER STRUCTURES.
5. PREPARE SITE FOR PAVING.
6. PAVE SITE.
7. INSTALL INLET PROTECTION DEVICES.
8. COMPLETE GRADING AND INSTALL PERMANENT SEEDING AND PLANTING.
9. REMOVE ALL TEMPORARY EROSION AND SEDIMENT CONTROL DEVICES (ONLY IF SITE IS

STABILIZED), IF REQUIRED BY THE CONTRACT

THE EROSION CONTROL PLAN SHEETS ALONG WITH THE REST OF THE SWPPP MUST BE KEPT ONSITE UNTIL
THE NOTICE OF TERMINATION IS FILED WITH THE MPCA, THE CONTRACTOR MUST UPDATE THE SWPPP,
INCLUDING THE EROSION CONTROL PLAN SHEETS AS NECESSARY TO INCLUDE ADDITIONAL REQUIREMENTS,
SUCH AS ADDITIONAL OR MODIFIED BMPS DESIGNED TO CORRECT PROBLEMS IDENTIFIED. AFTER FILING THE
NOTICE OF TERMINATION, THE SWPPP, INCLUDING THE EROSION CONTROL PLAN SHEETS, AND ALL
REVISIONS TO IT MUST BE SUBMITTED TO THE OWNER, TO BE KEPT ON FILE IN ACCORDANCE WITH THE
RECORD RETENTION REQUIREMENTS DESCRIBED IN THE SWPPP NARRATIVE.

TSM

TS

SB

EROSION CONTROL MATERIALS
QUANTITIES

ITEM UNIT QUANTITY
SILT FENCE LINEAR FEET 0

SILT DIKE LINEAR FEET 120

BIO-ROLL LINEAR FEET 428

CONSTRUCTION ENTRANCE UNIT 1

INLET PROTECTION DEVICE (IP-2) UNIT 13

INLET PROTECTION DEVICE (IP-3) UNIT 4

SILT DIKE

BIO-ROLL

LEGEND

SEQUENCE OF CONSTRUCTION

NOTE TO CONTRACTOR

IP-1

EOF
902.5

D

902

AREA SUMMARY IN ACRES
SEEDED AREA 1.28 AC±

TOTAL DISTURBED 3.26 AC±

PRE - CONSTRUCTION IMPERVIOUS 2.48 AC±

POST - CONSTRUCTION IMPERVIOUS 2.70 AC±
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EROSION &
SEDIMENT
CONTROL
DETAILS

ALL MEASURES STATED ON THIS EROSION AND SEDIMENT CONTROL PLAN, AND IN THE STORM WATER POLLUTION PREVENTION PLAN SHALL BE MAINTAINED IN FULLY FUNCTIONAL
CONDITION UNTIL NO LONGER REQUIRED FOR A COMPLETED PHASE OF WORK OR FINAL STABILIZATION OF THE SITE. THE DESIGNATED CONTACT PERSON NOTED ON THIS PLAN MUST
ROUTINELY INSPECT THE CONSTRUCTION ON SITE ONCE EVERY SEVEN DAYS DURING ACTIVE CONSTRUCTION AND WITHIN 24 HOURS AFTER A RAINFALL EVENT GREATER THAN 0.5
INCHES IN 24 HOURS.  ALL EROSION AND SEDIMENTATION CONTROL MEASURES SHALL BE CLEANED AND REPAIRED IN ACCORDANCE WITH THE FOLLOWING:

1. ALL SILT FENCES MUST BE REPAIRED, REPLACED, OR SUPPLEMENTED WHEN THEY BECOME NONFUNCTIONAL OR THE SEDIMENT REACHES 1/3 OF THE HEIGHT OF THE FENCE.
THESE REPAIRS MUST BE MADE WITHIN 24 HOURS OF DISCOVERY, OR AS SOON AS FIELD CONDITIONS ALLOW ACCESS.

2. TEMPORARY AND PERMANENT SEDIMENTATION BASINS MUST BE DRAINED AND THE SEDIMENT REMOVED WHEN THE DEPTH OF SEDIMENT COLLECTED IN THE BASIN REACHES
1/2 THE STORAGE VOLUME. DRAINAGE AND REMOVAL MUST BE COMPLETED WITHIN 72 HOURS OF DISCOVERY, OR AS SOON AS FIELD CONDITIONS ALLOW ACCESS (SEE PART
IV.D. OF THE GENERAL PERMIT).

3. SURFACE WATERS, INCLUDING DRAINAGE DITCHES AND CONVEYANCE SYSTEMS, MUST BE INSPECTED FOR EVIDENCE OF SEDIMENT BEING DEPOSITED BY EROSION. CONTRACTOR
MUST REMOVE ALL DELTAS AND SEDIMENT DEPOSITED IN SURFACE WATERS, INCLUDING DRAINAGE WAYS, CATCH BASINS, AND OTHER DRAINAGE SYSTEMS, AND RESTABILIZE
THE AREAS WHERE SEDIMENT REMOVAL RESULTS IN EXPOSED SOIL. THE REMOVAL AND STABILIZATION MUST TAKE PLACE WITHIN SEVEN (7) DAYS OF DISCOVERY UNLESS
PRECLUDED BY LEGAL, REGULATORY, OR PHYSICAL ACCESS CONSTRAINTS. CONTRACTOR SHALL USE ALL REASONABLE EFFORTS TO OBTAIN ACCESS. IF PRECLUDED, REMOVAL AND
STABILIZATION MUST TAKE PLACE WITHIN SEVEN (7) CALENDAR DAYS OF OBTAINING ACCESS. CONTRACTOR IS RESPONSIBLE FOR CONTACTING ALL LOCAL, REGIONAL, STATE AND
FEDERAL AUTHORITIES AND RECEIVING ANY APPLICABLE PERMITS, PRIOR TO CONDUCTING ANY WORK.

4. CONSTRUCTION SITE VEHICLE EXIT LOCATIONS MUST BE INSPECTED FOR EVIDENCE OF OFF-SITE SEDIMENT TRACKING ONTO PAVED SURFACES. TRACKED SEDIMENT MUST BE
REMOVED FROM ALL OFF-SITE PAVED SURFACES, WITHIN 24 HOURS OF DISCOVERY, OR IF APPLICABLE, WITHIN A SHORTER TIME TO COMPLY WITH PART IV.C.6 OF THE GENERAL
PERMIT.

5. CONTRACTOR IS RESPONSIBLE FOR THE OPERATION AND MAINTENANCE OF TEMPORARY AND PERMANENT WATER QUALITY MANAGEMENT BMPS, AS WELL AS ALL EROSION
PREVENTION AND SEDIMENT CONTROL BMPS, FOR THE DURATION OF THE CONSTRUCTION WORK AT THE SITE. THE PERMITTEE(S) ARE RESPONSIBLE UNTIL ANOTHER PERMITTEE
HAS ASSUMED CONTROL (ACCORDING TO PART II.B.5 OF THE MPCA GENERAL PERMIT) OVER ALL AREAS OF THE SITE THAT HAVE NOT BEEN FINALLY STABILIZED OR THE SITE HAS
UNDERGONE FINAL STABILIZATION, AND A (N.O.T.) HAS BEEN SUBMITTED TO THE MPCA.

6. IF SEDIMENT ESCAPES THE CONSTRUCTION SITE, OFF-SITE ACCUMULATIONS OF SEDIMENT MUST BE REMOVED IN A MANNER AND AT A FREQUENCY SUFFICIENT TO MINIMIZE
OFF-SITE IMPACTS (E.G., FUGITIVE SEDIMENT IN STREETS COULD BE WASHED INTO STORM SEWERS BY THE NEXT RAIN AND/OR POSE A SAFETY HAZARD TO USERS OF PUBLIC
STREETS).

7. ALL INFILTRATION AREAS MUST BE INSPECTED TO ENSURE THAT NO SEDIMENT FROM ONGOING CONSTRUCTION ACTIVITIES IS REACHING THE INFILTRATION AREA AND THESE
AREAS ARE PROTECTED FROM COMPACTION DUE TO CONSTRUCTION EQUIPMENT DRIVING ACROSS THE INFILTRATION AREA.

1. CONSTRUCTION SHALL COMPLY WITH ALL APPLICABLE GOVERNING CODES AND BE CONSTRUCTED TO SAME.  WHERE A CONFLICT EXISTS BETWEEN LOCAL JURISDICTIONAL
STANDARD SPECIFICATIONS AND SAMBATEK STANDARD SPECIFICATIONS, THE MORE STRINGENT SPECIFICATION SHALL APPLY.

2. THE STORMWATER POLLUTION PREVENTION PLAN (SWPPP) IS COMPRISED OF THIS DRAWING (EROSION & SEDIMENTATION CONTROL PLAN-ESC PLAN), THE STANDARD DETAILS,
THE PLAN NARRATIVE,  AND ITS APPENDICES, PLUS THE PERMIT AND ALL SUBSEQUENT REPORTS AND RELATED DOCUMENTS.

3. CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLETING & SUBMITTING THE APPLICATION FOR THE MPCA GENERAL STORMWATER PERMIT FOR CONSTRUCTION ACTIVITY. ALL
CONTRACTORS AND SUBCONTRACTORS INVOLVED WITH STORM WATER POLLUTION PREVENTION SHALL OBTAIN A COPY OF THE SWPPP AND THE STATE OF MINNESOTA
NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM GENERAL PERMIT (NPDES PERMIT) AND BECOME FAMILIAR WITH THE CONTENTS. THE SWPPP AND ALL OTHER RELATED
DOCUMENTS MUST BE KEPT AT THE SITE DURING CONSTRUCTION. (NOTE TO THE PREPARER: EDIT APPLICATION PROCESS PER PROJECT REQUIREMENTS)

4. CONTRACTOR SHALL IMPLEMENT BEST MANAGEMENT PRACTICES (BMP'S) AS REQUIRED BY THE SWPPP & PERMITS. CONTRACTOR SHALL OVERSEE THE INSPECTION &
MAINTENANCE OF THE BMP'S AND EROSION PREVENTION FROM BEGINNING OF CONSTRUCTION AND UNTIL CONSTRUCTION IS COMPLETED, IS APPROVED BY ALL AUTHORITIES,
AND THE NOTICE OF TERMINATION (NOT) HAS BEEN FILED WITH THE MPCA BY EITHER THE OWNER OR OPERATOR AS APPROVED ON PERMIT. ADDITIONAL BMP'S SHALL BE
IMPLEMENTED AS DICTATED BY CONDITIONS AT NO ADDITIONAL COST TO OWNER THROUGHOUT ALL PHASES OF CONSTRUCTION.

5. CONTRACTOR SHALL COMPLY WITH TRAINING REQUIREMENTS IN PART III.A.2 OF THE GENERAL PERMIT.

6. BMP'S AND CONTROLS SHALL CONFORM TO FEDERAL, STATE, OR LOCAL REQUIREMENTS OR MANUAL OF PRACTICE, AS APPLICABLE. CONTRACTOR SHALL IMPLEMENT ADDITIONAL
CONTROLS AS DIRECTED BY PERMITTING AGENCY OR OWNER.

7. ESC PLAN MUST CLEARLY DELINEATE ALL STATE WATERS. PERMITS FOR ANY  CONSTRUCTION ACTIVITY IMPACTING STATE WATERS OR REGULATED WETLANDS MUST BE
MAINTAINED ON SITE AT ALL TIMES.

8. CONTRACTOR SHALL MINIMIZE CLEARING TO THE MAXIMUM EXTENT PRACTICAL OR AS REQUIRED BY THE GENERAL PERMIT. THE BOUNDARIES OF THE CLEARING LIMITS SHOWN
ON THE ESC PLANS SHALL BE CLEARLY DELINEATED (E.G. WITH FLAGS, STAKES, SIGNS, SILT FENCE, ETC.) ON THE DEVELOPMENT SITE BEFORE WORK BEGINS. GROUND DISTURBING
ACTIVITIES MUST NOT OCCUR OUTSIDE THE LIMITS OF DISTURBANCE.

9. GENERAL CONTRACTOR SHALL DENOTE ON PLAN THE TEMPORARY PARKING AND STORAGE AREA WHICH SHALL ALSO BE USED AS THE EQUIPMENT MAINTENANCE AND CLEANING
AREA, EMPLOYEE PARKING AREA, AND AREA FOR LOCATING PORTABLE FACILITIES, OFFICE TRAILERS, AND TOILET FACILITIES.

10. ALL WASH WATER (CONCRETE TRUCKS, VEHICLE CLEANING, EQUIPMENT CLEANING, ETC.) MUST BE LIMITED TO A DEFINED AREA OF THE SITE AND SHALL BE CONTAINED AND
PROPERLY TREATED OR DISPOSED. NO ENGINE DEGREASING IS ALLOWED ON SITE.

11. ALL LIQUID AND SOLID WASTES GENERATED BY CONCRETE WASHOUT OPERATIONS MUST BE CONTAINED IN A LEAK-PROOF CONTAINMENT FACILITY OR IMPERMEABLE LINER. A
COMPACTED CLAY LINER THAT DOES NOT ALLOW WASHOUT LIQUIDS TO ENTER GROUND WATER IS CONSIDERED AN IMPERMEABLE LINER. THE LIQUID AND SOLID WASTES MUST
NOT CONTACT THE GROUND, AND THERE MUST NOT BE RUNOFF FROM THE CONCRETE WASHOUT OPERATIONS OR AREAS. LIQUID AND SOLID WASTES MUST BE DISPOSED OF
PROPERLY AND IN COMPLIANCE WITH MPCA REGULATIONS. A SIGN MUST BE INSTALLED ADJACENT TO EACH WASHOUT FACILITY TO INFORM CONCRETE EQUIPMENT OPERATORS
TO UTILIZE THE PROPER FACILITIES. SELF-CONTAINED CONCRETE WASHOUTS ON CONCRETE DELIVERY TRUCKS ARE ALLOWED.

12. SUFFICIENT OIL AND GREASE ABSORBING MATERIALS AND FLOTATION BOOMS SHALL BE MAINTAINED ON SITE OR READILY AVAILABLE TO CONTAIN AND CLEAN-UP FUEL OR
CHEMICAL SPILLS AND LEAKS.

13. DUST ON THE SITE SHALL BE CONTROLLED. THE USE OF MOTOR OILS AND OTHER PETROLEUM BASED OR TOXIC LIQUIDS FOR DUST SUPPRESSION OPERATIONS IS PROHIBITED.

14. SOLID WASTE: COLLECTED SEDIMENT, ASPHALT & CONCRETE MILLINGS, FLOATING DEBRIS, PAPER, PLASTIC, FABRIC, CONSTRUCTION & DEMOLITION DEBRIS & OTHER WASTES
MUST BE DISPOSED OF PROPERLY & MUST COMPLY WITH MPCA DISPOSAL REQUIREMENTS.

15. HAZARDOUS MATERIALS: OIL, GASOLINE, PAINT & ANY HAZARDOUS SUBSTANCES MUST BE PROPERLY STORED, INCLUDING SECONDARY CONTAINMENT, TO PREVENT SPILLS, LEAKS
OR OTHER DISCHARGE. RESTRICTED ACCESS TO STORAGE AREAS MUST BE PROVIDED TO PREVENT VANDALISM. STORAGE & DISPOSAL OF HAZARDOUS WASTE MUST BE IN
COMPLIANCE WITH MPCA REGULATIONS.

16. ALL STORM WATER POLLUTION PREVENTION MEASURES PRESENTED ON THIS PLAN, AND IN THE SWPPP, SHALL BE INITIATED AS SOON AS PRACTICABLE AND PRIOR TO SOIL
DISTURBING ACTIVITIES UPSLOPE.

17. DISTURBED PORTIONS OF THE SITE WHERE CONSTRUCTION ACTIVITY HAS STOPPED SHALL BE TEMPORARILY SEEDED, WITHIN 14 DAYS OF INACTIVITY. SEEDING SHALL BE IN
ACCORDANCE WITH MN/DOT SEED MIXTURE NUMBER 100 OR 110 DEPENDING ON THE SEASON OF PLANTING ( SEE MN/DOT SPECIFICATION SECTION 2575.3) SEEDING METHOD
AND APPLICATION RATE SHALL CONFORM TO MN/DOT SPECIFICATION SECTION 2575.3. TEMPORARY MULCH SHALL BE APPLIED IN ACCORDANCE WITH MN/DOT SPECIFICATION
SECTION 2575.3F1 AND 2575.3G.  ALTERNATIVELY, HYDRAULIC SOIL STABILIZER IN ACCORDANCE WITH MN/DOT SPECIFICATION SECTION 2575.3H MAY BE USED IN PLACE OF
TEMPORARY MULCH.

18. DISTURBED PORTIONS OF THE SITE WHERE CONSTRUCTION ACTIVITY HAS PERMANENTLY STOPPED SHALL BE PERMANENTLY  STABILIZED. THESE AREAS SHALL BE STABILIZED IN
ACCORDANCE WITH THE TIME TABLE DESCRIBED ABOVE. REFER TO THE GRADING PLAN AND/OR LANDSCAPE PLAN FOR VEGETATIVE COVER.

19. CONTRACTORS OR SUBCONTRACTORS WILL BE RESPONSIBLE FOR REMOVING SEDIMENT FROM CONVEYANCES & FROM TEMPORARY SEDIMENTATION BASINS THAT ARE TO BE
USED AS PERMANENT WATER QUALITY MANAGEMENT BASINS. SEDIMENT MUST BE STABILIZED TO PREVENT IT FROM BEING WASHED BACK INTO THE BASIN, CONVEYANCES, OR
DRAINAGEWAYS DISCHARGING OFF-SITE OR TO SURFACE WATERS. THE CLEANOUT OF PERMANENT BASINS MUST BE SUFFICIENT TO RETURN THE BASIN TO DESIGN CAPACITY.

20. ON-SITE & OFF-SITE SOIL STOCKPILE AND BORROW AREAS SHALL BE PROTECTED FROM EROSION AND SEDIMENTATION THROUGH IMPLEMENTATION OF BMP'S. STOCKPILE AND
BORROW AREA LOCATIONS SHALL BE NOTED ON THE SITE MAP AND PERMITTED IN ACCORDANCE WITH GENERAL PERMIT REQUIREMENTS.

21. TEMPORARY SOIL STOCKPILES MUST HAVE SILT FENCE OR OTHER EFFECTIVE SEDIMENT CONTROLS & CANNOT BE PLACED IN SURFACE WATERS, INCLUDING STORMWATER
CONVEYANCES SUCH AS CURB & GUTTER SYSTEMS OR CONDUITS & DITCHES.

22. SLOPES SHALL BE LEFT IN A ROUGHENED CONDITION DURING THE GRADING PHASE TO REDUCE RUNOFF VELOCITIES AND EROSION.

23. DUE TO THE GRADE CHANGES DURING THE DEVELOPMENT OF THE PROJECT, CONTRACTOR SHALL BE RESPONSIBLE FOR ADJUSTING THE EROSION CONTROL MEASURES (SILT
FENCES, CHECK DAMS, INLET PROTECTION DEVICES, ETC.) TO PREVENT EROSION.

24. ALL CONSTRUCTION SHALL BE STABILIZED AT THE END OF EACH WORKING DAY, THIS INCLUDES BACKFILLING OF TRENCHES FOR UTILITY CONSTRUCTION AND PLACEMENT OF
GRAVEL OR BITUMINOUS PAVING FOR ROAD CONSTRUCTION.

DEVELOPER/OWNER:

SITE OPERATOR / GENERAL CONTRACTOR

SUPERINTENDENT:

DEFLECTOR PLATE

OVERFLOW  2  - TOP OF CURB BOX

OVERFLOW  1  - CENTER OF FILTER ASSEMBLY

10" FILTER ASSEMBLY

CURB

CG 3067

HIGH-FLOW FABRIC
MIRAFI FF101

ROAD DRAIN CASTING APPLICABILTY
 NEENAH R-3067
 NEENAH R-3512

NOT TO SCALE

CONSTRUCTION
AREA

ASPHALT PAVEMENT
EXISTING CONCRETE OR

A A

APRON

ADHESIVE

FLOW

ADHESIVE

20" 20"

AD
HE

SI
VE

AD
HE

SI
VE

ADHESIVE

ADHESIVE

NOTES:
1. INSTALLED SILT DIKE UNIT SHALL HAVE CONTINUOUS AND FIRM CONTACT WITH PAVEMENT.

2. ADHESIVES SHALL BE LIQUID NAIL OR APPROVED EQUAL FOR CONCRETE PAVEMENT APPLICATIONS
AND EMULSIFIED ASPHALT FOR ASPHALT APPLICATIONS.
ADHESIVE SHALL BE PLACED WHERE THE UNITS OVERLAP AND A 20" STRIP ALONG BOTH EDGES.

FLOW

OVERLAP PER
MANUFACTURER'S
RECOMMENDATIONS

50' MIN.

ROAD

6"
 M

IN
.

CONSTRUCT 2' HIGH BERM WITH
MAXIMUM SIDE SLOPE OF 4:1

2" TO 3" GRAVEL

NOTE:  THE ROCK ENTRANCES SHALL BE INSTALLED
PRIOR TO THE START OF ANY SITE WORK THE ROCK
ENTRANCES SHALL BE INSPECTED FOLLOWING EACH
RAINFALL. MAINTENANCE OF THE ROCK ENTRANCES
SHALL INCLUDE A TOP DRESSING OF NEW GRAVEL, OR
REMOVAL AND REPLACEMENT OF THE GRAVEL AS
NEEDED, TO KEEP THE ENTRANCE FREE FROM
COLLECTED MUD.

AS

REQUIRED

MIN 0.5% GRADE

UNDISTURBED SOIL

BACKFILL 6" X 6"
TRENCH

WOVEN MONOFILAMENT
GEOTEXTILE MATERIAL

DIRECTION OF
DRAINAGE

2" X 2" WOOD OR
STEEL T-POSTS

12
" M

IN
.

SECTION A-A

DIKE PLAN VIEW

EROSION & SEDIMENTATION CONTROL NOTES & DETAILS / "SITE MAP"

SITE LOCATION MAP
NOT TO SCALE

USGS MAP

GENERAL EROSION NOTES:

MAINTENANCE NOTES:

NOT TO SCALE
ROCK ENTRANCE DRIVE

NOT TO SCALE
SILT FENCE DETAIL

ROAD DRAIN INLET PROTECTION (IP-2)
NOT TO SCALE

NOT TO SCALE

SILT DIKE ON EXISTING PAVEMENT

SITE SITE

MANHOLE COVER
ASSEMBLY

FILTER ASSEMBLY

POLYESTER SLEEVE
FILTER ASSEMBLY

POLYESTER SLEEVE

MANHOLE COVER
ASSEMBLY

MANHOLE

SPECIFICATIONS AND STANDARDS
 AISC MANUAL OF STEEL CONSTRUCTION, 9TH

EDITION.
 AWS STRUCTURAL WELDING CODE-STEEL, D1.1-94.
 29 CFR 1926-OSHA SAFETY AND HEALTH STANDARDS
DESIGN LOADS

ALLOWABLE AXLE WEIGHT LOAD 20000 LBS.

SAFETY FACTOR 2:1

WATER FLOW RATE (THROUGH POLYESTER FILTER) 0.476 CFS @ 3" HEAD
1.074 CFS @ 15" HEAD

MAXIMUM OVERFLOW RATE 1.113 CFS @ 6" HEAD
1.575 CFS @ 12" HEAD

AVAILABILITY
STOCK

ROAD DRAIN INLET PROTECTION TOP SLAB MODEL (IP-3)
NOT TO SCALE

ISOMETRIC VIEW IN-PLACE ELEVATION VIEW
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UTILITY PLAN

TELEPHONE
ELECTRIC
GAS LINE

FORCEMAIN (SAN.)

EASEMENT
WATERMAIN

SANITARY SEWER

EXISTINGPROPOSED

STORM SEWER
CURB & GUTTER

DRAINTILE

D
S S

SLS

LEGEND

1. COORDINATE ALL BUILDING SERVICE CONNECTIONS AND INVERT ELEVATIONS WITH MECHANICAL
CONTRACTOR PRIOR TO CONSTRUCTION.

2. SANITARY SEWER WITH FIVE FEET OR LESS COVER IS TO BE INSULATED FROM BUILDING TO POINT
WHERE 5-FEET OF COVER IS ACHIEVED.

3. COORDINATE ALL UTILITY WORK ALONG ROBERT ST WITH MN/DOT PRIOR TO CONSTRUCTION.

4. COORDINATE ALL UTILITY RELOCATIONS AND REMOVALS WITH CITY AND MN/DOT PRIOR TO
CONSTRUCTION.

5. RAISE/LOWER EXISTING MANHOLE RIM ELEVATIONS ALONG ROBERT STREET AS NEEDED.

UTILITY CONSTRUCTION NOTES
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DETAIL SHEET

4' DIA. M.H.-9" IN FROM BACK OF CURB
6' DIA. M.H.-3" BEHIND BACK OF CURB
8' DIA. M.H.-15" BEHIND BACK OF CURB

DIMENSION FROM BACK OF CURB
TO CENTER OF PIPE. FOR A 24"
GRATE OPENING.

24"X 36" SLAB OPENING
PROVIDE 27" DIAMETER OPENING IF ROUND
CASTING TO BE PROVIDED. SEE STORM
SEWER STRUCTURE SCHEDULE FOR
DIMENSIONS FROM BACK OF CURB TO
CENTER OF STRUCTURE.

NOTE: SEE STORM SEWER STRUCTURE
SCHEDULE FOR CASTING TYPE.

ALL JOINTS IN MANHOLE TO HAVE
"O" RING RUBBER GASKETS.

DOGHOUSES SHALL BE GROUTED ON
BOTH THE OUTSIDE AND THE INSIDE.

PIPE DIAMETER

VA
RI

AB
LE

6"

6"

VARIABLE
5"

1'
-4

" 9"

N.T.S.
04 CATCH BASIN MANHOLE

BASE: PRECAST CONCRETE

FLOW

STEPS 16" O.C. ON
DOWNSTREAM SIDE

27"

*

N.T.S.
03 STORM SEWER MANHOLE

SLOPE TRENCH
SIDES PER OSHA
REQUIREMENTS

SLOPE TRENCH
SIDES PER OSHA
REQUIREMENTS

GRANULAR BEDDING

N.T.S.
05 TRENCH AND BEDDING DETAILS

N.T.S.

NEENAH R-4990-BX
TYPE C GRATE

#4 REBAR @ 18"
O.C. EACH WAY

OUTLET PIPE INVERT

5#4 CONT. WITH #4
TIES @ 12" O.C.

(EPOXY COATED)

X" 45° BENDS
AND RISER PIPE

INVERT SHOWN
ON  PLAN

X" PVC PIPE

NOTE: TRANCH DEPTH
SHALL BE 8" MINIMUM
36" MAXIMUM

6" 8" 6"

6"
VA

RI
ES

6"

8"36
"

M
AX

SLOPE @ 1.00%SLOPE @ 1.00%

LOWEST TRENCH INVERT

LENGTH VARIES - REFER TO PLAN

WHERE TRENCH DRAIN IS ADJACENT
TO CURB/WALL EXTEND TRENCH
DRAIN TO FACE OF CURB/WALL

02 12" DIAMETER CATCH BASIN

XX" BITUMINOUS WEAR COURSE, MN/DOT 2360 SPWE*

N.T.S.
01 PAVEMENT SECTIONS

N.T.S.

SLOPE 3/4" PER FT.

1
3

MODIFIED B612 CONC. CURB &
GUTTER (ALONG SIDEWALK)

13
-1

/2
"

6"

6"

6" 8" 12"

3" R

7"

2"2"

2"

1/2" R

1/2" R

2 - #4 REINFORCING RODS AT CATCH BASINS
20 FEET IN LENGTH, CENTERED ON THE STRUCTURE

8" 12"4"6"

1
3

13
-1

/2
"

6"

6" 3" R

1/2" R

7"

TIP OUT
SLOPE 1/4" PER FT.

CLASS 5 BASE

SUBGRADE

08 B612 CONCRETE CURB & GUTTER1/2" R

N.T.S.

A

A

4" P.C. CONCRETE*

*THE THICKNESS SHALL BE INCREASED TO A
MINIMUM DEPTH OF __ INCHES AT DRIVEWAY

CROSSINGS.

GENERAL NOTES FOR CONCRETE CONSTRUCTION:

1. THE CONCRETE SIDEWALKS SHALL BE CONSTRUCTED IN ACCORDANCE WITH
THE REQUIREMENTS OF MN/DOT "STANDARD SPECIFICATIONS FOR
CONSTRUCTION".

2. SIDEWALK CONTROL JOINTS SHALL BE LOCATED AT 5 FEET ON CENTER.
SIDEWALK EXPANSION JOINTS SHALL BE LOCATED AT A MAXIMUM OF 100
FEET ON CENTER, AND WHERE SIDEWALK ABUTS CURB, STRUCTURES, AND
OTHER FIXED OBJECTS. SEAL ALL EXPANSION JOINTS. BROOM FINISH SHALL BE
PERPENDICULAR TO THE LINE OF TRAFFIC.

SECTION
A-A

4" CLASS 5

4" P.C. CONCRETE

5'-0" MIN WIDTH

2.00%

N.T.S.
06 CONCRETE SIDEWALK

8"

16
"

45
°'

*6
"

2"VARIES

SLOPE @ 2.00%

4"
4"

N.T.S.
09 INTEGRAL SIDEWALK CURB

RESIDENTIAL
  3 FT 5 FT"B"

P L
EX

IS
TI

N
G 

DR
IV

EW
AY

A

NOTE:
SPACE CONTROL JOINTS SUCH
THAT NO PANEL IS  GREATER
THAN 100 SQUARE FEET.

CONCRETE SLAB 6" MIN. THICKNESS FOR
RESIDENTIAL SECTION, 8" MIN. THICKNESS
FOR COMMERCIAL SECTION. BOTH
SECTIONS TO BE  REINFORCED WITH 6 x 6
10/10 STEEL MESH AND  HAVE 6" OF
COMPACTED GRANULAR SUBBASE. (SEE
SPECIFICATIONS)

SECTION A-A

VARIABLE (5' MIN)

VARIABLE (5' M
IN)

12' MIN

"B"

"B"

"B
"

A

COMMERCIAL

N.T.S.
07 CONCRETE DRIVEWAY APRON

10 B618 CONCRETE CURB & GUTTER



SCALE               IN                  FEET

0 6030

LANDSCAPE LEGEND
3
4" DRESSER TRAP ROCK 1

2 STEEL EDGER

TREE PRESERVATION:

"REPLACEMENT TREES WILL CONSIST OF 30% OF THE TOTAL AMOUNT OF CALIPER INCHES OF
QUALITY TREES (2.5" @ 4').

TOTAL QUALITY TREES AFFECTED:  59
TOTAL CALIPER INCHES REMOVED: 352
CALIPER INCHES NEEDED FOR REPLACEMENT: 106

LANDSCAPE CODE:

ONE TREE REQUIRED PER 40 LINEAR FEET OF PROPERTY LINE.

PROPERTY PERIMETER: 1800.3 LF
TOTAL TREES REQUIRED: 45
TOTAL NEW TREES PROPOSED: 50

CITY LANDSCAPE CODE

TREES CODE BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

HL Gleditsia triacanthos `Skyline` / Skyline Honey Locust B & B 2.5"Cal 4

QA Populus tremuloides / Quaking Aspen B & B 2.5"Cal 3

SO Quercus bicolor / Swamp White Oak B & B 2.5"Cal 6

BL Tilia americana `Boulevard` / Boulevard Linden B & B 2.5"Cal 13

PE Ulmus americana `Princeton` / American Elm B & B 2.5"Cal 4

CONIFERS CODE BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

NS Picea abies / Norway Spruce B & B 6` 13

ORN. TREES CODE BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

SB Amelanchier canadensis `Autumn Brilliance` / Autumn Brilliance Serviceberry B & B 2"Cal 5

SS Malus x `Spring Snow` / Spring Snow Crab Apple B & B 2"Cal 2

SHRUBS CODE BOTANICAL NAME / COMMON NAME CONT QTY

BC Aronia melanocarpa `Autumn Magic` / Autumn Magic Black Chokeberry 5 gal 22

BH Diervilla lonicera / Dwarf Bush Honeysuckle 5 gal 74

AJ Juniperus horizontalis `Compacta` / Andorra Compact Juniper 5 gal 21

TS Spiraea betulifolia `Tor` / Birchleaf Spirea 5 gal 29

GRASSES CODE BOTANICAL NAME / COMMON NAME CONT QTY

KFG Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 1 gal 28

PERENNIALS CODE BOTANICAL NAME / COMMON NAME CONT QTY

BDL Hemerocallis x `Baja` / Baja Daylily 1 gal 47

LRS Perovskia atriplicifolia `Little Spire` TM / Little Spire Russian Sage 1 gal 42

AFS Sedum x `Autumn Fire` / Autumn Fire Sedum 1 gal 41

GROUND COVERS CODE BOTANICAL NAME / COMMON NAME QTY

TUR HIG Turf Sod Highland Sod / Sod 40,267 sf

PLANT SCHEDULE
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GENERAL NOTES:

1. THE CONTRACTOR SHALL INSPECT THE SITE AND BECOME FAMILIAR WITH THE EXISTING
CONDITIONS RELATING TO THE NATURE AND SCOPE OF THE WORK.

2. THE CONTRACTOR SHALL VERIFY PLAN LAYOUT AND BRING TO THE ATTENTION OF THE LANDSCAPE
ARCHITECT DISCREPANCIES WHICH MAY COMPROMISE THE DESIGN OR INTENT OF THE LAYOUT.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLYING WITH ALL APPLICABLE CODES,
REGULATIONS, AND PERMITS GOVERNING THE WORK.

4. THE CONTRACTOR SHALL PROTECT EXISTING ROADS, CURBS/GUTTERS, TRAILS, TREES, LAWNS AND
SITE ELEMENTS DURING CONSTRUCTION. DAMAGE TO SAME SHALL BE REPAIRED AND/OR
REPLACED AT NO ADDITIONAL COST TO THE OWNER.

5. LOCATE AND VERIFY ALL UTILITIES, INCLUDING IRRIGATION LINES, WITH THE OWNER FOR
PROPRIETARY UTILITIES AND GOPHER STATE ONE CALL 48 HOURS BEFORE DIGGING. CONTRACTOR
SHALL BE RESPONSIBLE FOR THE PROTECTION AND REPAIR OF ANY DAMAGES TO SAME.  NOTIFY
THE LANDSCAPE ARCHITECT OF ANY CONFLICTS TO FACILITATE PLANT RELOCATION.

6. THE LANDSCAPE CONTRACTOR SHALL COORDINATE THE PHASES OF CONSTRUCTION AND
PLANTING INSTALLATION WITH OTHER CONTRACTORS WORKING ON SITE.

7. THE CONTRACTOR SHALL REVIEW THE SITE FOR DEFICIENCIES IN SITE CONDITIONS WHICH MIGHT
NEGATIVELY AFFECT PLANT ESTABLISHMENT, SURVIVAL OR WARRANTY. UNDESIRABLE SITE
CONDITIONS SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT PRIOR TO
BEGINNING OF WORK.

8. THE PLAN TAKES PRECEDENCE OVER THE LANDSCAPE LEGEND IF DISCREPANCIES EXIST.
QUANTITIES SHOWN IN THE PLANTING SCHEDULE ARE FOR THE CONTRACTOR'S CONVENIENCE.
CONTRACTOR TO VERIFY QUANTITIES SHOWN ON THE PLAN.

9. THE SPECIFICATIONS TAKE PRECEDENCE OVER THE PLANTING NOTES AND GENERAL NOTES.
10. EXISTING TREES AND SHRUBS TO REMAIN SHALL BE PROTECTED TO THE DRIP LINE FROM ALL

CONSTRUCTION TRAFFIC, STORAGE OF MATERIALS ETC. WITH 4' HT. ORANGE PLASTIC SAFETY
FENCING ADEQUATELY SUPPORTED BY STEEL FENCE POSTS 6' O.C. MAXIMUM SPACING.

11. LONG-TERM STORAGE OF MATERIALS OR SUPPLIES ON-SITE WILL NOT BE ALLOWED.
12. CONTRACTOR SHALL REQUEST IN WRITING, A FINAL ACCEPTANCE INSPECTION.

PLANTING NOTES:

1. NO PLANTS SHALL BE INSTALLED UNTIL FINAL GRADING AND CONSTRUCTION HAS BEEN
COMPLETED IN THE IMMEDIATE AREA.

2. A GRANULAR PRE-EMERGENT HERBICIDE SHALL BE APPLIED TO ALL PLANT BEDS AT THE
MANUFACTURERS RECOMMENDED RATE PRIOR TO PLANT INSTALLATION.

3. ALL PLANTING STOCK SHALL CONFORM TO THE "AMERICAN STANDARD FOR NURSERY STOCK,"
ANSI-Z60, LATEST EDITION, OF THE AMERICAN ASSOCIATION OF NURSERYMEN, INC. AND SHALL
CONSTITUTE MINIMUM QUALITY REQUIREMENTS FOR PLANT MATERIALS.

4. OVERSTORY TREES SHALL BEGIN BRANCHING NO LOWER THAN 6' ABOVE PAVED SURFACES.
5. ALL PLANTS MUST BE HEALTHY, VIGOROUS MATERIAL, FREE OF PESTS AND DISEASE AND BE

CONTAINER GROWN OR BALLED AND BURLAPPED AS INDICATED IN THE LANDSCAPE LEGEND.
6. PLANT MATERIALS TO BE INSTALLED PER PLANTING DETAILS.
7. ALL TREES MUST BE STRAIGHT TRUNKED AND FULL HEADED AND MEET ALL REQUIREMENTS

SPECIFIED.
8. THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANTS WHICH ARE DEEMED

UNSATISFACTORY BEFORE, DURING, OR AFTER INSTALLATION.
9. NO SUBSTITUTIONS OF PLANT MATERIAL SHALL BE ACCEPTED UNLESS APPROVED IN WRITING BY

THE LANDSCAPE ARCHITECT.
10. ALL PLANT MATERIAL QUANTITIES, SHAPES OF BEDS AND LOCATIONS SHOWN ARE APPROXIMATE.

CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLETE COVERAGE OF ALL PLANTING BEDS AT
SPACING SHOWN AND ADJUSTED TO CONFORM TO THE EXACT CONDITIONS OF THE SITE.  THE
LANDSCAPE ARCHITECT SHALL APPROVE THE STAKING LOCATION OF ALL PLANT MATERIALS PRIOR
TO INSTALLATION.

11. ALL PLANTING AREAS MUST BE COMPLETELY MULCHED AS SPECIFIED.
12. MULCH: SHREDDED HARDWOOD MULCH, CLEAN AND FREE OF NOXIOUS WEEDS OR OTHER

DELETERIOUS MATERIAL, IN ALL MASS PLANTING BEDS AND FOR TREES, UNLESS INDICATED AS
ROCK MULCH ON DRAWINGS.  SUBMIT SAMPLE TO LANDSCAPE ARCHITECT PRIOR TO DELIVERY
ON-SITE FOR APPROVAL.  DELIVER MULCH ON DAY OF INSTALLATION.  USE 4" FOR SHRUB BEDS,
AND 3" FOR PERENNIAL/GROUND COVER BEDS, UNLESS OTHERWISE DIRECTED.

13. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL MULCHES AND PLANTING SOIL QUANTITIES TO
COMPLETE THE WORK SHOWN ON THE PLAN.

14. USE ANTI-DESICCANT (WILTPRUF OR APPROVED EQUAL) ON DECIDUOUS PLANTS MOVED IN LEAF
AND FOR EVERGREENS MOVED ANYTIME.  APPLY AS PER MANUFACTURER'S INSTRUCTION.  ALL
EVERGREENS SHALL BE SPRAYED IN THE LATE FALL FOR WINTER PROTECTION DURING WARRANTY
PERIOD.

14. PLANTING SOIL FOR TREES, SHRUBS AND GROUND COVERS: FERTILE FRIABLE LOAM

CONTAINING A LIBERAL AMOUNT (4% MIN.) OF HUMUS AND CAPABLE OF SUSTAINING

VIGOROUS PLANT GROWTH.  IT SHALL COMPLY WITH MNDOT SPECIFICATION 3877 TYPE B

SELECT TOPSOIL. MIXTURE SHALL BE FREE FROM HARDPACK SUBSOIL, STONES,

CHEMICALS, NOXIOUS WEEDS, ETC.  SOIL MIXTURE SHALL HAVE A PH BETWEEN 6.1 AND 7.5

AND 10-0-10 FERTILIZER AT THE RATE OF 3 POUNDS PER CUBIC YARD.  IN PLANTING BEDS

INCORPORATE THIS MIXTURE THROUGHOUT THE ENTIRE BED IN A 6" LAYER AND

ROTO-TILLING IT INTO THE TOP 12" OF SOIL AT A 1:1 RATIO.ANY PLANT STOCK NOT PLANTED
ON DAY OF DELIVERY SHALL BE HEELED IN AND WATERED UNTIL INSTALLATION.  PLANTS NOT
MAINTAINED IN THIS MANNER WILL BE REJECTED.

15. ALL PLANTS SHALL BE GUARANTEED FOR TWO COMPLETE GROWING SEASONS (APRIL 1 -
NOVEMBER 1), UNLESS OTHERWISE SPECIFIED.  THE GUARANTEE SHALL COVER THE FULL COST OF
REPLACEMENT INCLUDING LABOR AND PLANTS.

16. CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT AT LEAST 3 DAYS PRIOR TO PLANNED
DELIVERY.  THE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT AT LEAST 24 HOURS IN
ADVANCE OF BEGINNING PLANT INSTALLATION.

17. SEASONS/TIME OF PLANTING AND SEEDING:   NOTE:  THE CONTRACTOR MAY ELECT TO PLANT IN
OFF-SEASONS ENTIRELY AT HIS/HER RISK. DECIDUOUS

17.1. POTTED PLANTS: 4/1 - 6/1; 9/21 - 11/1
17.2. DECIDUOUS /B&B: 4/1 - 6/1; 9/21 - 11/1
17.3. EVERGREEN POTTED PLANTS: 4/1 - 6/1; 9/21-11/1
17.4. EVERGREEN B&B: 4/1 - 5/1; 9/21 - 11/1 
17.5. TURF/LAWN SEEDING: 4/1 - 6/1; 7/20 - 9/20

18. MAINTENANCE SHALL BEGIN IMMEDIATELY AFTER EACH PORTION OF THE WORK IS IN PLACE.
PLANT MATERIAL SHALL BE PROTECTED AND MAINTAINED UNTIL THE INSTALLATION OF THE
PLANTS IS COMPLETE, INSPECTION HAS BEEN MADE, AND PLANTINGS ARE ACCEPTED EXCLUSIVE
OF THE GUARANTEE.  MAINTENANCE SHALL INCLUDE WATERING, CULTIVATING, MULCHING,
REMOVAL OF DEAD MATERIALS, RE-SETTING PLANTS TO PROPER GRADE AND KEEPING PLANTS IN
A PLUMB POSITION.  AFTER ACCEPTANCE, THE OWNER SHALL ASSUME MAINTENANCE
RESPONSIBILITIES.  HOWEVER, THE CONTRACTOR SHALL CONTINUE TO BE RESPONSIBLE FOR
KEEPING THE TREES PLUMB THROUGHOUT THE GUARANTEE PERIOD.

19. ANY PLANT MATERIAL WHICH DIES, TURNS BROWN, OR DEFOLIATES (PRIOR TO TOTAL
ACCEPTANCE OF THE WORK) SHALL BE PROMPTLY REMOVED FROM THE SITE AND REPLACED WITH
MATERIAL OF THE SAME SPECIES, QUANTITY, AND SIZE AND MEETING ALL LANDSCAPE LEGEND
SPECIFICATIONS.

20. WATERING: MAINTAIN A WATERING SCHEDULE WHICH WILL THOROUGHLY WATER ALL PLANTS
ONCE A WEEK. IN EXTREMELY HOT, DRY WEATHER, WATER MORE OFTEN AS REQUIRED BY
INDICATIONS OF HEAT STRESS SUCH AS WILTING LEAVES.  CHECK MOISTURE UNDER MULCH PRIOR
TO WATERING TO DETERMINE NEED.  CONTRACTOR SHALL MAKE THE NECESSARY
ARRANGEMENTS FOR WATER.

TURF NOTES:

TURF ESTABLISHMENT SHALL BE ACCOMPLISHED IN ACCORDANCE WITH THE PROVISIONS

OF THE MN/DOT 2105 AND 2575 EXCEPT AS MODIFIED BELOW:

1. ALL AREAS TO RECEIVE SOD SHALL ALSO RECEIVE 4" OF TOPSOIL PRIOR TO

INSTALLING SOD. TOPSOIL SHALL BE FREE OF TREE ROOTS, STUMPS, BUILDING MATERIAL,

AND TRASH, AND SHALL BE FREE OF STONES LARGER THAN 1 

1

2

" INCHES IN ANY DIMENSION.

2. WHERE SOD ABUTS PAVED SURFACES, FINISHED GRADE OF SOD/SEED SHALL BE HELD 1" BELOW
SURFACE ELEVATION OF TRAIL, SLAB, CURB, ETC.

3. SOD SHALL BE LAID PARALLEL TO THE CONTOURS AND SHALL HAVE STAGGERED JOINTS. ON
SLOPES STEEPER THAN 3:1 OR IN DRAINAGE SWALES, SOD SHALL BE STAKED SECURELY.

4. ALL DISTURBED AREAS TO BE TURF SEEDED, ARE TO RECEIVE 4" TOP SOIL, SEED, MULCH, AND
WATER UNTIL A HEALTHY STAND OF  GRASS IS OBTAINED. FOR SLOPES STEEPER THAN 3:1 OR IN
DRAINAGE SWALES INSTALL EROSION CONTROL BLANKET.

5. ALL DISTURBED AREAS TO RECEIVE NATIVE SEED, ARE TO RECEIVE PLANTING SOIL, SEED, MULCH,
AND WATER UNTIL A HEALTHY STAND OF  GRASS IS OBTAINED. FOR SLOPES STEEPER THAN 3:1 OR
IN DRAINAGE SWALES INSTALL EROSION CONTROL BLANKET.

IRRIGATION NOTES:

1. IRRIGATION SYSTEM TO BE DESIGN/BUILD. CONTRACTOR TO SUBMIT SHOP DRAWINGS

FOR APPROVAL OF SYSTEM LAYOUT PRIOR TO INSTALLATION.

2. ALL SOD TO RECEIVE SPRAY OR ROTOR IRRIGATION HEADS WITH MINIMUM DESIGN OF

1" IRRIGATION PER WEEK.

3. ALL PLANT BEDS TO RECEIVE DRIP LINE IRRIGATION , WITH A MINIMUM DESIGN OF .25"

IRRIGATION PER WEEK.

4. CONTRACTOR TO INSTALL A TOTAL OF 4 QUICK COUPLERS AT THE CORNERS OF THE

PROPERTY. A 2.5" TYPE K SOURCE PIPE IS PROVIDED BY MECHANICAL.

NOTES

TREE PLANTING DETAIL
NTS

PROVIDE & INSTALL RODENT PROTECTION

1/2" HARDWIRE CLOTH, MESH CYLINDER, 8" DIA OR

GREATER X 36" HT.. STAKE IN PLACE

INSTALL TREE WITH ROOT FLARE VISIBLE AT TOP OF

THE ROOT BALL. REMOVE SOIL IN LEVEL MANNER FROM

TOP OF ROOT BALL TO EXPOSE 1ST 1/2" OR LARGER MAIN

ORDER ROOT IF NEEDED. SET ROOT BALL WITH MAIN

ORDER ROOT 1" ABOVE ADJACENT GRADE. DO NOT

COVER TOP OF ROOT BALL WITH SOIL.

PLACE NO MULCH IN CONTACT WITH TREE TRUNK

REMOVE BURLAP, TWINE, ROPE AND WIRE FROM

TOP HALF OF ROOT BALL

BUILD 4" HIGH EARTH SAUCER BEYOND EDGE OF

ROOT BALL

EDGE CONDITION VARIES

PLACE ROOT BALL ON UNDISTURBED OR

COMPACTED SOIL

SCARIFY SIDES OF TREE PIT WITH SPADE BY HAND

TO BIND WITH PREPARED SOIL

PLANTING SOIL, REFER TO SPECIFICATIONS, COMPACT TO 85%

OF MAX. DRY UNIT WEIGHT ACCORDING TO ASTM D 698

TAMP SOIL AROUND ROOT BALL BASE FIRMLY WITH FOOT

PRESSURE SO THAT ROOT BALL DOES NOT SHIFT

DIG PLANTING PIT 4" TO 6"

DEEPER THAN ROOT BALL

UNDISTURBED

SUBGRADE

NOTE:

CONTRACTOR SHALL MAINTAIN TREES IN A PLUMB

POSITION THROUGHOUT THE WARRANTY PERIOD. IF

STAKING IS REQUIRED BY SITE CONDITIONS,

CONTRACTOR TO USE 2 OR 3 STAKE METHOD WITH 1"

WEBBING AROUND TRUNK OF THREE (NO WIRE OR

CABLING TO BE USED)

WRAP TREE TRUNKS ONLY UPON APPROVAL BY

LANDSCAPE ARCHITECT

1

1

1

SHRUB PLANTING DETAIL2
NTS

INSTALL 2" LAYER OF MULCH, DO NOT PLACE IN

CONTACT W/ SHRUB STEM

APPLY PRE-EMERGENT HERBICIDE

EDGE CONDITION VARIES

EDGER, REFER TO PLAN AND SPECIFICATION

LOOSEN ROOTS OF CONTAINER GROWN PLANTS

EXCAVATE PLANT BED MIN. 4" DEEPER THAN

ROOT BALL HT.

SCARIFY SIDES AND BOTTOM OF PLANTING BED

WITH SPADE

UNDISTURBED SUBGRADE

2

PERENNIAL PLANTING DETAIL
NTS

INSTALL 1" LAYER OF SHREDDED HARDWOOD MULCH OR 2"

LAYER OF FINELY SHREDDED HARDWOOD MULCH. DO NOT

PLACE IN CONTACT WITH PLANT

EDGE CONDITION VARIES

EDGER, REFER TO PLAN AND SPECIFICATION

LOOSEN ROOTS OF CONTAINER GROWN PLANTS

PLANTING SOIL

SCARIFY SIDES AND BOTTOM OF PLANTING BED WITH SPADE

UNDISTURBED SUBGRADE

NOTE:

REFER TO EXTERIOR PLANTING SPECIFICATION

3
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WEST ST. PAUL PLANNING COMMISSION 
 

The regular meeting of the West St. Paul Planning Commission was called to order by Vice 

Chair Leuer on Tuesday, April 19, 2016, at 7:00 p.m. in the Municipal Center Council 

Chambers, 1616 Humboldt Avenue, West St. Paul, Minnesota, 55118. 

   

ROLL CALL 

 

 

Absent: 

Commissioners present: Vice Chair Leuer and Commissioners 

Fernandez, McPhillips, Nelson, Kavanaugh and Ramsay.   

 

Chair Hubert.   

 

Also Present: 

 

 

APPROVE MINUTES 

Assistant Community Development Director Boike, Council 

Liaison Bellows and Recording Secretary Blume. 

 

ON MOTION of Kavanaugh, seconded by the rest of the 

Planning Commission members, RESOLVED to approve the 

West St. Paul Planning Commission meeting minutes of 

February 16, 2016 as written. 

Ayes:   6          Nayes: 0 

  

PUBLIC HEARINGS 

 

 

CASE # 16-03 

Application For An 

Interim Use Permit To 

Allow Outdoor Display / 

Sale Of Plants And A 

Food Stand At 2001 

Robert Street – Cub 

Foods. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Assistant Community Development Director Boike reviewed the 

request from Kent Dixon to approve the application for an Interim 

Use Permit to allow an outdoor display / sale of plants and a food 

stand at 2001 Robert Street – Cub Foods.   

 

Mr. Boike said included in the Committee’s packets are copies of 

the application and copies of the public notice sent out for the 

Public Hearing.  He explained the subject property currently 

consists of a retail shopping center.     

 

Staff recommends APPROVAL of the INTERIM USE 

PERMIT to allow for the OUTDOOR DISPLAY OF 

HORTICULTURAL PRODUCTS and to allow a FOOD 

STAND subject to the following conditions:   

1. The applicant shall meet the provisions as outlined in 

Section 23.5 of the Zoning Code. 

2. The Interim Use Permit shall be valid from the date of 

Council approval through December 31, 2016. 

3. No more than two (2) Food Stands shall be located on-site 

at any given time and hours of operation shall be limited 

to 7:00 a.m. to 10:00 p.m. 

4. All Food Stands must be inspected by the State Health 

Department and must be located on the sidewalk fronting 

Cub Foods. 
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CASE # 16-04 

Zoning Ordinance 

Amendment, Section 

153.004 Regarding The 

Definition Of A Family – 

City of West St. Paul 

 

 

 

 

 

 

 

 

 

 

 

 

5. The applicant shall provide a clear path for pedestrians on 

the sidewalk adjacent to the display / sales area.   

 

Vice-Chair Leuer asked the Commissioners if there were any 

questions for Assistant Community Development Director Boike 

or Mr. Doug Duehne.  

  

Commissioner Ramsay asked if an electrical inspection would be 

required.  Mr. Boike said one was never required in the past and 

Mr. Doug Duehne, Cub Foods representative, also stated an 

electrical inspection was never needed in the past but if an 

electrical inspection is required they will get one. 

 

After much discussion regarding what would be used at the food 

stand and how electricity would be provided, the issue of 

requiring an electrical inspection was dropped.   

 

Vice-Chair Leuer opened the Public Hearing at 7:08 p.m. and 

since there was no one in the audience he closed the Public 

Hearing at 7:08 p.m. 

 

ON MOTION by McPhillips, seconded by Ramsay, the 

Planning Commission recommended approval of Case #16-03, 

Application For An Interim Use Permit To Allow Outdoor 

Display / Sale of Plants And A Food Stand At 2001 Robert 

Street – Cub Foods.   

Ayes:   6          Nayes:   0          Abstain:   0 

 

Assistant Community Development Director Boike explained the 

definition of “Family” was recently amended within Section 

150.036 which regulates Rental Licensing to read the following: 

 

      FAMILY 

 

(1) An individual or two or more persons legally related by 

blood, marriage, foster care or adoption in a linear 

relationship such as spouses, grandparents, parents, 

children, grandchildren and siblings, but not aunts, uncles 

or cousins, or  

 

(2) A group of not more than three persons not related by 

blood or marriage living together in a dwelling unit.  

(NEW) 

 

Section 153.004 of the Zoning Code also includes a definition of 

“Family” but does not contain the second definition (NEW) that is 
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in the Rental Licensing code.     

In order to provide consistency within the code, Staff is 

recommending the attached Zoning Code amendment which 

amends the definition of Family to match the definition of Family 

in the Rental Licensing section of the Code.  

 

Staff recommends holding a Public Hearing and recommend 

approval of the amendment.   

 

Assistant Community Development Director Boike said he would 

take any questions anyone had.   

 

Commissioner McPhillips asked for clarification of the second 

definition of a family (NEW) and Vice Chair Leuer said under the 

Rental Licensing code it states one family can live in a single unit 

so the language just defines what one family is or can be.  

Assistant Community Development Director Boike said yes this 

is correct.     

 

Commissioner Kavanaugh asked if the City Attorney reviewed 

this and if there was an opinion letter.  Assistant Community 

Development Director Boike said the City Attorney was involved 

as well as the City Council when the decision was made to change 

the language last fall.   

 

Commission Kavanaugh thought the two different codes were 

completely different in terms of defining a family but Assistant 

Community Development Director Boike said having different 

definitions in the code is never a good idea.   

 

Commissioner Nelson asked if someone had a larger house with a 

rental agreement license if more than three unrelated people could 

live there and Assistant Development Director Boike said that 

under the Rental Licensing code it is capped at no more than three 

unrelated people living in a single unit.   

 

Commissioner Fernandez thought the Planning Commission was 

getting into a weird area where today when many multi-

generational people are living together.  He is uneasy adding in 

this verbage because he sees it as a tool for someone to come 

down on a single family homeowner in the future.   

 

Assistant Community Development Director Boike suggested 

opening up a discussion on what a family is and let the City 

Council know the Planning Commission is not comfortable with 

changing the language.    
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NEW BUSINESS: 

 

 OLD BUSINESS: 

 

ADJOURNMENT: 

 

 

 

 

 

 

 

Council Liaison Bellows explained further what the reasoning 

was behind the City Council’s decision to change the definition of 

a “Family”.   

 

Commissioner Kavanaugh said he is not against the city defining 

a “Family” but doesn’t understand why it is being narrowed down 

so far to not include aunts, uncles or cousins.  City Liaison 

Bellows explained the purpose of the additional language was to 

allow others to come in and not to exclude other family members.   

 

Commissioner Fernandez said the way the language is written 

right now he would be voting no because it seems like the 

language is trying to fit everything and everyone into a definition 

of “Family”.  

 

Commissioner Ramsay asked if an incident happened to cause the 

language to be changed.  Assistant Community Development 

Director Boike said the city has seen an increase in larger families 

moving into the area but there hasn’t been one single incident that 

caused the language to be looked at.      

 

ON MOTION by Kavanaugh, seconded by Fernandez, the 

Planning Commission denied approval of Case #16-04 based 

on the following conditions: 1) the more narrowly defined 

terms set forth in this proposal is too narrow and the 

Commission is not comfortable with it, 2) better wording, 3) 

previous case law that was mentioned and 4) the impending 

issues with Group Homes and the impact it could have in the 

city.    

Ayes:   6          Nayes:   0          Abstain:   0 

 

None. 

 

None. 

 

ON MOTION of Fernandez, seconded by Nelson, 

Commissioners RESOLVED to ADJOURN the April 19
th

, 

2016 regular meeting of the Planning Commission at 7:53 

p.m. 

All Ayes.  6/0.   
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TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   May 17, 2016 

SUBJECT:  Interim Use Permit – 1640 Robert St. 

 

 
REQUEST 

 
TNT Fireworks is requesting an Interim Use Permit to allow for the outdoor sale of 
fireworks in the Walmart parking lot at 1640 Robert St. 

 
Attachments: 

Application 
Site Map 
 

 
 

EXISTING LAND USES 
 
The subject property consists of a retail building, Walmart. Adjacent properties to the 

west and south consist of commercial uses.  Adjacent properties to the north consist 
of commercial uses and the County library. The adjacent property to the east consists 

of DARTS. 
 
 

 
 
 

City of West St. Paul 



ZONING 
 

The subject property and adjacent property to the south are zoned B-4, Shopping 
Center District.  Adjacent properties to the west and north are zoned B-6, Town 

Center Mixed-use.  The adjacent property to the east is zoned I-1, Light Industrial. 
 

ANALYSIS 

 
The B-4 Zoning District allows Interim Uses for the outdoor sale of fireworks if the 
following conditions are met: 

(a) The display/sales area meets National Fire Protection Association 
standards, as required by the Fire Marshal. 

(b) The sales area shall be Setback at least 300 feet from the Robert Street 
right-of-way and 150 feet back from any other street. 

(c) The sales area shall not reduce the required supply of off-street parking 

below the required number of spaces for the Principal Building and for the 
Interim Use. 

(d) Off-street parking required for the sales area shall be one space per 150 

square feet of sales area. 

The applicant is proposing to display and sell legal fireworks in a tent within the 
Walmart parking lot (see site aerial for location).  The applicant applied for and 
received approval of an Interim Use Permit in 2012-2015.  This year’s request is 

similar to the last four years in terms of location, size of display area, etc. 
 

The proposed tent is 20’x 40’ (800 sq. ft.) which will take up roughly 12 parking 
stalls.  Per Ordinance, an additional 6 parking stalls are required to support the sales 
area.  The Walmart parking lot has an excess of 35 stalls above the minimum 

number of stalls required.  Therefore, the loss of 12 stalls as a result of the tent and 
the need for 6 additional stalls to support the sales area is a non-issue. The applicant 
is requesting to operate from June 21st through July 7th, which includes setup and 

take down.  Proposed sales hours are 10 a.m. to 10 p.m. 
 

The proposed display/sales area meets the conditions as outlined above.  Staff is 
recommending a condition of approval requiring the applicant to obtain a city license 
to sell fireworks, including an inspection of the tent by the Fire Marshal and Building 

Official.  The proposed tent must meet National Fire Protection Association 
standards.  In addition, Staff is recommending a condition requiring that all items 
displayed be secured on a nightly basis and that trash receptacles be provided.  

 
 

 
 
 

 
 

 



STAFF RECOMMENDATION 
 

Staff recommends APPROVAL of the INTERIM USE PERMIT to allow for the 
OUTDOOR DISPLAY/SALE of FIREWORKS subject to the following conditions: 

1. The applicant shall meet the provisions as outlined in Section 23.5 of the 
Zoning Code. 

2. The applicant shall obtain a City License to sell fireworks.  In addition, the 

display/sales area shall be inspected by the Fire Marshal and Building 
Official and meet the National Fire Protection Association standards.  

3. Trash receptacles shall be provided on-site and items sold in the sales area 

shall be secured on a nightly basis. 

4. The Interim Use Permit shall be valid from June 21, 2016 through July 7, 

2016. Sale hours shall be limited to 10 a.m. to 10 p.m. 

 





















 
TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   May 17, 2016 

SUBJECT:  Case #16-05 

 

 
REQUEST 

 
St. Paul Regional Water Services is requesting a Conditional Use Permit to allow for 
an expansion of an Essential Service Structure (water pump house) at 1365 Bidwell 

St.  
 

Attachments: 
Application Package 
Notice 
Plans 

 

 
 

 

EXISTING LAND USES 
 

The subject property consists of a pump station for St. Paul Regional Water.  
Adjacent properties to the north, south and west consist of single family homes.  The 
adjacent property to the east consists of an apartment building.  

 
 

City of West St. Paul 



 
ZONING 

 
The subject property and adjacent properties to the north, south and west are zoned 

R1, Single Family Residential.  Adjacent properties to the east are zoned R4, Multiple 
Family Residential. 

 

ANALYSIS 
 
Zoning Ordinance 

Section 153.051 of the Zoning Ordinance requires a Conditional Use Permit to allow 
Essential Service Structures in an R1 District: 

 
153.051  CONDITIONAL USES. 
 

Within any R-1A One-Family Residential District, no structure or land shall be used 
for the following uses, except by conditional use permit: 

 
(B)   Essential service structures, including, but not limited to, buildings, such as 
telephone exchange stations, booster or pressure regulating stations, wells and 

pumping stations, elevated tanks, lift stations and electrical power substation 
provided no building shall be located within 50 feet from any lot line of an abutting 
lot in an R District. Prior to granting the permit it shall be found that the 

architectural design of essential service structures is compatible to the neighborhood 
in which it is to be located and thus will promote the general welfare; 

 
Proposal 
The applicant is proposing to expand the building in order to add an emergency 

generator.  As the attached narrative states, over the past several years, power 
outages at the station have become more frequent and have the potential to interrupt 
water service to the community.  The proposed generator would allow for water 

service to continue during future outages.  Please see the attached narrative for more 
information regarding the need for the generator. 

 
Review 
Per the attached submitted plans, the applicant is proposing an 11’ 5” addition to the 

rear (west side) of the existing building.  The resulting side yard setback is 5’ 5” to the 
west property line.  The applicant is also requesting a variance to allow for a 

reduction in the required setback to the neighboring residential property.  Staff is 
recommending a condition of approval requiring that the Conditional Use Permit is 
contingent upon approval of the corresponding variance request. 

 
As mentioned with the variance request, the proposed setback is consistent with the 
side yard minimum setback for homes in the R1 District.  Since the proposed 

addition will mimic an addition to a home, Staff is comfortable with the proposed 
setback.  The proposed generator will only run during power outages and monthly 

testing in the afternoon.  In addition, the applicant is including sound proofing for 
the generator.  As a result, noise levels should be minimal outside of the building.   
 



Staff is recommending conditions of approval requiring that testing of the generator 
be conducted during daylight hours and that should noise from the generator become 

a public nuisance, the applicant shall work with Staff to mitigate the issue. 
 

In order to provide a buffer between the neighboring house to the west and the 
proposed addition, Staff is recommending a condition of approval requiring that the 
existing four foot tall chain link fence be replaced with a six foot tall maintenance free 

fence along the west property line starting at the southwest corner of the proposed 
addition heading west to the west property line and then extending north along the 
west property line to the northwestern corner of the property. 

 
STAFF RECOMMENDATION 

 
Staff recommends APPROVAL of the CONDITIONAL USE PERMIT for an 
expansion of an ESSENTIAL SERVICE STRUCTURE in an R1 District at 1365 

Bidwell St. subject to the following conditions: 

1. The Conditional Use Permit application is contingent upon approval of the 

corresponding Variance request.  

2. The applicant shall apply for applicable building permits. 

3. Testing of the proposed generator shall be conducted during daylight hours. 

4. Should noise levels resulting from the proposed generator create a public 
nuisance as determined by the Zoning Administrator, the applicant shall 
work with Staff to mitigate the noise issues. 

5. The applicant shall replace the existing 4-foot chain link fence with a 6-foot 
maintenance free fence from the southwest corner of the proposed addition 

west to the west property line and then extending north along the west 
property line to the northwest corner of the property. 
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E1.0 ELECTRICAL TITLE SHEET

E1.1 SITE PLAN

E1.2 EXISTING PARTIAL LAYOUT PLAN

E1.3 NEW PARTIAL LAYOUT PLAN

E2.1 PARTIAL ONE LINE DIAGRAM - NOT ISSUED

E2.2 NEW ONE LINE DIAGRAM - NOT ISSUED

E3.1 ELECTRICAL SCHEDULE AND DETAILS - NOT ISSUED

J

1. BRANCH CIRCUIT DESIGNATIONS AS INDICATED ON THESE
DRAWINGS ARE FOR CLARIFICATION ONLY AND DO NOT
REPRESENT  EXACT CIRCUIT DESIGNATIONS IN THE PANELS
SERVING THE AREAS.  EXACT LOCATIONS AND/OR
DESIGNATIONS SHALL  BE ADJUSTED AS REQUIRED TO
PROVIDE BALANCED LOADING OF ALL THE PHASES IN THE
PANEL.

2. WHERE AN ELECTRICAL OR COMMUNICATION SYSTEM IS
CALLED OUT TO BE INTERCONNECTED WITH AN EXISTING
SYSTEM THE  CONTRACTOR SHALL BE RESPONSIBLE FOR THE
COORDINATION OF THE POINT OF THE INTERCONNECTION AS
WELL AS THE MEANS  OF INTERCONNECTION WITH THE
EXISTING SYSTEM.

3. INSTALLATION OF ALL FIXTURES SHALL COMPLY WITH ALL
INTERNATIONAL BUILDING CODE REQUIREMENTS.

4. INTERRUPTING RATINGS NOTED IN SCHEDULES SHALL APPLY
TO THE ENTIRE PANELBOARD AND/OR SWITCHBOARD.  ALL
EQUIPMENT SHALL BE FULLY RATED FOR SHORT CIRCUIT
CURRENT NOTED.

5. LABEL ALL TERMINAL CABINETS TO INDICATE THEIR FUNCTION.

6. ALL ELECTRICAL BOXES THAT ARE ABANDONED DURING THE
COURSE OF THE PROJECT SHALL HAVE A BLANK COVERPLATE.

7. ADJUST MOUNTING HEIGHTS OF ELECTRICAL DEVICES IF
REQUIRED SO AS NOT TO INTERFERE WITH RADIATION.

8. WHEREVER THE INSTALLATION OF ELECTRICAL EQUIPMENT
CONFLICTS WITH EXISTING CONDITIONS NOT SHOWN ON THE
PLANS  OR SPECIFICATIONS, THE CONTRACTOR SHALL
DETERMINE A SATISFACTORY ALTERNATIVE MEANS FOR
INSTALLATION AND VERIFY IT  WITH THE ENGINEER PRIOR TO
INSTALLATION.

9. DEVICE LOCATIONS SHOWN ON THESE PLANS AND NOTED
EXISTING HAVE BEEN DERIVED FROM EXISTING PLANS AND
MAY NOT  BE INSTALLED AS SHOWN.  THE CONTRACTOR SHALL
VERIFY ALL LOCATIONS AND ROUTING PATHS.

10. WHERE ELECTRICAL DEVICES ARE LOCATED ADJACENT TO
LIGHT SWITCHES, MOUNT ALL DEVICES AT THE SAME
ELEVATION. OR LINE OF PLUMB.

11. PROVIDE ALL ELECTRICAL DEMOLITION WORK AS REQUIRED
TO FACILITATE THE NEW WORK.  DEMOLITION DRAWINGS
INDICATE  DESIGN INTENT AND MAY NOT BE INCLUSIVE OF ALL
MISCELLANEOUS AND INCIDENTAL ITEMS.  NO ALLOWANCE

WILL BE MADE FOR  THE CONTRACTORS FAILURE TO
FAMILIARIZE THEMSELF WITH THE EXISTING BUILDING
CONDITIONS AND THE AMOUNT OF EFFORT TO COMPLETE THE
NEW ELECTRICAL WORK AS SHOWN ON THE DRAWINGS.

12. PROVIDE ALL ELECTRICAL DEMOLITION WORK IN AREAS
WHERE NOTED.  PROVIDE DISCONNECTION AND REMOVAL OF
ALL  ELECTRICAL EQUIPMENT, LIGHT FIXTURES, DEVICES,
PANELBOARDS, CONDUIT AND CABLE IN THESE AREAS.  TURN
OVER EQUIPMENT  TO OWNER THAT WHICH THEY DESIRE TO
RETAIN.  ALL OTHER EQUIPMENT SHALL BE DISPOSED OF BY
THE ELECTRICAL  CONTRACTOR.  ELECTRICAL CONTRACTOR
SHALL BE RESPONSIBLE FOR PROPER DISPOSAL OF LAMPS
AND BALLASTS AND MUST COMPLY WITH ALL STATE AND
FEDERAL REGULATIONS GOVERNING THEIR DISPOSAL.
INFORMATION ABOUT PROPER LAMP AND BALLAST DISPOSAL
IS AVAILABLE FROM THE "MINNESOTA POLLUTION CONTROL
AGENCY" AT 1-800-657-3724.

13. DO NOT SCALE DRAWINGS.  VERIFY DIMENSIONS IN FIELD
PRIOR TO COMMENCEMENT OF WORK.

14. FINAL CONNECTIONS TO EQUIPMENT SHALL BE PER
MANUFACTURERS APPROVED WIRING DIAGRAMS, DETAILS
AND  INSTRUCTIONS.  IT SHALL BE THE CONTRACTORS
RESPONSIBILITY TO PROVIDE MATERIALS AND EQUIPMENT
COMPATIBLE WITH  EQUIPMENT ACTUALLY SUPPLIED.
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West St. Paul Pump Station - Site Plan

SCALE: 1" = 20'-0"

1. EXISTING UTILITY POLE MOUNTED TRANSFORMERS
FOR 240 VOLT DELTA HIGH LEG ELECTRICAL
SERVICE.

2. EXISTING UNDERGROUND ELECTRICAL SERVICE
TO FACILITY. DISCONNECT AND REMOVE AFTER
NEW SERVICE INSTALLED. COORDINATE WITH
UTILITY.

3. EXISTING BUILDING.

4. NEW BUILDING ADDITION.

5. NEW WALL MOUNTED METER CABINET.

6. NEW UNDERGROUND ELECTRICAL SERVICE TO BE
FURNISHED AND INSTALLED UP THE UTILITY POLE
BY THE CONTRACTOR FROM THE NEW METER
CABINET. ARRANGE WITH THE UTILITY FOR THE
INSTALLATION OF A NEW 480/277 VOLT 3 PHASE 4
WIRE SERVICE TO THE FACILITY. UTILIZE TWO (2)
3-1/2" CONDUITS EACH WITH FOUR (4) 350 KEMIL
CONDUCTORS PLUS ONE (1) 2/0 AWG GROUND.

7. EXISTING GAS METER.

8. APPROXIMATE ROUTE OF EXISTING GAS SERVICE
LINE. CONTRACTOR SHALL ARRANGE WITH XCEL
ENERGY TO UPGRADE SERVICE TO
REQUIREMENTS NEEDED TO FEED THE NEW
GENERATOR ALONG WITH OTHER BUILDING LOADS.
SEE MECHANICAL FOR MORE DETAILS.

20'0
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West St. Paul Pump Station - Existing Partial Layout Plan

SCALE: 1" = 10'-0"

1. EXISTING GENERATOR CONNECTION BOX.

2. EXISTING 800-AMP FUSED DISCONNECT SWITCH
FOR GENERATOR CONNECTION.

3. EXISTING AUXILLARY POWER MANUAL SWITCH
LOCATED IN FIRST SECTION OF SWITCHGEAR.

4. EXISTING 800-AMP, 240-VOLT, 3-PHASE MAIN
UTILITY DISCONNECT SWITCH LOCATED IN
FIRST SECTION OF SWITCHGEAR.

5. EXISTING WESTINGHOUSE THREE SECTION
800-AMP, 120/240-VOLT, 3-PHASE  ELECTRICAL
GEAR.

6. SECOND SECTION OF GEAR WITH CONTROLLER
FOR PUMP #1.

7. THIRD SECTION OF GEAR WITH CONTROLLER
FOR PUMP #2 AND PUMP #3.

8. EXISTING UTILITY METER

9. EXISTING RTU-30.

10. EXISTING 30 HP, 230-VOLT, 74-AMP, 1770 RPM,
3-PHASE, MOTOR FOR PUMP P1.

11. EXISTING 50 HP, 230-VOLT, 125-AMP, 1780 RPM,
3-PHASE, MOTOR FOR PUMP P2.

12. EXISTING 50 HP, 230-VOLT, 119-AMP, 3-PHASE,
MOTOR FOR PUMP P3.

13. EXISTING PANEL BOARD.

14. EXISTING GAS METER.

10'0
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West St. Paul Pump Station - New Plan

SCALE: 1/8" = 1'-0"

1. FURNISH AND INSTALL NEW 600 AMP, 600V, 3 PHASE
4 WIRE WALL MOUNTED METER CABINET.
COORDINATE WITH ELECTRICAL UTILITY FOR
REQUIREMENTS.

2. FURNISH AND INSTALL NEW GENERATOR ON
CONTRACTOR FURNISHED PAD. SEE DETAILS AND
SPECIFICATIONS FOR FURTHER INFORMATION.

3. FURNISH AND INSTALL TWO (2) 3-1/2" CONDUITS
UNDERGROUND FOR SERVICE FEED TO MSB FROM
METERING CABINET. SEE SHEET E2.2 FOR WIRING
DETAILS.

4. FURNISH AND INSTALL NEW MAIN SWITCH BOARD
MSB WITH 600 AMP MAIN BREAKER. SEE SHEET E2.2
AND SPECIFICATIONS FOR MORE DETAILS.
MAXIMUM HEIGHT OF UNIT TO BE 72"

5. FURNISH AND INSTALL AUTOMATIC TRANSFER
SWITCH ATSI. SEE SHEET E2.2 AND SPECIFICATIONS
FOR MORE DETAILS. MAXIMUM HEIGHT OF UNIT TO
BE 72".

6. FURNISH AND INSTALL NEW MCC. SEE SHEET E2.2
AND SPECIFICATIONS FOR DETAILS. MAXIMUM
HEIGHT OF UNIT SHALL BE 72".

7. FURNISH AND INSTALL NEW MANUAL TRANSFER
UNIT MTSI. SEE SHEET E2.2 FOR MORE DETAILS.

8. FURNISH AND INSTALL NEW GENERATOR DOCKING
STATION TO REPLACE EXISTING. SEE SHEET E2.2
FOR MORE DETAILS.

9. FURNISH AND INSTALL NEW WALL MOUNTED
TRANSFORMER T1. SEE SHEET E2.2 AND
SPECIFICATIONS FOR MORE DETAILS.

10. FURNISH AND INSTALL NEW 200 AMP PANEL BOARD.
SEE SHEET E2.2 AND SPECIFICATIONS FOR MORE
DETAILS.

11. RELOCATE EXISTING CONVENIENCE AND WELDING
RECEPTACLE TO ADJACENT WALL. WIRE TO NEW
PANEL L1.

12. DISCONNECT AND REMOVE EXISTING 240 VOLT
SERVICE AND DISTRIBUTION SWITCH GEAR AFTER
NEW SERVICE AND DISTRIBUTION INSTALLED AND
TESTED. COORDINATE WITH OWNER, UTILITY, AND
ENGINEER TO KEEP DOWNTIME TO A MINIMUM OF
SIX (6) HOURS.

13. REWIRE EXISTING PUMPS FOR OPERATION AT 480
VOLTS SEE SHEET E2.2 FOR FURTHER DETAILS.

14. NOT USED.

15. FURNISH AND INSTALL ONE (1) HANDHOLE FOR
ROUTING OF CABLES FROM METERING CABINET TO
MSB. UTILIZE QUAZITE #PG2436BA36 OR APPROVED
EQUAL.8'0
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TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   May 17, 2016 

SUBJECT:  Case #16-06 

 

 
REQUEST 
 

Venture Pass Partners, LLC is requesting the following applications for the 
redevelopment of 1675, 1701 and 1725 Robert St.: 

 
1) Site Plan Review for the redevelopment of the property 
2) Conditional Use Permit approval to allow a Drive-through Lane and Medical Use 

3) Preliminary/Final Plat approval 
 
Attachments: 
Memos from the City Civil Engineer, Fire Marshal & the Environmental Comm. 
Applications/Notice 
Copies of submitted Architectural plans and the Preliminary/Final Plat* 
*Submitted Civil plans are included with the Variance memo 

 

 
 

EXISTING LAND USES 
 

The subject properties currently consist of two vacant bank buildings and a vacant 
drive-through restaurant.  Adjacent properties to the north, east and south consist of 

City of West St. Paul 
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commercial/office uses.  Adjacent properties to the west consist of multi-family 
housing. 

 
ZONING 

 
The subject properties and the adjacent properties to the north are zoned B3, General 
Business.  Adjacent properties to the east and south are zoned B3, General Business 

and B4, Shopping Center.  Adjacent properties to the west are zoned R4, Multiple 
Family. 

 

SITE PLAN ANALYSIS 
 

Proposal 
The applicant is proposing to clear the subject properties and construct two new 
buildings: 1) a 2,854 sq. ft. drive-through restaurant (Cane’s Chicken) to be located 

at the south end of the property and 2) a three tenant medical/retail building on the 
north end of the property consisting of a 12,000 sq. ft. plasma center (far north 

space) and 4,350 sq. ft. of restaurant/retail space.  
 

Building Materials 

Section 153.032(F)(1) of the Zoning Ordinance requires that exterior building 
materials be comprised of a minimum 60 percent primary materials (brick, stone, 
stucco, or glass).  Secondary materials which includes decorative block, synthetic 

stucco, wood and metal, may only account for 40 percent of the façade. 
 

Medical/Retail Building:  The applicant is proposing a combination of brick (primary), 
glass (primary), synthetic stucco (secondary), metal (secondary), and precast concrete 
(not listed)(see submitted building elevations).  Staff is recommending a condition of 

approval requiring that the elevations be revised to meet the building material 
requirements as outlined in Section 153.032(F). 
 

Drive-through Restaurant:  The applicant is proposing brick (primary), stucco 
(primary), glass (primary), and metal (secondary).  The proposed building meets the 

requirements. 
 

Window Coverage 
Section 153.032(F)(3) requires 40 percent window coverage for all facades facing a 

street, parking lot, or open space.  
 

Medical/Retail Building:  The proposed building meets the 40 percent requirement. 
 
Drive-through Restaurant:  The proposed building does not meet the 40 percent 

requirement.  Staff is recommending a condition of approval that the elevations for 
the proposed drive-through restaurant be revised to meet the window coverage 
requirement as outlined in Section 153.032(F)(3).  
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Visual Relief 
Section 153.032(F)(4) requires that all exterior elevations adjacent to a street, parking 

lot or open space must not exceed 60 feet in length without visual relief of two or 
more of the following: 

 
         (a)   The facade is divided architecturally with different materials or textures; 
         (b)   There are horizontal offsets of at least two feet in depth; 

         (c)   There are vertical offsets in the roof line of at least two feet; and 
         (d)   The windows on the first floor are recessed horizontally at least one foot. 

 

Medical/Retail Building:  The proposed building does not meet the visual relief 
requirements.  The building does meet requirement (a), but does not meet one of the 

other three requirements.  The building does have a few horizontal offsets 
(requirement b), but there are sections of wall that exceed 60 feet without the offset.  
Staff is recommending a condition of approval that the elevations be revised to meet 

the visual relief requirements as outlined in Section 153.032(F)(4). 
 

Drive-through Restaurant:  The proposed building meets the visual relief 
requirements. 

 

Rooftop Mechanicals 

The proposed plans do not address whether or not rooftop mechanicals will be 
properly screened as required by the Zoning Ordinance.  Staff recommends a 
condition of approval requiring that all rooftop mechanicals be screened per Section 

153.032(F)(5). 
 

Building Setbacks 

The proposed building meets all setback requirements with the exception of the Front 
Yard Setback for the proposed drive-through restaurant (see site plan – C3.01).   
 

The Zoning Ordinance requires a Front Yard Building Setback of 10-40 feet in the B3 
District.  The applicant is proposing a Front Yard Building Setback of 51 feet 
requiring a Variance of 11 feet. The applicant has applied for a Variance for the 

setback.  Staff is recommending a condition of approval that approval of the Site Plan 
be contingent on approval of the corresponding Variance. 

 
Parking Setbacks 
The proposed parking lots meet all setback requirements with the exception of the 

Front Yard Parking Setback and the Rear Yard Parking Setback for the proposed 
drive-through restaurant (see C3.01). 

 
1. Front Yard Parking Setback – the Zoning Ordinance does not allow parking in the 

Front Yard in the B3 District.  The proposed plans call for a drive aisle between 

the proposed drive-through restaurant and the front property line which is needed 
to avoid a second curb cut to Robert St.  The applicant has applied for Variance to 
allow the drive aisle.  Staff is recommending a condition of approval that approval 

of the Site Plan be contingent on approval of the corresponding Variances. 
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2. Rear Yard Parking Setback – the Zoning Ordinance requires a minimum Rear Yard 
Parking Setback of 10 feet in the B3 District.  The proposed Site Plan shows a 0 ft. 

rear yard parking setback for the proposed drive-through restaurant property (see 
utility plan or landscape plan as the site plan does not show the proposed 

property lines).  Staff discussed the requirement with the applicant who has 
agreed to shift the proposed property line to the west 10 feet to provide the 
required setback.  Staff is recommending a condition of approval requiring that 

the applicant shift the property line accordingly on the proposed plan.  In 
addition, Staff is recommending a condition of approval to show the property lines 
on the site plan. 

 

Access 
The proposed plans reduce the number of access points to Robert St. from 4 curb 

cuts down to 2 curb cuts.  Full access to the site from Robert St. will be provided at 
the lighted intersection of Robert St. and Lothenbach.  In addition, a right-in/right-
out is proposed at the north end of the site for additional access to and from Robert 

St.  The proposed development also includes a connection to Livingston Ave to the 
west. 
 

The applicant is also proposing an internal drive-way connection to the adjacent 
property to the north (Party City parking lot).  The proposed site plan also allows for 

another internal driveway connection to the properties to the south in the area west 
of the proposed Drive-through restaurant (west of the proposed retaining wall).  This 
connection would allow for the three properties to the south to access both Livingston 

and the light at Lothenbach.  Staff is recommending a condition of approval requiring 
the applicant to provide an access easement in this area benefiting the three 

properties to the south should they be agreeable to improvements connecting the 
parking lots. 
 

Internal Traffic Flow 
The applicant is proposing one-way drive aisle connections to and from the 
Lothenbach/Robert St. intersection to the northern portion of the property.  As 

vehicles enter the property from the light at Lothenbach and Robert St. (in front of 
the proposed drive-through restaurant on the south end of the property), they can 

either proceed straight ahead to access the drive-through restaurant or turn to the 
right (north) to access the medical/retail uses on the north end of the site via a one-
way drive.  The applicant is proposing a second one-way drive-aisle along the west 

and south sides of the proposed drive-through restaurant to provide connection back 
to the light at Robert St. 

 
Staff is recommending a condition of approval requiring that one-way drive aisle 
connecting the drive-through restaurant parking lot and the parking lot to the north 

to 15 ft. in width.  In addition, Staff is recommending a condition of approval that the 
applicant work with Staff in providing adequate internal signage as it relates to the 
one-way drive aisles. 
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Parking Lot Islands 

The Zoning Ordinance requires landscaped islands at the end every twenty 
consecutive parking stalls.  The proposed site plan includes three rows of parking 

that exceed twenty stalls in length.  Staff is recommending a condition of approval 
that the civil plans be revised to include a landscaped island, at least 8 feet in width, 
in the three most western rows of parking in the north parking lot.  Said islands shall 

be placed in the stalls that are currently shown as being split by the proposed 
property line to provide a buffer between lots.  Said islands shall be irrigated and 
include one quality tree as detailed in Section 153.032 (E)(3) of the Zoning 

Ordinance. 
 

Parking Requirements 
The proposed site plan includes the following number of parking stalls per lot: 
 

Lot 1 (Drive-through restaurant):  26 stalls are required, a total of 32 stalls are 
proposed. 

 
Lot 2 (two-tenant retail portion of northern building): 22 stalls are required, a total of 
84 stalls are proposed (24 adjacent to the building, 60 on the west side of the 

property which are to be utilized as employee and/or overflow parking for both the 
medical and retail buildings). 
 

Lot 3 (medical building):  58 stalls are required, a total of 56 are proposed. Since Lot 
3 does not contain enough parking on its own, Staff is recommending a condition of 

approval requiring a parking agreement be recorded for the retail lot benefiting the 
medical lot.   

 

Access Easements: 
Since the plan provides parking lot connectivity for all three lots, Staff is 
recommending a condition of approval requiring access easements on all three lots 

benefiting the other lots. 
 

Drive Aisles/Parking Stall Dimensions 
All proposed drive aisles and all parking stall dimensions meet minimum 
requirements. 

 
Trash Enclosure 

The applicant is proposing to include a trash enclosure located northwest of the 
proposed drive-through restaurant.  Staff is recommending a condition of approval 
requiring that the proposed trash enclosure meet the requirements as outlined in 

Section 153.032 (F)(6).  In addition, the applicant shall provide elevations of the 
proposed enclosure upon application of building permit. 

 

Sidewalks 

The applicant is proposing sidewalk connections to both buildings from Robert St.  
Staff is recommending a condition of approval to provide a sidewalk connection to 

both buildings from Livingston Ave. 
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Bike Racks 

Staff is recommending a condition of approval requiring the applicant to revise the 
plans by including bike racks adjacent to the drive-through restaurant, the main 

doors for the medical building and in the sidewalk area near the front entries of the 
retail spaces. 

 

Landscaping 

The Zoning Ordinance requires a total of 89 trees on-site (1 tree per 20 lineal ft. of 
property). The applicant is proposing a total of 32 deciduous trees at 2.5 caliper 
inches, 11 coniferous trees at six feet in height, and 7 ornamental trees for a total of 

50 trees (see second page of plans).  With the exception of requiring two landscaped 
islands in the middle of the northernmost parking lot (which will include two more 

trees), Staff is comfortable with the proposed landscaping despite the reduction in 
required trees.  Staff believes that the proposed plan distributes trees appropriately 
in areas where they can be located plus the applicant is proposing a total of 353 

perennials, grasses and shrubs for the site. 
 
Environmental Committee 

The landscape plan was reviewed by the Environmental Committee at their May 4 
meeting (see attached memo). The committee recommended a condition strongly 

encouraging the developer to use “pollinator friendly” plantings that were not grown 
with “neonicotinoids”. 
 

Irrigation 

The Zoning Code requires all landscaped areas to be irrigated.  The proposed 
landscape plan states that an irrigation system will be installed (see L1.02).  

 
Lighting 
The applicant is proposing a variety of lighting for the property, including ten (10) 

twenty-foot tall single lamp LED light fixtures for the parking lots and three (3) wall 
mounted lights for the proposed drive-through restaurant and eight (8) wall mounted 
lights on the proposed medical/retail building. 

 
The Zoning Ordinance requires that all lighting be at or near zero for all property 

lines.  The proposed lighting plan indicates that lighting extends beyond the property 
lines however since the adjacent properties are all commercial in nature Staff is not 
concerned. 

 
Staff is recommending a condition of approval to add wall mounted lighting to the 

east wall (Robert St. side) of the medical/retail building to provide additional security 
during the night hours.  

 

Signage 
The proposed plans show a total of three monument signs, two on the south lot 
(Drive-through Restaurant), no signs on the middle lot (two tenant retail), and one for 

the northern lot (medical).  The Zoning Ordinance only allows one monument sign 
per property.  As a result, Staff is recommending a condition of approval requiring 
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that the plans be revised to limit the number of monument signs to one sign per 
property.  In addition, all signage must meet the provisions as outlined in Section 

153.435 of the Zoning Ordinance. 
 

Engineer’s Recommendation 
The City Engineer has provided a memo with twelve (12) recommended conditions 
pertaining to the Site Plan (see attached memo).  Staff is recommending a condition of 

approval that the applicant adhere to the recommendations in the memo.  The 
conditions are as follows: 
 

1. Permits from the appropriate regulatory agencies must be obtained, including 
but not limited to the MPCA, Dakota County, MnDOT, etc. 
 

2. Parkland dedication shall be paid upon application of a building permit.  Fee 
shall be in accordance to City Ordinance, Section 1022.11. 

 

3. Provide documentation for proposed private easements. 
 

4. Add 10’ drainage and utility easement where proposed plat abuts the public 

right-of-way.  Add 5’ drainage and utility easement around interior property 
lines. 

 

5. Provide a traffic study showing the functionality and operability of the 

Lothenbach & Robert St. intersection with the proposed commercial land 
uses. 
 

6. On all plan view sheets, update geometric and utility (drainage) files to show 
proposed Robert St. Improvement Project. (electronic files to be provided by 
WSP Engineering Dept.). 
 

7. Provide detailed plans and specifications for retaining walls over 4 feet in 
height signed by a Minnesota Professional Structural Engineer. 
 

8. On sheet C5.01 and C5.02, move inlet protection symbols to the location of 
the proposed catch basins along Robert St. 
 

9. On sheets C5.03 and C7.01; 
a. Replace generic standard detail plates with WSP city plates (electronic 

files to be provided by WSP Engineering Dept.). 
b. Add any applicable Mn/DOT or Saint Paul Regional Water Services 

(SPRWS) standard details. 
 

10. On sheet C6.01; 
a. Change storm sewer pipe material to Reinforced Concrete Pipe (RCP CL 

V) in any areas beneath a roadway or paved surface.  For areas outside 
roadway, the City will allow HDPE pipe.  Minimum pipe size is 12”. 

b. Cleanouts are required every 100’ on sanitary sewer lines.  Show these 

cleanouts on the plans. 
c. Include language referring to City Standards for design standards and 

specifications. 
 

11. On sheet L1.01, update plan view to include the landscaping portion of the 
Robert St. Improvement Project (electronic files to be provided by WSP 

Engineering Dept.). 
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12. Address any and all issues set forth by Mn/DOT review dated May 11, 2016 
titled Robert St. Riley Addition Mn/DOT Review #P16-017. 

 
Fire Marshal Recommendation 

The Fire Marshal has provided a memo with two (2) recommended conditions 
pertaining to the site plan (see attached memo). Staff is recommending a condition of 
approval that the applicant adhere to the recommendations in the memo.  The 

conditions are as follows: 
 

1. A 50’ outside turning radius is required for all access roads. MSFC 503.2.4. 

 
2. The grade of the access road shall be less than 8%. MSFC 503.2.7. 

 
MnDOT Recommendation  
Since the subject property abuts Robert St., which is a State Road, MnDOT reviewed 

the proposed Site Plan and provided the attached letter dated May 11, 2016.   
MnDOT is requesting more information regarding the proposed right-of-way shown 

on the plat and is requiring a drainage and access permits.  They are also concerned 
about traffic circulation within the site, specifically the drive-through operation 
consistent with the comments/recommendations from the Civil Engineer. Staff is 

recommending a condition of approval requiring that the applicant adhere to the 
requests of MnDOT. 

 

CONDITIONAL USE PERMIT ANALYSIS 
 

Zoning Code 
The Zoning Code requires a Conditional Use Permits for all Medical Clinics, Drive-
through Lanes and Outdoor Seating areas. 

 
Analysis 
Medical Clinic – The applicant is proposing to locate a 12,000 medical use (plasma 

center) at the north end of the property.  The proposed Use is currently in operation 
at 1857 Robert St. in the Southview Square shopping center (Talecris). 

 
The current operation has 25 employees.  This location will allow them to expand up 
to 45 employees. Proposed hours of operation will remain the same which are 

8:00am-6:00pm Tues-Thursday, 8:00am-4:00pm Monday, Friday, and Saturday and 
closed on Sunday.  

 
Staff is unaware of any issues with the existing operation. 

 

Drive-through Lane – The applicant is proposing a Drive-through Lane for the 
proposed 2,854 sq. ft. restaurant.  The proposed drive-through lane meets the 
requirements outlined in Section 153.156(D) of the Zoning Ordinance.   

 
Outdoor Seating – The applicant is proposing an outdoor seating area for the 2,800 

sq. ft. “retail” space in the northern building.  Details regarding the patio area are 
dependent upon the tenant and therefore are unknown at this time.  Staff is 
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recommending a condition of approval requiring that the outdoor seating area meet 
the provisions as outlined in Section 153.156 (G). 

 
PRELIMINARY/FINAL PLAT ANALYSIS 

 
Plat Summary 
The existing site contains three parcels, two of which are currently unplatted (1675 

and 1725 Robert) and one that is platted (1701 Robert).  The applicant is proposing 
to plat the three parcels into three new parcels.  In doing so, the property lines are 
shifting to accommodate the three different uses on the site. 

 
Engineer’s Recommendation 

Staff is recommending a condition of approval that the plat be subject to the 
recommendations provided by the City Civil Engineer. 
 

MnDOT Recommendation 
Staff is recommending a condition of approval that the plat be subject to the 

recommendations provided by MnDOT.  
 

STAFF RECOMMENDATION 

 
Staff recommends APPROVAL of the SITE PLAN subject to the following 
conditions: 

1. Council approval of the corresponding Variance, Conditional Use Permit, and 
Plat applications. 

2. The applicant shall apply for all applicable building and sign permits.  All new 
signage must meet requirements of Section 37 of the Zoning Ordinance. 

3. The elevations for medical/retail building shall be revised to meet the building 

material requirements as outlined in Section 153.032(F)(1) and the visual 
relief requirements as outlined in Section 153.032(F)(4). 

4. The elevations for the proposed drive-through restaurant shall be revised to 

meet the window coverage requirement as outlined in Section 153.032(F)(3).  

5. All rooftop mechanical protrusions shall be properly screened as outlined in 

Section 153.032(F)(5), as determined by the City Planner. 

6. The applicant shall revise the civil plans as follows: 
 

a. Show the proposed property lines on the site plan. 
 

b. Shift the western property line of the drive-through restaurant to the west 

10 feet to meet the rear yard parking setback. 
 

c. Narrow the proposed one-way drive aisle connecting the drive-through 

restaurant parking lot and the parking lot to the north to 15 ft. in width. 
 

d. Provide adequate signage as it relates to the one-way drive aisles. 
e. Include landscaped islands, at least 8 feet in width, in the three most 

western rows of parking in the north parking lot.  Said islands shall be 
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placed in the stalls that are currently shown as being split by the proposed 
property line to provide a buffer between the two lots.  Said islands shall 

be irrigated and include at least one quality tree as detailed in Section 
153.032 (E)(3) of the Zoning Ordinance. 
 

7. The applicant shall provide an access easement benefiting the three 
properties to the south should they be agreeable to construction of 
improvements in order connect the three parking lots located south of the 

development under review to the east/west drive aisle that connects to 
Livingston Ave.  In addition, the applicant shall also provide access 

easements for the three properties within the subject development providing 
access through each lot. 
 

8. The proposed trash enclosure shall meet the requirements as outlined in 

Section 153.032 (F)(6).  In addition, the applicant shall provide elevations of 
the proposed enclosure upon application of building permit. 

 

9. The applicant shall provide a sidewalk connection to both buildings from 
Livingston Ave.  In addition, the applicant shall also revise the plans to 

include bike racks at the main doors of each building as approved by Staff. 
 

10. The applicant shall revise the lighting plan to include wall lighting on the east 
façade of the medical/retail building consistent to what is proposed on the 

west façade as approved by Staff. 
 

11. The applicant shall revise the site plan to only include one monument sign 

per property. 
 

12. The applicant shall adhere the recommendations outlined in the attached 

memos provided by the City Civil Engineer, the Fire Marshal, the 
Environmental Committee and MnDOT. 

 

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow a 
MEDICAL CLINIC subject to the following conditions: 
 

1. Council approval of the corresponding Variance, Site Plan, and Plat 
applications. 

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow a 
DRIVE-THROUGH LANE subject to the following conditions: 
 

2. Council approval of the corresponding Variance, Site Plan, and Plat 
applications. 

3. The Drive-through lane must adhere to the requirements outlined in 
153.156(D) of the Zoning Ordinance. 

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow 

OUTDOOR SEATING subject to the following conditions: 
 

1. Council approval of the corresponding Site Plan and Plat applications. 
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2. The outdoor seating area must meet the provisions as outlined in Section 
153.156(G). 

 
Staff recommends APPROVAL of the PRELIMINARY/FINAL PLAT subject to the 

following conditions: 

1. Council approval of the corresponding Variance, Site Plan, and Conditional 
Use Permit applications. 

2. The plat shall be recorded at the County Recorder Office prior to application 
of a building permit. 
 

3. Provide documentation for proposed private easements as required per the 
Site Plan approval. 
 

4. The Plat shall adhere to the recommendations as outlined by the City 

Engineer and MnDOT per their submitted memos. 
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SITE PLAN

AREA
GROSS SITE AREA
LOT 1
LOT 2
LOT 3

BUILDING SETBACKS
FRONT YARD
REAR YARD
SIDE YARD ADJACENT TO "R"
SIDE YARD ADJACENT TO STREET

PARKING SETBACKS
FRONT YARD
REAR YARD
SIDE YARD ADJACENT TO "R"
SIDE YARD ADJACENT TO STREET

ZONING
EXISTING ZONING
PROPOSED ZONING

PARKING
LOT 1

HC STALLS (9'x21')
9'x21' STALLS

LOT 2 & 3 SHARED PARKING
HC STALLS (9'x20')
9'x20' STALLS

OVERFLOW PARKING

1. ALL DIMENSIONS ARE ROUNDED TO THE NEAREST TENTH FOOT.

2. ALL DIMENSIONS SHOWN ARE TO THE FACE OF CURB UNLESS OTHERWISE NOTED.

3. CONTRACTOR SHALL REVIEW PAVEMENT GRADIENT AND CONSTRUCT “GUTTER OUT” WHERE WATER
DRAINS AWAY FROM CURB.  ALL OTHER AREAS SHALL BE CONSTRUCTED AS “GUTTER IN” CURB.
COORDINATE WITH GRADING CONTRACTOR.

4. ALL AREAS ARE ROUNDED TO THE NEAREST SQUARE FOOT.

5. ALL PARKING STALLS TO BE 9' IN WIDTH AND 20' IN LENGTH UNLESS OTHERWISE INDICATED.

6. CONTRACTOR SHALL REFER TO ARCHITECTURAL PLANS FOR EXACT LOCATIONS AND DIMENSIONS OF
EXIT PORCHES, RAMPS, PRECISE BUILDING DIMENSIONS AND EXACT BUILDING UTILITY ENTRANCE
LOCATIONS.

7. SEE ARCHITECTURAL PLANS FOR MONUMENT SIGN DETAILS

8. SEE ARCHITECTURAL PLANS FOR LIGHT POLE FOUNDATION DETAIL AND FOR EXACT LOCATIONS OF LIGHT
POLE.

9. REFER TO FINAL PLAT FOR LOT BOUNDARIES, LOT NUMBERS, LOT AREAS, AND LOT DIMENSIONS.

10. ALL GRADIENTS ON SIDEWALKS ALONG THE ADA ROUTE SHALL HAVE A MAXIMUM LONGITUDINAL SLOPE
OF 5% (1:20), EXCEPT AT CURB RAMPS (1:12), AND A MAXIMUM CROSS SLOPE OF 2.08% (1:48).  THE
MAXIMUM SLOPE IN ANY DIRECTION ON AN ADA PARKING STALL OR ACCESS ISLE SHALL BE 2.08% (1:48).
THE CONTRACTOR SHALL REVIEW AND VERIFY THE GRADIENT IN THE FIELD ALONG THE ADA ROUTES
PRIOR TO PLACING CONCRETE OR BITUMINOUS PAVEMENT.  THE CONTRACTOR SHALL NOTIFY THE
ENGINEER IMMEDIATELY IF THERE IS A DISCREPANCY BETWEEN THE GRADIENT IN THE FIELD VERSUS THE
DESIGN GRADIENT AND COORDINATE WITH GRADING CONTRACTOR.

LEGEND

EASEMENT
CURB & GUTTER

BUILDING
RETAINING WALL

SAWCUT LINE

NUMBER OF PARKING
STALLS PER ROW

SIGN
PIPE BOLLARD

STANDARD DUTY
ASPHALT PAVING

HEAVY DUTY
ASPHALT PAVING

CONCRETE PAVING

PROPERTY LIMIT
EXISTINGPROPOSED

KEY NOTE

DEVELOPMENT SUMMARY

DEVELOPMENT NOTES

KEY NOTES

WETLAND LIMITS
TREELINE

A. BUILDING, STOOPS, STAIRS SEE ARCHITECTURAL PLANS

B. B-612 CONCRETE CURB AND GUTTER

C. B-618 6CONCRETE CURB AND GUTTER

D. CONCRETE APRON

E. FLAT CURB SECTION

F. SEGMENTAL BLOCK RETAINING WALL

G. ACCESSIBLE RAMP

H. ACCESSIBLE SIGNAGE

I. COMPACTOR (DESIGN BY OTHERS)

J. MONUMENT SIGN (DESIGN BY OTHERS)

K. TRASH ENCLOSURE (DESIGN BY OTHERS)

L. MEET AND MATCH EXISTING PAVEMENT SECTION

M. MEET AND MATCH EXISTING CURB

N. DO NOT ENTER SIGN

165,066 SF 3.79 AC
36,371 SF 0.83 AC
78,666 SF 1.81 AC
44,929 SF 1.03 AC

 10-40 FEET
 20 FEET
 10 FEET

10-30 FEET

 NOT PERMITTED
 10 FEET
 10 FEET
10 FEET

 B-3 GENERAL BUSINESS
 B-3 GENERAL BUSINESS

2 STALLS
32 STALLS

6 STALLS
77 STALLS

60 STALLS
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C4.01

GRADING PLAN

902.5
X

902
SPOT ELEVATION
CONTOUR
RIP RAP
OVERFLOW ELEV.

CURB & GUTTER

BUILDING
RETAINING WALL

PROPERTY LIMIT
EXISTINGPROPOSED

LEGEND

WETLAND LIMITS
TREELINE

STORM SEWER

SOIL BORINGS

DRAINTILE

EOF
902.5

D

1. PROPOSED CONTOURS ARE TO FINISHED SURFACE ELEVATION. SPOT ELEVATIONS ALONG PROPOSED CURB DENOTE
GUTTER GRADE.

2. ALL GRADIENT ON SIDEWALKS ALONG THE ADA ROUTE SHALL HAVE A MAXIMUM LONGITUDINAL SLOPE OF 5% (1:20),
EXCEPT AT CURB RAMPS (1:12), AND A MAXIMUM CROSS SLOPE OF 2.08% (1:48).  MAXIMUM SLOPE IN ANY DIRECTION
ON AN ADA PARKING STALL OR ACCESS AISLE SHALL BE IN 2.08% (1:48).  CONTRACTOR SHALL REVIEW AND VERIFY THE
GRADIENT IN THE FIELD ALONG THE ADA ROUTES PRIOR TO PLACING CONCRETE OR BITUMINOUS.  CONTRACTOR SHALL
NOTIFY THE ENGINEER IMMEDIATELY IF THERE IS A DISCREPANCY BETWEEN THE GRADIENT IN THE FIELD VERSUS THE
DESIGN GRADIENT. COORDINATE ALL WORK WITH PAVING CONTRACTOR.

3. COORDINATE ALL GRADING WORK ALONG ROBERT STREET WITH MNDOT.

GRADING NOTES
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C5.01

EROSION &
SEDIMENT
CONTROL PLAN
- PHASE I

* REFER TO SHEET C5.03 FOR GENERAL NOTES, MAINTENANCE
NOTES, LOCATION MAPS, AND STANDARD DETAILS

TEMPORARY STABILIZATION MEASURES
(SEED, MULCH, MATS OR BLANKETS AS
OUTLINED IN THE SWPPP)

TEMPORARY STORAGE AND PARKING AREA

DIRECTION OF
OVERLAND FLOW

TEMPORARY DIVERSION
DITCH

LIMITS OF DRAINAGE
SUB-BASIN

INLET PROTECTION DEVICE 1

INLET PROTECTION DEVICE 2

TEMPORARY STONE
CONSTRUCTION ENTRANCE

TEMPORARY SEDIMENT BASIN

LIMITS OF DISTURBANCE

OVERFLOW ELEV.

CONTOUR
RIP RAP

CHECK DAM

SILT FENCE

SOIL BORINGS

EXISTINGPROPOSED

STORM SEWER
CURB & GUTTER

DRAINTILE

PHASE I:
1. INSTALL STABILIZED CONSTRUCTION ENTRANCES.
2. PREPARE TEMPORARY PARKING AND STORAGE AREA.
3. CONSTRUCT THE SILT FENCES ON THE SITE.
4. INSTALL INLET PROTECTION AROUND ALL STORM SEWER STRUCTURES
5. CONSTRUCT THE SEDIMENTATION AND SEDIMENT TRAP BASINS.
6. CLEAR AND GRUB THE SITE.
7. BEGIN GRADING THE SITE.
8. START CONSTRUCTION OF BUILDING PAD AND STRUCTURES.

THE EROSION CONTROL PLAN SHEETS ALONG WITH THE REST OF THE SWPPP MUST BE KEPT ONSITE UNTIL
THE NOTICE OF TERMINATION IS FILED WITH THE MPCA, THE CONTRACTOR MUST UPDATE THE SWPPP,
INCLUDING THE EROSION CONTROL PLAN SHEETS AS NECESSARY TO INCLUDE ADDITIONAL REQUIREMENTS,
SUCH AS ADDITIONAL OR MODIFIED BMPS DESIGNED TO CORRECT PROBLEMS IDENTIFIED. AFTER FILING THE
NOTICE OF TERMINATION, THE SWPPP, INCLUDING THE EROSION CONTROL PLAN SHEETS, AND ALL
REVISIONS TO IT MUST BE SUBMITTED TO THE OWNER, TO BE KEPT ON FILE IN ACCORDANCE WITH THE
RECORD RETENTION REQUIREMENTS DESCRIBED IN THE SWPPP NARRATIVE.

TSM

TS

SB

EROSION CONTROL MATERIALS
QUANTITIES

ITEM UNIT QUANTITY
SILT FENCE LINEAR FEET 0

SILT DIKE LINEAR FEET 185

BIO-ROLL LINEAR FEET 393

CONSTRUCTION ENTRANCE UNIT 1

INLET PROTECTION DEVICE (IP-2) UNIT 5

INLET PROTECTION DEVICE (IP-3) UNIT 8

SILT DIKE

AREA SUMMARY IN ACRES
SEEDED AREA 1.28 AC±

TOTAL DISTURBED 3.26 AC±

PRE - CONSTRUCTION IMPERVIOUS 2.48 AC±

POST - CONSTRUCTION IMPERVIOUS 2.70 AC±

BIO-ROLL

LEGEND

SEQUENCE OF CONSTRUCTION

NOTE TO CONTRACTOR

IP-1

EOF
902.5

D

902
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C5.02

EROSION &
SEDIMENT
CONTROL PLAN
- PHASE II

* REFER TO SHEET C5.03 FOR GENERAL NOTES, MAINTENANCE
NOTES, LOCATION MAPS, AND STANDARD DETAILS

TEMPORARY STABILIZATION MEASURES
(SEED, MULCH, MATS OR BLANKETS AS
OUTLINED IN THE SWPPP)

TEMPORARY STORAGE AND PARKING AREA

DIRECTION OF
OVERLAND FLOW

TEMPORARY DIVERSION
DITCH

LIMITS OF DRAINAGE
SUB-BASIN

INLET PROTECTION DEVICE 1

INLET PROTECTION DEVICE 2

TEMPORARY STONE
CONSTRUCTION ENTRANCE

TEMPORARY SEDIMENT BASIN

LIMITS OF DISTURBANCE

OVERFLOW ELEV.

CONTOUR
RIP RAP

CHECK DAM

SILT FENCE

SOIL BORINGS

EXISTINGPROPOSED

STORM SEWER
CURB & GUTTER

DRAINTILE

PHASE II:
1. TEMPORARILY SEED DENUDED AREAS.
2. INSTALL UTILITIES, UNDERDRAINS, STORM SEWERS, CURBS AND GUTTERS.
3. INSTALL RIP RAP AROUND OUTLET STRUCTURES.
4. INSTALL INLET PROTECTION AROUND ALL STORM SEWER STRUCTURES.
5. PREPARE SITE FOR PAVING.
6. PAVE SITE.
7. INSTALL INLET PROTECTION DEVICES.
8. COMPLETE GRADING AND INSTALL PERMANENT SEEDING AND PLANTING.
9. REMOVE ALL TEMPORARY EROSION AND SEDIMENT CONTROL DEVICES (ONLY IF SITE IS

STABILIZED), IF REQUIRED BY THE CONTRACT

THE EROSION CONTROL PLAN SHEETS ALONG WITH THE REST OF THE SWPPP MUST BE KEPT ONSITE UNTIL
THE NOTICE OF TERMINATION IS FILED WITH THE MPCA, THE CONTRACTOR MUST UPDATE THE SWPPP,
INCLUDING THE EROSION CONTROL PLAN SHEETS AS NECESSARY TO INCLUDE ADDITIONAL REQUIREMENTS,
SUCH AS ADDITIONAL OR MODIFIED BMPS DESIGNED TO CORRECT PROBLEMS IDENTIFIED. AFTER FILING THE
NOTICE OF TERMINATION, THE SWPPP, INCLUDING THE EROSION CONTROL PLAN SHEETS, AND ALL
REVISIONS TO IT MUST BE SUBMITTED TO THE OWNER, TO BE KEPT ON FILE IN ACCORDANCE WITH THE
RECORD RETENTION REQUIREMENTS DESCRIBED IN THE SWPPP NARRATIVE.

TSM

TS

SB

EROSION CONTROL MATERIALS
QUANTITIES

ITEM UNIT QUANTITY
SILT FENCE LINEAR FEET 0

SILT DIKE LINEAR FEET 120

BIO-ROLL LINEAR FEET 428

CONSTRUCTION ENTRANCE UNIT 1

INLET PROTECTION DEVICE (IP-2) UNIT 13

INLET PROTECTION DEVICE (IP-3) UNIT 4

SILT DIKE

BIO-ROLL

LEGEND

SEQUENCE OF CONSTRUCTION

NOTE TO CONTRACTOR

IP-1

EOF
902.5

D

902

AREA SUMMARY IN ACRES
SEEDED AREA 1.28 AC±

TOTAL DISTURBED 3.26 AC±

PRE - CONSTRUCTION IMPERVIOUS 2.48 AC±

POST - CONSTRUCTION IMPERVIOUS 2.70 AC±
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C5.03

EROSION &
SEDIMENT
CONTROL
DETAILS

ALL MEASURES STATED ON THIS EROSION AND SEDIMENT CONTROL PLAN, AND IN THE STORM WATER POLLUTION PREVENTION PLAN SHALL BE MAINTAINED IN FULLY FUNCTIONAL
CONDITION UNTIL NO LONGER REQUIRED FOR A COMPLETED PHASE OF WORK OR FINAL STABILIZATION OF THE SITE. THE DESIGNATED CONTACT PERSON NOTED ON THIS PLAN MUST
ROUTINELY INSPECT THE CONSTRUCTION ON SITE ONCE EVERY SEVEN DAYS DURING ACTIVE CONSTRUCTION AND WITHIN 24 HOURS AFTER A RAINFALL EVENT GREATER THAN 0.5
INCHES IN 24 HOURS.  ALL EROSION AND SEDIMENTATION CONTROL MEASURES SHALL BE CLEANED AND REPAIRED IN ACCORDANCE WITH THE FOLLOWING:

1. ALL SILT FENCES MUST BE REPAIRED, REPLACED, OR SUPPLEMENTED WHEN THEY BECOME NONFUNCTIONAL OR THE SEDIMENT REACHES 1/3 OF THE HEIGHT OF THE FENCE.
THESE REPAIRS MUST BE MADE WITHIN 24 HOURS OF DISCOVERY, OR AS SOON AS FIELD CONDITIONS ALLOW ACCESS.

2. TEMPORARY AND PERMANENT SEDIMENTATION BASINS MUST BE DRAINED AND THE SEDIMENT REMOVED WHEN THE DEPTH OF SEDIMENT COLLECTED IN THE BASIN REACHES
1/2 THE STORAGE VOLUME. DRAINAGE AND REMOVAL MUST BE COMPLETED WITHIN 72 HOURS OF DISCOVERY, OR AS SOON AS FIELD CONDITIONS ALLOW ACCESS (SEE PART
IV.D. OF THE GENERAL PERMIT).

3. SURFACE WATERS, INCLUDING DRAINAGE DITCHES AND CONVEYANCE SYSTEMS, MUST BE INSPECTED FOR EVIDENCE OF SEDIMENT BEING DEPOSITED BY EROSION. CONTRACTOR
MUST REMOVE ALL DELTAS AND SEDIMENT DEPOSITED IN SURFACE WATERS, INCLUDING DRAINAGE WAYS, CATCH BASINS, AND OTHER DRAINAGE SYSTEMS, AND RESTABILIZE
THE AREAS WHERE SEDIMENT REMOVAL RESULTS IN EXPOSED SOIL. THE REMOVAL AND STABILIZATION MUST TAKE PLACE WITHIN SEVEN (7) DAYS OF DISCOVERY UNLESS
PRECLUDED BY LEGAL, REGULATORY, OR PHYSICAL ACCESS CONSTRAINTS. CONTRACTOR SHALL USE ALL REASONABLE EFFORTS TO OBTAIN ACCESS. IF PRECLUDED, REMOVAL AND
STABILIZATION MUST TAKE PLACE WITHIN SEVEN (7) CALENDAR DAYS OF OBTAINING ACCESS. CONTRACTOR IS RESPONSIBLE FOR CONTACTING ALL LOCAL, REGIONAL, STATE AND
FEDERAL AUTHORITIES AND RECEIVING ANY APPLICABLE PERMITS, PRIOR TO CONDUCTING ANY WORK.

4. CONSTRUCTION SITE VEHICLE EXIT LOCATIONS MUST BE INSPECTED FOR EVIDENCE OF OFF-SITE SEDIMENT TRACKING ONTO PAVED SURFACES. TRACKED SEDIMENT MUST BE
REMOVED FROM ALL OFF-SITE PAVED SURFACES, WITHIN 24 HOURS OF DISCOVERY, OR IF APPLICABLE, WITHIN A SHORTER TIME TO COMPLY WITH PART IV.C.6 OF THE GENERAL
PERMIT.

5. CONTRACTOR IS RESPONSIBLE FOR THE OPERATION AND MAINTENANCE OF TEMPORARY AND PERMANENT WATER QUALITY MANAGEMENT BMPS, AS WELL AS ALL EROSION
PREVENTION AND SEDIMENT CONTROL BMPS, FOR THE DURATION OF THE CONSTRUCTION WORK AT THE SITE. THE PERMITTEE(S) ARE RESPONSIBLE UNTIL ANOTHER PERMITTEE
HAS ASSUMED CONTROL (ACCORDING TO PART II.B.5 OF THE MPCA GENERAL PERMIT) OVER ALL AREAS OF THE SITE THAT HAVE NOT BEEN FINALLY STABILIZED OR THE SITE HAS
UNDERGONE FINAL STABILIZATION, AND A (N.O.T.) HAS BEEN SUBMITTED TO THE MPCA.

6. IF SEDIMENT ESCAPES THE CONSTRUCTION SITE, OFF-SITE ACCUMULATIONS OF SEDIMENT MUST BE REMOVED IN A MANNER AND AT A FREQUENCY SUFFICIENT TO MINIMIZE
OFF-SITE IMPACTS (E.G., FUGITIVE SEDIMENT IN STREETS COULD BE WASHED INTO STORM SEWERS BY THE NEXT RAIN AND/OR POSE A SAFETY HAZARD TO USERS OF PUBLIC
STREETS).

7. ALL INFILTRATION AREAS MUST BE INSPECTED TO ENSURE THAT NO SEDIMENT FROM ONGOING CONSTRUCTION ACTIVITIES IS REACHING THE INFILTRATION AREA AND THESE
AREAS ARE PROTECTED FROM COMPACTION DUE TO CONSTRUCTION EQUIPMENT DRIVING ACROSS THE INFILTRATION AREA.

1. CONSTRUCTION SHALL COMPLY WITH ALL APPLICABLE GOVERNING CODES AND BE CONSTRUCTED TO SAME.  WHERE A CONFLICT EXISTS BETWEEN LOCAL JURISDICTIONAL
STANDARD SPECIFICATIONS AND SAMBATEK STANDARD SPECIFICATIONS, THE MORE STRINGENT SPECIFICATION SHALL APPLY.

2. THE STORMWATER POLLUTION PREVENTION PLAN (SWPPP) IS COMPRISED OF THIS DRAWING (EROSION & SEDIMENTATION CONTROL PLAN-ESC PLAN), THE STANDARD DETAILS,
THE PLAN NARRATIVE,  AND ITS APPENDICES, PLUS THE PERMIT AND ALL SUBSEQUENT REPORTS AND RELATED DOCUMENTS.

3. CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLETING & SUBMITTING THE APPLICATION FOR THE MPCA GENERAL STORMWATER PERMIT FOR CONSTRUCTION ACTIVITY. ALL
CONTRACTORS AND SUBCONTRACTORS INVOLVED WITH STORM WATER POLLUTION PREVENTION SHALL OBTAIN A COPY OF THE SWPPP AND THE STATE OF MINNESOTA
NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM GENERAL PERMIT (NPDES PERMIT) AND BECOME FAMILIAR WITH THE CONTENTS. THE SWPPP AND ALL OTHER RELATED
DOCUMENTS MUST BE KEPT AT THE SITE DURING CONSTRUCTION. (NOTE TO THE PREPARER: EDIT APPLICATION PROCESS PER PROJECT REQUIREMENTS)

4. CONTRACTOR SHALL IMPLEMENT BEST MANAGEMENT PRACTICES (BMP'S) AS REQUIRED BY THE SWPPP & PERMITS. CONTRACTOR SHALL OVERSEE THE INSPECTION &
MAINTENANCE OF THE BMP'S AND EROSION PREVENTION FROM BEGINNING OF CONSTRUCTION AND UNTIL CONSTRUCTION IS COMPLETED, IS APPROVED BY ALL AUTHORITIES,
AND THE NOTICE OF TERMINATION (NOT) HAS BEEN FILED WITH THE MPCA BY EITHER THE OWNER OR OPERATOR AS APPROVED ON PERMIT. ADDITIONAL BMP'S SHALL BE
IMPLEMENTED AS DICTATED BY CONDITIONS AT NO ADDITIONAL COST TO OWNER THROUGHOUT ALL PHASES OF CONSTRUCTION.

5. CONTRACTOR SHALL COMPLY WITH TRAINING REQUIREMENTS IN PART III.A.2 OF THE GENERAL PERMIT.

6. BMP'S AND CONTROLS SHALL CONFORM TO FEDERAL, STATE, OR LOCAL REQUIREMENTS OR MANUAL OF PRACTICE, AS APPLICABLE. CONTRACTOR SHALL IMPLEMENT ADDITIONAL
CONTROLS AS DIRECTED BY PERMITTING AGENCY OR OWNER.

7. ESC PLAN MUST CLEARLY DELINEATE ALL STATE WATERS. PERMITS FOR ANY  CONSTRUCTION ACTIVITY IMPACTING STATE WATERS OR REGULATED WETLANDS MUST BE
MAINTAINED ON SITE AT ALL TIMES.

8. CONTRACTOR SHALL MINIMIZE CLEARING TO THE MAXIMUM EXTENT PRACTICAL OR AS REQUIRED BY THE GENERAL PERMIT. THE BOUNDARIES OF THE CLEARING LIMITS SHOWN
ON THE ESC PLANS SHALL BE CLEARLY DELINEATED (E.G. WITH FLAGS, STAKES, SIGNS, SILT FENCE, ETC.) ON THE DEVELOPMENT SITE BEFORE WORK BEGINS. GROUND DISTURBING
ACTIVITIES MUST NOT OCCUR OUTSIDE THE LIMITS OF DISTURBANCE.

9. GENERAL CONTRACTOR SHALL DENOTE ON PLAN THE TEMPORARY PARKING AND STORAGE AREA WHICH SHALL ALSO BE USED AS THE EQUIPMENT MAINTENANCE AND CLEANING
AREA, EMPLOYEE PARKING AREA, AND AREA FOR LOCATING PORTABLE FACILITIES, OFFICE TRAILERS, AND TOILET FACILITIES.

10. ALL WASH WATER (CONCRETE TRUCKS, VEHICLE CLEANING, EQUIPMENT CLEANING, ETC.) MUST BE LIMITED TO A DEFINED AREA OF THE SITE AND SHALL BE CONTAINED AND
PROPERLY TREATED OR DISPOSED. NO ENGINE DEGREASING IS ALLOWED ON SITE.

11. ALL LIQUID AND SOLID WASTES GENERATED BY CONCRETE WASHOUT OPERATIONS MUST BE CONTAINED IN A LEAK-PROOF CONTAINMENT FACILITY OR IMPERMEABLE LINER. A
COMPACTED CLAY LINER THAT DOES NOT ALLOW WASHOUT LIQUIDS TO ENTER GROUND WATER IS CONSIDERED AN IMPERMEABLE LINER. THE LIQUID AND SOLID WASTES MUST
NOT CONTACT THE GROUND, AND THERE MUST NOT BE RUNOFF FROM THE CONCRETE WASHOUT OPERATIONS OR AREAS. LIQUID AND SOLID WASTES MUST BE DISPOSED OF
PROPERLY AND IN COMPLIANCE WITH MPCA REGULATIONS. A SIGN MUST BE INSTALLED ADJACENT TO EACH WASHOUT FACILITY TO INFORM CONCRETE EQUIPMENT OPERATORS
TO UTILIZE THE PROPER FACILITIES. SELF-CONTAINED CONCRETE WASHOUTS ON CONCRETE DELIVERY TRUCKS ARE ALLOWED.

12. SUFFICIENT OIL AND GREASE ABSORBING MATERIALS AND FLOTATION BOOMS SHALL BE MAINTAINED ON SITE OR READILY AVAILABLE TO CONTAIN AND CLEAN-UP FUEL OR
CHEMICAL SPILLS AND LEAKS.

13. DUST ON THE SITE SHALL BE CONTROLLED. THE USE OF MOTOR OILS AND OTHER PETROLEUM BASED OR TOXIC LIQUIDS FOR DUST SUPPRESSION OPERATIONS IS PROHIBITED.

14. SOLID WASTE: COLLECTED SEDIMENT, ASPHALT & CONCRETE MILLINGS, FLOATING DEBRIS, PAPER, PLASTIC, FABRIC, CONSTRUCTION & DEMOLITION DEBRIS & OTHER WASTES
MUST BE DISPOSED OF PROPERLY & MUST COMPLY WITH MPCA DISPOSAL REQUIREMENTS.

15. HAZARDOUS MATERIALS: OIL, GASOLINE, PAINT & ANY HAZARDOUS SUBSTANCES MUST BE PROPERLY STORED, INCLUDING SECONDARY CONTAINMENT, TO PREVENT SPILLS, LEAKS
OR OTHER DISCHARGE. RESTRICTED ACCESS TO STORAGE AREAS MUST BE PROVIDED TO PREVENT VANDALISM. STORAGE & DISPOSAL OF HAZARDOUS WASTE MUST BE IN
COMPLIANCE WITH MPCA REGULATIONS.

16. ALL STORM WATER POLLUTION PREVENTION MEASURES PRESENTED ON THIS PLAN, AND IN THE SWPPP, SHALL BE INITIATED AS SOON AS PRACTICABLE AND PRIOR TO SOIL
DISTURBING ACTIVITIES UPSLOPE.

17. DISTURBED PORTIONS OF THE SITE WHERE CONSTRUCTION ACTIVITY HAS STOPPED SHALL BE TEMPORARILY SEEDED, WITHIN 14 DAYS OF INACTIVITY. SEEDING SHALL BE IN
ACCORDANCE WITH MN/DOT SEED MIXTURE NUMBER 100 OR 110 DEPENDING ON THE SEASON OF PLANTING ( SEE MN/DOT SPECIFICATION SECTION 2575.3) SEEDING METHOD
AND APPLICATION RATE SHALL CONFORM TO MN/DOT SPECIFICATION SECTION 2575.3. TEMPORARY MULCH SHALL BE APPLIED IN ACCORDANCE WITH MN/DOT SPECIFICATION
SECTION 2575.3F1 AND 2575.3G.  ALTERNATIVELY, HYDRAULIC SOIL STABILIZER IN ACCORDANCE WITH MN/DOT SPECIFICATION SECTION 2575.3H MAY BE USED IN PLACE OF
TEMPORARY MULCH.

18. DISTURBED PORTIONS OF THE SITE WHERE CONSTRUCTION ACTIVITY HAS PERMANENTLY STOPPED SHALL BE PERMANENTLY  STABILIZED. THESE AREAS SHALL BE STABILIZED IN
ACCORDANCE WITH THE TIME TABLE DESCRIBED ABOVE. REFER TO THE GRADING PLAN AND/OR LANDSCAPE PLAN FOR VEGETATIVE COVER.

19. CONTRACTORS OR SUBCONTRACTORS WILL BE RESPONSIBLE FOR REMOVING SEDIMENT FROM CONVEYANCES & FROM TEMPORARY SEDIMENTATION BASINS THAT ARE TO BE
USED AS PERMANENT WATER QUALITY MANAGEMENT BASINS. SEDIMENT MUST BE STABILIZED TO PREVENT IT FROM BEING WASHED BACK INTO THE BASIN, CONVEYANCES, OR
DRAINAGEWAYS DISCHARGING OFF-SITE OR TO SURFACE WATERS. THE CLEANOUT OF PERMANENT BASINS MUST BE SUFFICIENT TO RETURN THE BASIN TO DESIGN CAPACITY.

20. ON-SITE & OFF-SITE SOIL STOCKPILE AND BORROW AREAS SHALL BE PROTECTED FROM EROSION AND SEDIMENTATION THROUGH IMPLEMENTATION OF BMP'S. STOCKPILE AND
BORROW AREA LOCATIONS SHALL BE NOTED ON THE SITE MAP AND PERMITTED IN ACCORDANCE WITH GENERAL PERMIT REQUIREMENTS.

21. TEMPORARY SOIL STOCKPILES MUST HAVE SILT FENCE OR OTHER EFFECTIVE SEDIMENT CONTROLS & CANNOT BE PLACED IN SURFACE WATERS, INCLUDING STORMWATER
CONVEYANCES SUCH AS CURB & GUTTER SYSTEMS OR CONDUITS & DITCHES.

22. SLOPES SHALL BE LEFT IN A ROUGHENED CONDITION DURING THE GRADING PHASE TO REDUCE RUNOFF VELOCITIES AND EROSION.

23. DUE TO THE GRADE CHANGES DURING THE DEVELOPMENT OF THE PROJECT, CONTRACTOR SHALL BE RESPONSIBLE FOR ADJUSTING THE EROSION CONTROL MEASURES (SILT
FENCES, CHECK DAMS, INLET PROTECTION DEVICES, ETC.) TO PREVENT EROSION.

24. ALL CONSTRUCTION SHALL BE STABILIZED AT THE END OF EACH WORKING DAY, THIS INCLUDES BACKFILLING OF TRENCHES FOR UTILITY CONSTRUCTION AND PLACEMENT OF
GRAVEL OR BITUMINOUS PAVING FOR ROAD CONSTRUCTION.

DEVELOPER/OWNER:

SITE OPERATOR / GENERAL CONTRACTOR

SUPERINTENDENT:

DEFLECTOR PLATE

OVERFLOW  2  - TOP OF CURB BOX

OVERFLOW  1  - CENTER OF FILTER ASSEMBLY

10" FILTER ASSEMBLY

CURB

CG 3067

HIGH-FLOW FABRIC
MIRAFI FF101

ROAD DRAIN CASTING APPLICABILTY
 NEENAH R-3067
 NEENAH R-3512

NOT TO SCALE

CONSTRUCTION
AREA

ASPHALT PAVEMENT
EXISTING CONCRETE OR

A A

APRON

ADHESIVE

FLOW

ADHESIVE

20" 20"

AD
HE

SI
VE

AD
HE

SI
VE

ADHESIVE

ADHESIVE

NOTES:
1. INSTALLED SILT DIKE UNIT SHALL HAVE CONTINUOUS AND FIRM CONTACT WITH PAVEMENT.

2. ADHESIVES SHALL BE LIQUID NAIL OR APPROVED EQUAL FOR CONCRETE PAVEMENT APPLICATIONS
AND EMULSIFIED ASPHALT FOR ASPHALT APPLICATIONS.
ADHESIVE SHALL BE PLACED WHERE THE UNITS OVERLAP AND A 20" STRIP ALONG BOTH EDGES.

FLOW

OVERLAP PER
MANUFACTURER'S
RECOMMENDATIONS

50' MIN.

ROAD

6"
 M

IN
.

CONSTRUCT 2' HIGH BERM WITH
MAXIMUM SIDE SLOPE OF 4:1

2" TO 3" GRAVEL

NOTE:  THE ROCK ENTRANCES SHALL BE INSTALLED
PRIOR TO THE START OF ANY SITE WORK THE ROCK
ENTRANCES SHALL BE INSPECTED FOLLOWING EACH
RAINFALL. MAINTENANCE OF THE ROCK ENTRANCES
SHALL INCLUDE A TOP DRESSING OF NEW GRAVEL, OR
REMOVAL AND REPLACEMENT OF THE GRAVEL AS
NEEDED, TO KEEP THE ENTRANCE FREE FROM
COLLECTED MUD.

AS

REQUIRED

MIN 0.5% GRADE

UNDISTURBED SOIL

BACKFILL 6" X 6"
TRENCH

WOVEN MONOFILAMENT
GEOTEXTILE MATERIAL

DIRECTION OF
DRAINAGE

2" X 2" WOOD OR
STEEL T-POSTS

12
" M

IN
.

SECTION A-A

DIKE PLAN VIEW

EROSION & SEDIMENTATION CONTROL NOTES & DETAILS / "SITE MAP"

SITE LOCATION MAP
NOT TO SCALE

USGS MAP

GENERAL EROSION NOTES:

MAINTENANCE NOTES:

NOT TO SCALE
ROCK ENTRANCE DRIVE

NOT TO SCALE
SILT FENCE DETAIL

ROAD DRAIN INLET PROTECTION (IP-2)
NOT TO SCALE

NOT TO SCALE

SILT DIKE ON EXISTING PAVEMENT

SITE SITE

MANHOLE COVER
ASSEMBLY

FILTER ASSEMBLY

POLYESTER SLEEVE
FILTER ASSEMBLY

POLYESTER SLEEVE

MANHOLE COVER
ASSEMBLY

MANHOLE

SPECIFICATIONS AND STANDARDS
 AISC MANUAL OF STEEL CONSTRUCTION, 9TH

EDITION.
 AWS STRUCTURAL WELDING CODE-STEEL, D1.1-94.
 29 CFR 1926-OSHA SAFETY AND HEALTH STANDARDS
DESIGN LOADS

ALLOWABLE AXLE WEIGHT LOAD 20000 LBS.

SAFETY FACTOR 2:1

WATER FLOW RATE (THROUGH POLYESTER FILTER) 0.476 CFS @ 3" HEAD
1.074 CFS @ 15" HEAD

MAXIMUM OVERFLOW RATE 1.113 CFS @ 6" HEAD
1.575 CFS @ 12" HEAD

AVAILABILITY
STOCK

ROAD DRAIN INLET PROTECTION TOP SLAB MODEL (IP-3)
NOT TO SCALE

ISOMETRIC VIEW IN-PLACE ELEVATION VIEW
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C6.01

UTILITY PLAN

TELEPHONE
ELECTRIC
GAS LINE

FORCEMAIN (SAN.)

EASEMENT
WATERMAIN

SANITARY SEWER

EXISTINGPROPOSED

STORM SEWER
CURB & GUTTER

DRAINTILE

D
S S

SLS

LEGEND

1. COORDINATE ALL BUILDING SERVICE CONNECTIONS AND INVERT ELEVATIONS WITH MECHANICAL
CONTRACTOR PRIOR TO CONSTRUCTION.

2. SANITARY SEWER WITH FIVE FEET OR LESS COVER IS TO BE INSULATED FROM BUILDING TO POINT
WHERE 5-FEET OF COVER IS ACHIEVED.

3. COORDINATE ALL UTILITY WORK ALONG ROBERT ST WITH MN/DOT PRIOR TO CONSTRUCTION.

4. COORDINATE ALL UTILITY RELOCATIONS AND REMOVALS WITH CITY AND MN/DOT PRIOR TO
CONSTRUCTION.

5. RAISE/LOWER EXISTING MANHOLE RIM ELEVATIONS ALONG ROBERT STREET AS NEEDED.

UTILITY CONSTRUCTION NOTES
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C7.01

DETAIL SHEET

4' DIA. M.H.-9" IN FROM BACK OF CURB
6' DIA. M.H.-3" BEHIND BACK OF CURB
8' DIA. M.H.-15" BEHIND BACK OF CURB

DIMENSION FROM BACK OF CURB
TO CENTER OF PIPE. FOR A 24"
GRATE OPENING.

24"X 36" SLAB OPENING
PROVIDE 27" DIAMETER OPENING IF ROUND
CASTING TO BE PROVIDED. SEE STORM
SEWER STRUCTURE SCHEDULE FOR
DIMENSIONS FROM BACK OF CURB TO
CENTER OF STRUCTURE.

NOTE: SEE STORM SEWER STRUCTURE
SCHEDULE FOR CASTING TYPE.

ALL JOINTS IN MANHOLE TO HAVE
"O" RING RUBBER GASKETS.

DOGHOUSES SHALL BE GROUTED ON
BOTH THE OUTSIDE AND THE INSIDE.

PIPE DIAMETER

VA
RI

AB
LE

6"

6"

VARIABLE
5"

1'
-4

" 9"

N.T.S.
04 CATCH BASIN MANHOLE

BASE: PRECAST CONCRETE

FLOW

STEPS 16" O.C. ON
DOWNSTREAM SIDE

27"

*

N.T.S.
03 STORM SEWER MANHOLE

SLOPE TRENCH
SIDES PER OSHA
REQUIREMENTS

SLOPE TRENCH
SIDES PER OSHA
REQUIREMENTS

GRANULAR BEDDING

N.T.S.
05 TRENCH AND BEDDING DETAILS

N.T.S.

NEENAH R-4990-BX
TYPE C GRATE

#4 REBAR @ 18"
O.C. EACH WAY

OUTLET PIPE INVERT

5#4 CONT. WITH #4
TIES @ 12" O.C.

(EPOXY COATED)

X" 45° BENDS
AND RISER PIPE

INVERT SHOWN
ON  PLAN

X" PVC PIPE

NOTE: TRANCH DEPTH
SHALL BE 8" MINIMUM
36" MAXIMUM

6" 8" 6"

6"
VA

RI
ES

6"

8"36
"

M
AX

SLOPE @ 1.00%SLOPE @ 1.00%

LOWEST TRENCH INVERT

LENGTH VARIES - REFER TO PLAN

WHERE TRENCH DRAIN IS ADJACENT
TO CURB/WALL EXTEND TRENCH
DRAIN TO FACE OF CURB/WALL

02 12" DIAMETER CATCH BASIN

XX" BITUMINOUS WEAR COURSE, MN/DOT 2360 SPWE*

N.T.S.
01 PAVEMENT SECTIONS

N.T.S.

SLOPE 3/4" PER FT.

1
3

MODIFIED B612 CONC. CURB &
GUTTER (ALONG SIDEWALK)

13
-1

/2
"

6"

6"

6" 8" 12"

3" R

7"

2"2"

2"

1/2" R

1/2" R

2 - #4 REINFORCING RODS AT CATCH BASINS
20 FEET IN LENGTH, CENTERED ON THE STRUCTURE

8" 12"4"6"

1
3

13
-1

/2
"

6"

6" 3" R

1/2" R

7"

TIP OUT
SLOPE 1/4" PER FT.

CLASS 5 BASE

SUBGRADE

08 B612 CONCRETE CURB & GUTTER1/2" R

N.T.S.

A

A

4" P.C. CONCRETE*

*THE THICKNESS SHALL BE INCREASED TO A
MINIMUM DEPTH OF __ INCHES AT DRIVEWAY

CROSSINGS.

GENERAL NOTES FOR CONCRETE CONSTRUCTION:

1. THE CONCRETE SIDEWALKS SHALL BE CONSTRUCTED IN ACCORDANCE WITH
THE REQUIREMENTS OF MN/DOT "STANDARD SPECIFICATIONS FOR
CONSTRUCTION".

2. SIDEWALK CONTROL JOINTS SHALL BE LOCATED AT 5 FEET ON CENTER.
SIDEWALK EXPANSION JOINTS SHALL BE LOCATED AT A MAXIMUM OF 100
FEET ON CENTER, AND WHERE SIDEWALK ABUTS CURB, STRUCTURES, AND
OTHER FIXED OBJECTS. SEAL ALL EXPANSION JOINTS. BROOM FINISH SHALL BE
PERPENDICULAR TO THE LINE OF TRAFFIC.

SECTION
A-A

4" CLASS 5

4" P.C. CONCRETE

5'-0" MIN WIDTH

2.00%

N.T.S.
06 CONCRETE SIDEWALK

8"

16
"

45
°'

*6
"

2"VARIES

SLOPE @ 2.00%

4"
4"

N.T.S.
09 INTEGRAL SIDEWALK CURB

RESIDENTIAL
  3 FT 5 FT"B"

P L
EX

IS
TI

N
G 

DR
IV

EW
AY

A

NOTE:
SPACE CONTROL JOINTS SUCH
THAT NO PANEL IS  GREATER
THAN 100 SQUARE FEET.

CONCRETE SLAB 6" MIN. THICKNESS FOR
RESIDENTIAL SECTION, 8" MIN. THICKNESS
FOR COMMERCIAL SECTION. BOTH
SECTIONS TO BE  REINFORCED WITH 6 x 6
10/10 STEEL MESH AND  HAVE 6" OF
COMPACTED GRANULAR SUBBASE. (SEE
SPECIFICATIONS)

SECTION A-A

VARIABLE (5' MIN)

VARIABLE (5' M
IN)

12' MIN

"B"

"B"

"B
"

A

COMMERCIAL

N.T.S.
07 CONCRETE DRIVEWAY APRON

10 B618 CONCRETE CURB & GUTTER



SCALE               IN                  FEET

0 6030

LANDSCAPE LEGEND
3
4" DRESSER TRAP ROCK 1

2 STEEL EDGER

TREE PRESERVATION:

"REPLACEMENT TREES WILL CONSIST OF 30% OF THE TOTAL AMOUNT OF CALIPER INCHES OF
QUALITY TREES (2.5" @ 4').

TOTAL QUALITY TREES AFFECTED:  59
TOTAL CALIPER INCHES REMOVED: 352
CALIPER INCHES NEEDED FOR REPLACEMENT: 106

LANDSCAPE CODE:

ONE TREE REQUIRED PER 40 LINEAR FEET OF PROPERTY LINE.

PROPERTY PERIMETER: 1800.3 LF
TOTAL TREES REQUIRED: 45
TOTAL NEW TREES PROPOSED: 50

CITY LANDSCAPE CODE

TREES CODE BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

HL Gleditsia triacanthos `Skyline` / Skyline Honey Locust B & B 2.5"Cal 4

QA Populus tremuloides / Quaking Aspen B & B 2.5"Cal 3

SO Quercus bicolor / Swamp White Oak B & B 2.5"Cal 6

BL Tilia americana `Boulevard` / Boulevard Linden B & B 2.5"Cal 13

PE Ulmus americana `Princeton` / American Elm B & B 2.5"Cal 4

CONIFERS CODE BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

NS Picea abies / Norway Spruce B & B 6` 13

ORN. TREES CODE BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

SB Amelanchier canadensis `Autumn Brilliance` / Autumn Brilliance Serviceberry B & B 2"Cal 5

SS Malus x `Spring Snow` / Spring Snow Crab Apple B & B 2"Cal 2

SHRUBS CODE BOTANICAL NAME / COMMON NAME CONT QTY

BC Aronia melanocarpa `Autumn Magic` / Autumn Magic Black Chokeberry 5 gal 22

BH Diervilla lonicera / Dwarf Bush Honeysuckle 5 gal 74

AJ Juniperus horizontalis `Compacta` / Andorra Compact Juniper 5 gal 21

TS Spiraea betulifolia `Tor` / Birchleaf Spirea 5 gal 29

GRASSES CODE BOTANICAL NAME / COMMON NAME CONT QTY

KFG Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 1 gal 28

PERENNIALS CODE BOTANICAL NAME / COMMON NAME CONT QTY

BDL Hemerocallis x `Baja` / Baja Daylily 1 gal 47

LRS Perovskia atriplicifolia `Little Spire` TM / Little Spire Russian Sage 1 gal 42

AFS Sedum x `Autumn Fire` / Autumn Fire Sedum 1 gal 41

GROUND COVERS CODE BOTANICAL NAME / COMMON NAME QTY

TUR HIG Turf Sod Highland Sod / Sod 40,267 sf

PLANT SCHEDULE
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GENERAL NOTES:

1. THE CONTRACTOR SHALL INSPECT THE SITE AND BECOME FAMILIAR WITH THE EXISTING
CONDITIONS RELATING TO THE NATURE AND SCOPE OF THE WORK.

2. THE CONTRACTOR SHALL VERIFY PLAN LAYOUT AND BRING TO THE ATTENTION OF THE LANDSCAPE
ARCHITECT DISCREPANCIES WHICH MAY COMPROMISE THE DESIGN OR INTENT OF THE LAYOUT.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLYING WITH ALL APPLICABLE CODES,
REGULATIONS, AND PERMITS GOVERNING THE WORK.

4. THE CONTRACTOR SHALL PROTECT EXISTING ROADS, CURBS/GUTTERS, TRAILS, TREES, LAWNS AND
SITE ELEMENTS DURING CONSTRUCTION. DAMAGE TO SAME SHALL BE REPAIRED AND/OR
REPLACED AT NO ADDITIONAL COST TO THE OWNER.

5. LOCATE AND VERIFY ALL UTILITIES, INCLUDING IRRIGATION LINES, WITH THE OWNER FOR
PROPRIETARY UTILITIES AND GOPHER STATE ONE CALL 48 HOURS BEFORE DIGGING. CONTRACTOR
SHALL BE RESPONSIBLE FOR THE PROTECTION AND REPAIR OF ANY DAMAGES TO SAME.  NOTIFY
THE LANDSCAPE ARCHITECT OF ANY CONFLICTS TO FACILITATE PLANT RELOCATION.

6. THE LANDSCAPE CONTRACTOR SHALL COORDINATE THE PHASES OF CONSTRUCTION AND
PLANTING INSTALLATION WITH OTHER CONTRACTORS WORKING ON SITE.

7. THE CONTRACTOR SHALL REVIEW THE SITE FOR DEFICIENCIES IN SITE CONDITIONS WHICH MIGHT
NEGATIVELY AFFECT PLANT ESTABLISHMENT, SURVIVAL OR WARRANTY. UNDESIRABLE SITE
CONDITIONS SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT PRIOR TO
BEGINNING OF WORK.

8. THE PLAN TAKES PRECEDENCE OVER THE LANDSCAPE LEGEND IF DISCREPANCIES EXIST.
QUANTITIES SHOWN IN THE PLANTING SCHEDULE ARE FOR THE CONTRACTOR'S CONVENIENCE.
CONTRACTOR TO VERIFY QUANTITIES SHOWN ON THE PLAN.

9. THE SPECIFICATIONS TAKE PRECEDENCE OVER THE PLANTING NOTES AND GENERAL NOTES.
10. EXISTING TREES AND SHRUBS TO REMAIN SHALL BE PROTECTED TO THE DRIP LINE FROM ALL

CONSTRUCTION TRAFFIC, STORAGE OF MATERIALS ETC. WITH 4' HT. ORANGE PLASTIC SAFETY
FENCING ADEQUATELY SUPPORTED BY STEEL FENCE POSTS 6' O.C. MAXIMUM SPACING.

11. LONG-TERM STORAGE OF MATERIALS OR SUPPLIES ON-SITE WILL NOT BE ALLOWED.
12. CONTRACTOR SHALL REQUEST IN WRITING, A FINAL ACCEPTANCE INSPECTION.

PLANTING NOTES:

1. NO PLANTS SHALL BE INSTALLED UNTIL FINAL GRADING AND CONSTRUCTION HAS BEEN
COMPLETED IN THE IMMEDIATE AREA.

2. A GRANULAR PRE-EMERGENT HERBICIDE SHALL BE APPLIED TO ALL PLANT BEDS AT THE
MANUFACTURERS RECOMMENDED RATE PRIOR TO PLANT INSTALLATION.

3. ALL PLANTING STOCK SHALL CONFORM TO THE "AMERICAN STANDARD FOR NURSERY STOCK,"
ANSI-Z60, LATEST EDITION, OF THE AMERICAN ASSOCIATION OF NURSERYMEN, INC. AND SHALL
CONSTITUTE MINIMUM QUALITY REQUIREMENTS FOR PLANT MATERIALS.

4. OVERSTORY TREES SHALL BEGIN BRANCHING NO LOWER THAN 6' ABOVE PAVED SURFACES.
5. ALL PLANTS MUST BE HEALTHY, VIGOROUS MATERIAL, FREE OF PESTS AND DISEASE AND BE

CONTAINER GROWN OR BALLED AND BURLAPPED AS INDICATED IN THE LANDSCAPE LEGEND.
6. PLANT MATERIALS TO BE INSTALLED PER PLANTING DETAILS.
7. ALL TREES MUST BE STRAIGHT TRUNKED AND FULL HEADED AND MEET ALL REQUIREMENTS

SPECIFIED.
8. THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANTS WHICH ARE DEEMED

UNSATISFACTORY BEFORE, DURING, OR AFTER INSTALLATION.
9. NO SUBSTITUTIONS OF PLANT MATERIAL SHALL BE ACCEPTED UNLESS APPROVED IN WRITING BY

THE LANDSCAPE ARCHITECT.
10. ALL PLANT MATERIAL QUANTITIES, SHAPES OF BEDS AND LOCATIONS SHOWN ARE APPROXIMATE.

CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLETE COVERAGE OF ALL PLANTING BEDS AT
SPACING SHOWN AND ADJUSTED TO CONFORM TO THE EXACT CONDITIONS OF THE SITE.  THE
LANDSCAPE ARCHITECT SHALL APPROVE THE STAKING LOCATION OF ALL PLANT MATERIALS PRIOR
TO INSTALLATION.

11. ALL PLANTING AREAS MUST BE COMPLETELY MULCHED AS SPECIFIED.
12. MULCH: SHREDDED HARDWOOD MULCH, CLEAN AND FREE OF NOXIOUS WEEDS OR OTHER

DELETERIOUS MATERIAL, IN ALL MASS PLANTING BEDS AND FOR TREES, UNLESS INDICATED AS
ROCK MULCH ON DRAWINGS.  SUBMIT SAMPLE TO LANDSCAPE ARCHITECT PRIOR TO DELIVERY
ON-SITE FOR APPROVAL.  DELIVER MULCH ON DAY OF INSTALLATION.  USE 4" FOR SHRUB BEDS,
AND 3" FOR PERENNIAL/GROUND COVER BEDS, UNLESS OTHERWISE DIRECTED.

13. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL MULCHES AND PLANTING SOIL QUANTITIES TO
COMPLETE THE WORK SHOWN ON THE PLAN.

14. USE ANTI-DESICCANT (WILTPRUF OR APPROVED EQUAL) ON DECIDUOUS PLANTS MOVED IN LEAF
AND FOR EVERGREENS MOVED ANYTIME.  APPLY AS PER MANUFACTURER'S INSTRUCTION.  ALL
EVERGREENS SHALL BE SPRAYED IN THE LATE FALL FOR WINTER PROTECTION DURING WARRANTY
PERIOD.

14. PLANTING SOIL FOR TREES, SHRUBS AND GROUND COVERS: FERTILE FRIABLE LOAM

CONTAINING A LIBERAL AMOUNT (4% MIN.) OF HUMUS AND CAPABLE OF SUSTAINING

VIGOROUS PLANT GROWTH.  IT SHALL COMPLY WITH MNDOT SPECIFICATION 3877 TYPE B

SELECT TOPSOIL. MIXTURE SHALL BE FREE FROM HARDPACK SUBSOIL, STONES,

CHEMICALS, NOXIOUS WEEDS, ETC.  SOIL MIXTURE SHALL HAVE A PH BETWEEN 6.1 AND 7.5

AND 10-0-10 FERTILIZER AT THE RATE OF 3 POUNDS PER CUBIC YARD.  IN PLANTING BEDS

INCORPORATE THIS MIXTURE THROUGHOUT THE ENTIRE BED IN A 6" LAYER AND

ROTO-TILLING IT INTO THE TOP 12" OF SOIL AT A 1:1 RATIO.ANY PLANT STOCK NOT PLANTED
ON DAY OF DELIVERY SHALL BE HEELED IN AND WATERED UNTIL INSTALLATION.  PLANTS NOT
MAINTAINED IN THIS MANNER WILL BE REJECTED.

15. ALL PLANTS SHALL BE GUARANTEED FOR TWO COMPLETE GROWING SEASONS (APRIL 1 -
NOVEMBER 1), UNLESS OTHERWISE SPECIFIED.  THE GUARANTEE SHALL COVER THE FULL COST OF
REPLACEMENT INCLUDING LABOR AND PLANTS.

16. CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT AT LEAST 3 DAYS PRIOR TO PLANNED
DELIVERY.  THE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT AT LEAST 24 HOURS IN
ADVANCE OF BEGINNING PLANT INSTALLATION.

17. SEASONS/TIME OF PLANTING AND SEEDING:   NOTE:  THE CONTRACTOR MAY ELECT TO PLANT IN
OFF-SEASONS ENTIRELY AT HIS/HER RISK. DECIDUOUS

17.1. POTTED PLANTS: 4/1 - 6/1; 9/21 - 11/1
17.2. DECIDUOUS /B&B: 4/1 - 6/1; 9/21 - 11/1
17.3. EVERGREEN POTTED PLANTS: 4/1 - 6/1; 9/21-11/1
17.4. EVERGREEN B&B: 4/1 - 5/1; 9/21 - 11/1 
17.5. TURF/LAWN SEEDING: 4/1 - 6/1; 7/20 - 9/20

18. MAINTENANCE SHALL BEGIN IMMEDIATELY AFTER EACH PORTION OF THE WORK IS IN PLACE.
PLANT MATERIAL SHALL BE PROTECTED AND MAINTAINED UNTIL THE INSTALLATION OF THE
PLANTS IS COMPLETE, INSPECTION HAS BEEN MADE, AND PLANTINGS ARE ACCEPTED EXCLUSIVE
OF THE GUARANTEE.  MAINTENANCE SHALL INCLUDE WATERING, CULTIVATING, MULCHING,
REMOVAL OF DEAD MATERIALS, RE-SETTING PLANTS TO PROPER GRADE AND KEEPING PLANTS IN
A PLUMB POSITION.  AFTER ACCEPTANCE, THE OWNER SHALL ASSUME MAINTENANCE
RESPONSIBILITIES.  HOWEVER, THE CONTRACTOR SHALL CONTINUE TO BE RESPONSIBLE FOR
KEEPING THE TREES PLUMB THROUGHOUT THE GUARANTEE PERIOD.

19. ANY PLANT MATERIAL WHICH DIES, TURNS BROWN, OR DEFOLIATES (PRIOR TO TOTAL
ACCEPTANCE OF THE WORK) SHALL BE PROMPTLY REMOVED FROM THE SITE AND REPLACED WITH
MATERIAL OF THE SAME SPECIES, QUANTITY, AND SIZE AND MEETING ALL LANDSCAPE LEGEND
SPECIFICATIONS.

20. WATERING: MAINTAIN A WATERING SCHEDULE WHICH WILL THOROUGHLY WATER ALL PLANTS
ONCE A WEEK. IN EXTREMELY HOT, DRY WEATHER, WATER MORE OFTEN AS REQUIRED BY
INDICATIONS OF HEAT STRESS SUCH AS WILTING LEAVES.  CHECK MOISTURE UNDER MULCH PRIOR
TO WATERING TO DETERMINE NEED.  CONTRACTOR SHALL MAKE THE NECESSARY
ARRANGEMENTS FOR WATER.

TURF NOTES:

TURF ESTABLISHMENT SHALL BE ACCOMPLISHED IN ACCORDANCE WITH THE PROVISIONS

OF THE MN/DOT 2105 AND 2575 EXCEPT AS MODIFIED BELOW:

1. ALL AREAS TO RECEIVE SOD SHALL ALSO RECEIVE 4" OF TOPSOIL PRIOR TO

INSTALLING SOD. TOPSOIL SHALL BE FREE OF TREE ROOTS, STUMPS, BUILDING MATERIAL,

AND TRASH, AND SHALL BE FREE OF STONES LARGER THAN 1 

1

2

" INCHES IN ANY DIMENSION.

2. WHERE SOD ABUTS PAVED SURFACES, FINISHED GRADE OF SOD/SEED SHALL BE HELD 1" BELOW
SURFACE ELEVATION OF TRAIL, SLAB, CURB, ETC.

3. SOD SHALL BE LAID PARALLEL TO THE CONTOURS AND SHALL HAVE STAGGERED JOINTS. ON
SLOPES STEEPER THAN 3:1 OR IN DRAINAGE SWALES, SOD SHALL BE STAKED SECURELY.

4. ALL DISTURBED AREAS TO BE TURF SEEDED, ARE TO RECEIVE 4" TOP SOIL, SEED, MULCH, AND
WATER UNTIL A HEALTHY STAND OF  GRASS IS OBTAINED. FOR SLOPES STEEPER THAN 3:1 OR IN
DRAINAGE SWALES INSTALL EROSION CONTROL BLANKET.

5. ALL DISTURBED AREAS TO RECEIVE NATIVE SEED, ARE TO RECEIVE PLANTING SOIL, SEED, MULCH,
AND WATER UNTIL A HEALTHY STAND OF  GRASS IS OBTAINED. FOR SLOPES STEEPER THAN 3:1 OR
IN DRAINAGE SWALES INSTALL EROSION CONTROL BLANKET.

IRRIGATION NOTES:

1. IRRIGATION SYSTEM TO BE DESIGN/BUILD. CONTRACTOR TO SUBMIT SHOP DRAWINGS

FOR APPROVAL OF SYSTEM LAYOUT PRIOR TO INSTALLATION.

2. ALL SOD TO RECEIVE SPRAY OR ROTOR IRRIGATION HEADS WITH MINIMUM DESIGN OF

1" IRRIGATION PER WEEK.

3. ALL PLANT BEDS TO RECEIVE DRIP LINE IRRIGATION , WITH A MINIMUM DESIGN OF .25"

IRRIGATION PER WEEK.

4. CONTRACTOR TO INSTALL A TOTAL OF 4 QUICK COUPLERS AT THE CORNERS OF THE

PROPERTY. A 2.5" TYPE K SOURCE PIPE IS PROVIDED BY MECHANICAL.

NOTES

TREE PLANTING DETAIL
NTS

PROVIDE & INSTALL RODENT PROTECTION

1/2" HARDWIRE CLOTH, MESH CYLINDER, 8" DIA OR

GREATER X 36" HT.. STAKE IN PLACE

INSTALL TREE WITH ROOT FLARE VISIBLE AT TOP OF

THE ROOT BALL. REMOVE SOIL IN LEVEL MANNER FROM

TOP OF ROOT BALL TO EXPOSE 1ST 1/2" OR LARGER MAIN

ORDER ROOT IF NEEDED. SET ROOT BALL WITH MAIN

ORDER ROOT 1" ABOVE ADJACENT GRADE. DO NOT

COVER TOP OF ROOT BALL WITH SOIL.

PLACE NO MULCH IN CONTACT WITH TREE TRUNK

REMOVE BURLAP, TWINE, ROPE AND WIRE FROM

TOP HALF OF ROOT BALL

BUILD 4" HIGH EARTH SAUCER BEYOND EDGE OF

ROOT BALL

EDGE CONDITION VARIES

PLACE ROOT BALL ON UNDISTURBED OR

COMPACTED SOIL

SCARIFY SIDES OF TREE PIT WITH SPADE BY HAND

TO BIND WITH PREPARED SOIL

PLANTING SOIL, REFER TO SPECIFICATIONS, COMPACT TO 85%

OF MAX. DRY UNIT WEIGHT ACCORDING TO ASTM D 698

TAMP SOIL AROUND ROOT BALL BASE FIRMLY WITH FOOT

PRESSURE SO THAT ROOT BALL DOES NOT SHIFT

DIG PLANTING PIT 4" TO 6"

DEEPER THAN ROOT BALL

UNDISTURBED

SUBGRADE

NOTE:

CONTRACTOR SHALL MAINTAIN TREES IN A PLUMB

POSITION THROUGHOUT THE WARRANTY PERIOD. IF

STAKING IS REQUIRED BY SITE CONDITIONS,

CONTRACTOR TO USE 2 OR 3 STAKE METHOD WITH 1"

WEBBING AROUND TRUNK OF THREE (NO WIRE OR

CABLING TO BE USED)

WRAP TREE TRUNKS ONLY UPON APPROVAL BY

LANDSCAPE ARCHITECT

1

1

1

SHRUB PLANTING DETAIL2
NTS

INSTALL 2" LAYER OF MULCH, DO NOT PLACE IN

CONTACT W/ SHRUB STEM

APPLY PRE-EMERGENT HERBICIDE

EDGE CONDITION VARIES

EDGER, REFER TO PLAN AND SPECIFICATION

LOOSEN ROOTS OF CONTAINER GROWN PLANTS

EXCAVATE PLANT BED MIN. 4" DEEPER THAN

ROOT BALL HT.

SCARIFY SIDES AND BOTTOM OF PLANTING BED

WITH SPADE

UNDISTURBED SUBGRADE

2

PERENNIAL PLANTING DETAIL
NTS

INSTALL 1" LAYER OF SHREDDED HARDWOOD MULCH OR 2"

LAYER OF FINELY SHREDDED HARDWOOD MULCH. DO NOT

PLACE IN CONTACT WITH PLANT

EDGE CONDITION VARIES

EDGER, REFER TO PLAN AND SPECIFICATION

LOOSEN ROOTS OF CONTAINER GROWN PLANTS

PLANTING SOIL

SCARIFY SIDES AND BOTTOM OF PLANTING BED WITH SPADE

UNDISTURBED SUBGRADE

NOTE:

REFER TO EXTERIOR PLANTING SPECIFICATION

3
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TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   May 17, 2016 

SUBJECT:  Ordinance Amend. – Interim Use Permits 

 

 
CASE #16-07 - Zoning Ordinance Amendment, Section 153.029 regarding Interim 

Use Permits – City of West St. Paul 
 

BACKGROUND: 

 
In 2011, the City Council approved language requiring an Interim Use Permit for 

temporary outdoor zoning uses in commercial districts, including sale of plants, food 
stands, sale of fireworks, display of general merchandise, etc.  The current language 
requires all applicants to apply for an annual permit should they decide to continue 

the operation in consecutive years.  The permit currently requires Planning 
Commission and Council approval each year.   
 

As a result, in attempt to streamline the process for returning applicants, Staff is 
recommending amending the zoning ordinance to allow for an administrative review 

process should the request be similar to a previously approved request by Council.  
Staff is recommending the following requirements to bypass the formal approval 
process: 

 
(1) The application is a renewal of an Interim Use Permit which was previously 

approved by the City Council pursuant to 153.029 (C); 

(2) There have been no issues or violations with the existing Interim Use Permit; 

(3) There are no substantial changes to the Interim Use Permit as determined by 

the Zoning Administrator; 

(4) The Community Development Department has conducted an administrative 
review; and 

(5) The property owner on which the Interim Use Permit is located is current on all 
City fees. 

 
RECOMMENDATION: 
 

Hold public hearing and recommend approval of the amendment.  
 

ATTACHMENT: 

 
Ordinance Amending Section 153.029 

 
 
 

 

City of West St. Paul 



TIMELINE: 
 

May 17: PC public hearing  
May 23: CC first reading 

June 13: CC final reading (public hearing) 

 



 Ord. No. 16-  

 

CITY OF WEST ST. PAUL 

DAKOTA COUNTY, MINNESOTA 

 

AN ORDINANCE AMENDING 

WEST ST. PAUL ZONING ORDINANCE SECTION 153.029  

REGARDING INTERIM USE PERMITS 

 

The City Council of West St. Paul does ordain: 

 

SECTION 1.  AMENDMENT.  West St. Paul Zoning Ordinance Section 153.029 is 

hereby amended by adding the following: 

 

(G)   Exceptions. Notwithstanding the provision of division 153.029 (C) above, an 

interim use shall not require a hearing before the Planning Commission or City Council 

and may be approved administratively, provided that: 

 

(1) The application is a renewal of an Interim Use Permit which was previously 

approved by the City Council pursuant to 153.029 (C); 

(2) There have been no issues or violations with the existing Interim Use Permit; 

(3) There are no substantial changes to the Interim Use Permit as determined by the 

Zoning Administrator; 

(4) The Community Development Department has conducted an administrative 

review; and 

(5) The property owner on which the Interim Use Permit is located is current on all 

City fees. 

 

 

SECTION 2.  EFFECTIVE DATE.  This ordinance shall be in full force and effect 

from and after its passage and publication according to law. 

 

 

 Passed this    day of     , 2016. 

 

Ayes:   Nays: 

 

       Attest: 

 

           _ 

David Meisinger, Mayor    Chantal Doriott, City Clerk 

 

 
 




