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may do so either in-person at City Hall or electronically by logging in as follows:
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two (2) hours prior to the meeting to request a link to the WebEx meeting. He can be reached at mhealy@southstpaul.org.

Roll Call
1. Agenda
2. Minutes
A. May 5, 2021

3. New Business
None

4. Public Hearings
A. Public Hearing for a Conditional Use Permit for Auto Repair at 575 Hardman Avenue South.
B. Public Hearing for Conditional Use Permit Amendment and Site Plan for a Building Addition and
Outdoor Dining Expansion at Stockyards Tavern and Chophouse at 456 Concord Exchange South.

5. Other Business
A. North Concord Mixed Use Zoning District Update Project- Draft Corridor Vision Review

6. Adjournment

Next Planning Commission Meeting: July 7, 2021
This meeting is being taped by Town Square Television (NDC4): phone: 651-451-7834 web: www.townsquare.tv
Replays can be viewed on Government Channel 19 on the Thursday following the meeting at 1:00 p.m. & 7:00 p.m.

MINUTES OF MEETING
SOUTH ST. PAUL PLANNING COMMISISON
May 5, 2021

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

Absent:

Tim Felton
Geoff Fournier
Jason Frankot
Ruth Krueger
John Ross
Michael Healy, City Planner
Monika Mann, Community Development Support Specialist
Angela DesMarais
Matthew Thompson

1)

APPROVAL OF AGENDA – Motion to approve as presented- Krueger/Felton (5-0).

2)

APPROVAL OF MINUTES – April 7, 2021 – Motion to approve the minutes as presented –
Frankot/Felton (5-0).

3)

NEW BUSINESS

None.
4)

PUBLIC HEARINGS
A) Public Hearing for Conditional Use Permit for a Home Occupation at 319 11th Avenue South

Ms. Mann shared the staff report. The applicant is Rachell Gerten. She is seeking a Conditional Use Permit for
a home occupation for an in-home salon at her property. The property is zoned R-2. Home occupations are
allowed by Conditional Use Permit in all residential districts. The business would operate Tuesday through
Thursday with hours varying between 9:00 AM and 8:00 PM, depending on the day. The homeowner would be
the sole employee of the business. The proposed home occupation meets the City’s performance standards for a
home occupation. The City is proposing updates to the exiting home occupation ordinance. While the ordinance
will not be adopted before the application is heard by the City Council, staff would like to note that the proposed
home occupation would meet the standards for a home occupation under the proposed ordinance. Under the
proposed ordinance, the applicant would not need a Conditional Use Permit. Instead, the applicant would simply
need to submit a signed affidavit stating that she will follow the rules for a home occupation. Staff recommends
approval of the proposed Conditional Use Permit.
Chair Ross noted that the applicant did not request any signage for the home occupation and asked what the
process would be if the applicant would like to add signage in the future. Mr. Healy stated the applicant would
need to apply for and receive an Interim Use Permit from the City to add signage for the home occupation to the
property.
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Commissioner Frankot asked if the homeowner could add additional employees in the future. Mr. Healy
explained that a home occupation is when the resident of a dwelling has an occupation in their dwelling. The
current code does not prohibit additional employees but requires all home occupations to be reviewed by the
City. The proposed code prohibits additional employees that do not live in the home without receiving an
Interim Use Permit from the City.
Ms. Gerten was present to speak on her application. Chair Ross noted that this was a challenging time to start a
business. Ms. Gerten stated that while it was a challenging time, it is also a great time to start the business. Ms.
Gerten clarified that she would not have any additional employees at the site.
Chair Ross opened the public hearing.
The City received one comment which was included in the packet. Janet Palodichuk, 344 10th Avenue South,
stated that she would love to see the Conditional Use Permit granted and that it would be a great addition the
neighborhood.
Chair Ross closed the public hearing.
Motion to recommend approval of the proposed Conditional Use Permit as presented – Felton /Frankot (5-0)
B) Public Hearing for a Variance to Allow an Additional Accessory Structure at 600 Gun Club Road
Ms. Mann shared the staff report. The applicant is George Derks on behalf of the South St. Paul Rod and Gun
Club. The applicant is requesting a variance to allow an additional accessory structure at the Gun Club. The Rod
and Gun Club has been a part of South St. Paul since 1935. The Rod and Gun Club is located in the Industrial
zoning district and is a legal non-conforming use. The property is afforded additional use protections from the
Minnesota Shooting Range Protection Act, which allows gun clubs to “conduct additional shooting activities”
after the use becomes legal non-conforming. The South St. Paul Rod and Gun Club is also located in the
floodplain districts. These districts are based on FEMA flood insurance maps. The districts have special
performance standards for properties located in or near a floodplain.
The applicant is requesting a variance for an 8 x 10 resin shed. The shed is less than 200 square feet so only a
zoning permit is required. The applicant needs a variance because non-residential properties are only allowed
one accessory structure for each principal building. The Gun Club’s use is different than a typical business.
Where a traditional business would have one principal structure and one accessory structure, the Gun Club has
one principal structure and multiple accessory structures that work together to create a user experience. The use
of the site is most similar to a private recreational day camp use. The site is grandfathered to have multiple
accessory structures; however, because the applicant is looking to add an additional accessory structure, a
variance is required.
The site has previously received several approvals for accessory structures. Many of the accessory structures
were approved by Conditional Use Permit or Interim Use Permit because the proposed accessory structure was
located in the Floodplains District. Per City Code, accessory structures located in the Floodplains District
require a Conditional Use Permit. The proposed shed is located just outside of the Floodplains and Flood Fringe
Districts, so a conditional use permit is not necessary for the shed. Staff recommend approval of the proposed
variance subject to conditions.
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The applicant, George Derks, was present to speak on the item. Mr. Derks explained that the South St. Paul Rod
and Gun Club was reviving its firearm safety program and needed additional storage space for the equipment
used by the program. The equipment that would be stored in the shed is equipment that would be used in the
classroom for demonstration or out in the field for field days.
Chair Ross opened the public hearing.
No correspondence had been received and no one was present to speak on the item.
Chair Ross closed the public hearing.
Motion to recommend approval of the proposed variance as presented- Frankot/ Krueger (5-0).
C) Public Hearing for a Conditional Use Permit Amendment for Truck Repair at 116 Hardman Court
Mr. Healy shared the staff report. The applicant is Andy Briggs. The applicant owns a 20,000 square foot office
warehouse building that was constructed in 2020. The building consists of four (4) 5,000 square foot suites. The
applicant is seeking approval to allow a new tenant to move into one of the suites. The tenant would be
Interstate Truck Driving School. They are proposing to use the suite at 116 Hardman Court as a maintenance
facility for their truck fleet.
The site is zoned I-1. Truck repair is a conditional use in the I-1 district. The suite would be used for the
maintenance of fleet vehicles. The site would have between 1 and 5 employees. The hours of operation would be
Monday through Friday from 7:00 AM to 5:00 PM. The applicant may occasionally use the space outside the
building for storage but would not store hazardous material or inoperable vehicles. The repair shop would only
support Interstate Truck Driving School’s operation and would not be open to the public. Staff recommends
approval of the proposed Conditional Use Permit subject to conditions.
Chair Ross noted that the narrative letter from the applicant stated that the landscaped screening that was
required as part of their 2020 approval had not been completed. Chair Ross asked staff to provide an update on
the status of the landscaping. Mr. Healy stated that he had received photos from the applicant earlier in the week
of the trees that were being installed at the site.
The applicant, Mr. Briggs, was present to speak on the item.
Commissioner Frankot asked what other businesses the applicant was trying to attract to the site and whether the
noise from the truck maintenance business would be problematic for other potential businesses. Mr. Briggs
stated that they had been in discussion with other businesses that have an office component and a shop
component. Commissioner Frankot complemented the applicant on finishing site construction so quickly.
Chair Ross opened the public hearing.
No correspondence had been received on the item and no one was present to comment on it.
Chair Ross closed the public hearing.
Commissioner Felton asked for additional clarification about the landscaping that had not been installed.
Commissioner Felton shared that he was concerned due to the pattern of businesses not installing landscaping
that was required as part of their approval. Mr. Healy explained that the City received a cash escrow from the
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applicant to guarantee that the proposed landscaping would be installed. The applicant would not be able to get
the escrow back until the landscaping/screening was completed. Mr. Healy reiterated that the applicant had
begun installing trees at the site.
Motion to recommend approval of the proposed Conditional Use Permit as presented - Krueger/Fournier (5-0).
D) Public Hearing for a Conditional Use Permit and Variance for Illuminated Wall Art on the Drover
Apartment Building at 161 Concord Exchange North.
Mr. Healy presented the staff report. The applicant is Master Properties. They are seeking approvals related to
installing illuminated wall art on the north side of “The Drover” apartment building at 161 Concord Exchange
North. The applicant is requesting a Conditional Use Permit for an exterior light source that is more than 16 feet
off the ground in the Concord Gateway Mixed-Use (CGMU) zoning district and a Variance to allow an exterior
light source that is not downcast in the Concord Gateway Mixed Use (CGMU) zoning district.
161 Concord Exchange North is zoned CGMU-1. The CGMU district has strict architectural standards that were
created with a traditional early 1900s downtown main street in mind. The Drover was constructed in 1974 as an
office building but was converted into a multi-family apartment building in 2017. The exterior of the building
has been largely unchanged since it was built in 1974. The skyway that connects the Drover to the building
across the street will soon be demolished as part of the construction of “The Yards”. The skyway was
constructed by the City’s Housing and Redevelopment Authority in 1974. The skyway is governed by an
agreement that requires the City to restore the wall at the Drover to a “serviceable condition, in a reasonable
esthetic and workmanlike manner” if the skyway is ever removed. The existing exterior material of the Drover is
not a material that can be easily recreated to patch the hole.
Staff had originally encouraged the applicant to fill the hole with decorative siding that would match the existing
siding or to add a decorative mural. The applicant is proposing to fill the hole with “illuminated wall art”. The
wall art the applicant has proposed is a flashing neon sign that once hung outside a bar in Minneapolis. The sign
(now deemed “illuminated wall art” based on its proposed used) depicts a cowboy lassoing a cow. The proposed
illuminated wall art was reviewed at multiple City Council work session meetings. The City Council was
enthusiastically supportive of the wall art. The project would not be subject to city regulations aside from the
lighting component because the city does not regulate wall art.
Staff recommends approval of the proposed application subject to conditions. Staff noted that conditions can
only be assigned during the initial review of the Conditional Use Permit. The City cannot go back and assign
additional conditions in the future if issues arise; however, the city can remove conditions in the future at the
request of the applicant.
Chair Ross asked if there were any measures in place to prevent the applicant from adding an advertising sign to
the illuminated wall art. Mr. Healy stated that if the applicant wanted to put up advertising signage, they would
need to receive a sign permit from the City.
Commissioner Frankot asked if the sign could be modulated. The applicant confirmed that the sign can be
controlled as needed.
Chair Ross asked if the City Council had reviewed the proposal at a work session or if the item had been
discussed informally. Mr. Healy elaborated that the City Council reviewed the proposal when functioning as the
City’s Economic Development Authority and as the City Council. The item had been reviewed at two City
Council work session meetings and they had supported the proposal at both meetings.

Planning Commission Minutes
May 5, 2021
Page 5 of 7
The applicant, Master Properties, was present at the meeting. Max Heitzmann, Master Properties, explained
that the thought was the sign could be an iconic piece for South St. Paul. Doug Simek, Master Properties, noted
that the proposed illuminated art was the most cost-effective solution for replacing the skyway.
Chair Ross opened the public hearing.
No correspondence had been received and no one was present to speak on the item.
Chair Ross closed the public hearing.
Commissioner Felton stated that the Planning Commission needed to address the flashing aspect of the
illuminated wall art, as the proposed art is better suited for a bar or commercial area as opposed to a residential
area. Commissioner Felton asked who owned the wall art and would the City be required to replace the wall art
if the owner sold the site and took the art with them. Mr. Healy explained the City is required to repair the hole
that will be created when the skyway is removed. The City would likely not be liable for future holes the owner
creates.
Commissioner Felton asked who own the illuminated art. Mr. Healy explained that the applicant owned the sign.
Commissioner Felton asked if the City is buying the illuminated art. Mr. Healy explained that the applicant is
paying for the Conditional Use Permit and Variance application. The applicant also purchased the art. The City
is responsible for the cost of repairing the hole and installing material that can hold the weight of the art. The
City also may be responsible for installing the art. The long-term costs of the electric for the art are the
responsibility of the applicant. The City is not responsible for the on-going maintenance of the site.
Commissioner Felton shared that he was concerned the City was investing money into the hanging of the art that
the owners could take with them if they sell the property, leaving the City again with the cost of covering the
patch job. Mr. Healy explained that Mr. Garcia, the Director of the Economic Development Authority, is
handling the specifics of what the City’s legal obligations are. The City attorney’s office was also reviewing the
contract to ensure that the process is handled responsibly.
Commissioner Frankot asked about typical performance standards for flashing art. Mr. Healy explained that
illuminated art is quite unusual. When it comes to changeable electronic signage, commercial businesses with
changing electronic signs can have their sign change every 8 seconds. Churches and schools in residential areas
can have their electronic signs change every 15 seconds. In residential areas, electronic signs are required to be
turned off between 10:00 PM and 7:00 AM.
Chair Ross shared that he felt that the Planning Commission should start with more restrictive regulations and
let the City Council loosen them over time. Chair Ross stated that he would like to have one of the conditions be
that the illuminated art can not be used in conjunction with advertising.
Commissioner Krueger shared her concerns about the illuminated wall art being distracting while it is flashing.
She stated that it would not be appropriate to have the art be flashing all the time and that it should be subject to
the standard hours of operation that electronic changeable signs are subject to.
Commissioner Fournier asked if a condition could be added allowing the performance standards for the art to be
revisited if there are increased traffic accidents as a result of the art. Mr. Healy stated that for a condition to be
enforceable, there needs to be a rational nexus between the condition and the project and that the condition must
be objective.
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Mr. Healy suggested that the Planning Commissioners confer with the applicant about their intention for the
wall art. Mr. Heitzmann stated that the applicants were on the same page as the commissioners with

regards to the hours of illumination. Mr. Heitzmann shared that he felt the flashing was too much and
so allowing the art to illuminate every so often to see the different positions of the cowboy was
preferred. Mr. Simek stated that an individual driving down Grand Avenue would be unlikely to see
the art change often enough for it to be distracting if it only changed every 15 seconds.
Commissioner Frankot asked if the light had an intensity level that could be adjusted. Mr. Heitzmann
stated he was unsure.
Chair Ross asked how many distinct positions the cowboy moves between. Mr. Heitzmann stated that
the cowboy has two unique positions.
Chair Ross asked the applicants to address if the wall art would be used for advertising. The applicants
confirmed that they had no intention of using the art for advertising. The sole purpose was to cover the
hole that would be created when the skyway is removed.
Commissioner Felton stated that 15 seconds should be the minimum amount of time between the
position changes.
Commissioner Frankot suggested the art follow the change frequency and hours of operation that
electronic changeable signs are subject to.
Commissioner Felton reiterated the City Council and the lawyers in the project should take into
consideration the cost incurred in mounting the art and the potential costs that could arise if the owner
sells the building and takes the wall art with.
Motion to recommend approval of the proposed Conditional Use Permit and Variance subject to the illumination
of the art being turned off between 10:00 PM and 7:00 AM and that the minimum amount of time between the
two illuminated positions be no less than 15 seconds. – Frankot/Fourier (5-0)
E) Public Hearing for an Ordinance Amendment Updating the City’s Rules for Home Occupations.
Mr. Healy shared the staff report. The City of South St. Paul is pursuing updates to the City’s rules for home
occupations based on the direction of the City Council. In February of 2021, the City Council formally
discussed options to update the home occupation ordinance. At the conclusion of the meeting, the City Council
directed staff to create an ordinance based on their feedback and fine tune it with the assistance of the Planning
Commission.
Currently, all in-home businesses and home occupations (including people working from home) are required to
have a Conditional Use Permit. Compliance with this standard is extremely low as no Conditional Use Permits
for home occupations have been issued since 2015. Until 2017, home offices were exempt from this requirement
as long as no customers visited the home, but this was eliminated during a housekeeping ordinance.
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Based on the direction that was received from the City Council, staff created an ordinance that clearly defines
home occupations and home offices. People working from home with no customers visiting the house do not
need a permit or registration. The ordinance lists thirteen (13) uses that are never allowed as home occupations
in residential areas under any circumstances, such as restaurants, car mechanics, or general retail. 16 standards
were created that minor home occupations must meet. Minor home occupations that meet these standards must
sign and submit to the City an affidavit agreeing to follow the Code’s performance standards. Businesses that
cannot follow all 16-performance standards but are not on the list of prohibited businesses may be allowed with
an Interim Use Permit. Interim Use Permits are tied to an individual, as opposed to the property, and expire
when the individual no longer resides at the property. Staff has proposed three criteria for approving or denying
interim use permits for home occupations. The rules for signage would be virtually the same as they currently
are, except that an Interim Use Permit (not a Conditional Use Permit) would be required for signage.
Chair Ross asked what enforcement mechanism the affidavit provides the City if the owner is not abiding by the
performance standards for a home occupation. Mr. Healy explained that there are maybe 4 legal home
occupations in town and hundreds of illegal home occupations. The City’s current approach to addressing illegal
home occupations is through the code enforcement program. The program is complaint based so it has its
limitations. The improvement with the affidavit is that if a home occupation violates one of the 16 rules, the City
can fine them. If the case were to go in front of a judge due to the owner contesting the citation, the City has the
signed affidavit showing the homeowner agreed to follow the City’s rules for a home occupation. Mr. Healy
explained that the ordinance was a path for a legality which supports the residents that want to have a legally
conforming home occupation.
Commissioner Krueger left the meeting.
Motion to recommend approval of the proposed ordinance as presented. – Felton/Frankot (4-0)
5)

OTHER BUSINESS

Mr. Healy walked the Planning Commissioners through the continuum statements document that was included
in the Planning Commission packet. The document is intended to help Staff understand the City Council and
Planning Commissions design preferences as Staff and the consultant pursue updates to the North Concord
Mixed Use zoning district.
Mr. Healy shared that he would encourage the Planning Commissioners to stay for an additional item at the joint
work session on May 24th. The item would be a concept plan review for a proposed apartment building next to
the Drover. The concept plan review would be similar to the one that was held for The Yards.
6)

ADJOURNMENT

Motion to adjourn-Frankot/Ross (4-0).

AGENDA ITEM 4.A

South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner
Monika Mann, Community Development Support Specialist

Meeting Date:
6/2/2021

Item Description:
Public Hearing for Conditional Use Permit for Vehicle Repair
at 575 Hardman Avenue South

ACTION REQUESTED
A motion recommending approval or denial of a Conditional Use Permit for vehicle repair at 575 Hardman
Avenue South.
BACKGROUND/ DISCUSSION
Application
The Applicant, Kevin Orthober on behalf of Pomp’s Tire Service, is requesting the following:
1. A Conditional Use Permit to allow additional space within the facility at 575 Hardman Avenue South to
be used for tire-related vehicle repair.
Review Timeline
Application Submittal: May 3, 2021
Planning Commission: June 2, 2021
Tentative City Council Meeting: June 7, 2021
60-Day Review Deadline: July 2 , 2021
Background
Pomp’s Tire Service purchased their property at 575 Hardman Avenue South in 2013. Pomp’s offers tire
repair and other tire-related vehicle repair services to the general public. The existing facility has a small
service area with two service bays (3,400 sq. ft.), a large retreading facility (13,000+ sq. ft.) and a tire storage
warehouse (9,600 sq. ft). Due to changes in market demand, the applicant would like to discontinue the use
of their retreading facility and convert that space into an additional vehicle service area. The new service
area would offer the same services as the existing service area (tire repair, tire replacement and other tire
services). The property is currently “grandfathered” to operate without a Conditional Use Permit (CUP) even
though a CUP is typically required for vehicle repair businesses in South St. Paul. The proposed expansion of
the “vehicle repair” use triggers the requirement that the property be brought into compliance with the
Zoning Code so a conditional use permit is needed for the project to proceed.

Site and Zoning History
The original building at 575 Hardman Avenue South was constructed in 1985 by the Goodyear Tire & Rubber
Company. Goodyear Tire offered the same services that Pomp’s Tire offers today, including general tire
service, tire retreading, and light mechanical services. Goodyear did not need a Conditional Use Permit for
their use because at the time, any use involving the “production, sale, processing, cleaning, servicing, testing,
repairing or storage of materials, goods, or products” was allowed in the Heavy Industrial district as long as
the Planning Commission deemed the use “compatible”. The zoning code was overhauled in 1992 which
included a number of large changes to the City’s industrial zoning rules. One of the biggest changes was that
the City’s Industrial District now had a specific list of business types that were allowed instead of leaving
things “case by case” and completely up to the Planning Commission’s discretion. “Car and truck repair” was
not part of the original list of allowed uses in the Industrial zoning district but was added to the list in 1994
as a conditional use which requires a CUP.
Goodyear Tire was considered a legal-nonconforming “grandfathered” use after 1992 and this continued
even after the Code was updated in 1994 because Goodyear did not have a Conditional Use Permit for their
use. Per State Statute and City Code, a nonconforming use can generally be maintained, repaired, improved,
and replaced but not expanded. When Pomp’s Tire purchased the property in 2013, they inherited the
“grandfathered” status.
Today, the property is zoned I-1 Light Industrial. This zoning district lists “automobile, truck, and other
vehicle repair” as a conditional use. The applicant will need a conditional use permit before they can move
forward with converting the retreading facility into additional service space.
Existing Service Facility Operations
Per the Applicant, the existing service facility offers flat repair, tire alignment, and light mechanical work
related to alignment such as replacement of shock absorbers. The existing service facility does not offer
engine repair or other major repair services. Per the Applicant, there are currently 10 employees working in
the building (down from 18 a few years back) but the hope is that they will hire 2 additional employees in
the near future to keep up with demand if the expanded service center is successful in attracting new
business.
Per the Applicant, all mechanical work currently takes place within the 3,400 square foot service facility but
they do occasionally do flat repairs outside the building in their parking lot.
Project Scope
The applicant is proposing to convert their existing 13,000 square foot retreading facility into additional tire
service space. In converting this space, the applicant will gain 2 additional service bays for larger vehicles.
Four overhead doors will be added for entry and exit of the service area. A large service pit and additional
access points to the tire storage warehouse will also be added. The existing locker room in the retreading
facility will be reduced in size to allow for the existing bathrooms to be reconstructed to meet current
accessibility standards.

Existing Zoning Nonconformities at Subject Property
The subject property has some existing zoning nonconformities:
•

The property consists of two separate parcels and the existing building crosses the property line
between the two parcels, meaning that it does not comply with side yard setback requirements.

•

The southernmost of the two parcels does not conform to the I-1 district requirement that at least
15% of each parcel be landscaped open space. The southern parcel is only 8% landscaped open space
according to a calculation done in 2013.

•

The property’s parking stalls are not striped or delineated in any way.

•

The parking lot does not comply with the code requirement that parking lots must either have sixinch concrete curb and gutter around the entire perimeter of the parking and driveway area OR must
have wheel guards as approved by the City Engineer in lieu of curbing.

•

The building’s exterior building materials (block and metal panels) do not comply with the Code’s
architectural standards but are “grandfathered.”

•

The property has fewer total trees as part of its landscaping plan than what would have been
required if it were a new build under the current zoning rules.

•

The parking lot does not have landscaped islands.

•

There are dumpsters stored outside in front of the building that are not contained within dumpster
enclosures as the City Code currently requires. It is unclear whether these exterior dumpsters are
“grandfathered” or not.

Conditional Use Permits and Site Improvements
The Applicant is not currently proposing any site improvements and the proposed project only involves
changes to the building itself. When the City reviews a Conditional Use Permit, there is an opportunity to
attach “reasonable conditions” to the business operation which can potentially include requiring upgrades
to the site. When a property has zoning nonconformities, a City may require some of these nonconformities
to be corrected as CUP conditions of approval. This is “case by case” and typically depends on how intense
the proposed use is, how severe the nonconformities are, and what the total cost of the improvements
might be. Typically, the Applicant and the City will meet somewhere in the middle between full compliance
with the zoning code and “no site improvements whatsoever.”
Parking Requirements
Vehicle repair requires eight (8) parking stalls plus one (1) stall for each 800 square feet above 1,000 square
feet. The auto repair operation, which will be a total of 16,400 square feet, will “require” 27 parking stalls.
The remaining operation includes a 1,800 square foot office that “requires” a total of 6 parking stalls (one
per 300 square feet) and a 10,000 square foot industrial/warehouse area that requires five parking stalls
(one per 2,000 square feet).

The “default” parking requirement for the property is 39 stalls but this number can potentially be adjusted
as part of the Conditional Use Permit. Section 118-354 of the City Code states that the City Council ultimately
establishes the final parking requirement for Conditional Uses and Planned Unit Developments as part of
their approval.
2013 Site Plan Approval
In 2013, Pomp’s Tires submitted a site plan for a roughly 10,000 square foot warehouse addition at their
property. When a building is “lawful nonconforming” because it does not comply with the Code’s
architectural requirements, Section 118-9 of the Zoning Code states that it will be allowed up to a 10,000
square foot addition without the addition needing to meet the architectural requirements. Any additions
beyond this must fully comply with the Zoning Code’s architectural requirements.
The site plan for the addition was reviewed by the Planning Commission and then by the City Council. The
City Council tabled the item and brought it to a Worksession to discuss whether site improvements should
be required as part of that project. It was decided that some minor site improvements would be required:
•
•
•

Removal of some asphalt to create new landscaping area
New trees and other plantings around the perimeter of the site
Any new parking areas or driveway areas would need to have concrete curbing (existing areas would
remain “grandfathered.”)

Potential Site Improvement Requirements for Proposed Conditional Use Permit
The proposed use is an expansion of an existing use and not a major intensification of activities at the subject
property. City Staff would recommend that conditions be set to require a few of the more easily corrected
zoning issues to be addressed:
•

The two parcels should be combined to eliminate the open space nonconformity and setback
nonconformity. Dakota County will do this free of charge.

•

The parking lot should be striped and wheel guards should be installed in appropriate locations.

•

It would be appropriate to require some type of trash enclosure be constructed around the
dumpsters that are out in front of the building if the Applicant intends to continue to store them
outside. As previously stated, it is not clear from City records if the unenclosed exterior dumpsters
are “grandfathered” or whether they simply started being stored outside at some point without the
required approval. The City is generally more flexible with building materials for trash enclosures if
the outdoor dumpster was originally “grandfathered” and this is something that can be discussed at
the meeting.

The Planning Commission/City Council could potentially also require new landscaping improvements as part
of the CUP but there were some fairly significant landscaping upgrades in 2013 as part of the last project.
Conditional Use Permit
The Code states that a Conditional Use Permit should only be recommended for approval if the Planning
Commission has made the following determinations:

(1) That the conditional use, with such conditions as the commission shall determine and attach, conforms
to the general purpose and intent of this chapter.
(2) If the application is based on the conditional use provision in this chapter that the issuance conforms to
the general characteristics of the district of which it will become a part.
(3) That the conditional use will not impede the normal and orderly development and improvement of
property in the neighborhood for uses permitted in the district or districts affected.
(4) That adequate utilities, access roads, streets, drainage, and other necessary facilities have been or will
be provided.
(5) That adequate measures have been or will be taken to provide ingress and egress in such a manner as to
minimize traffic congestion and hazards in the public streets.
Staff Recommendation
Staff recommends approval of the Conditional Use Permit, subject to the following conditions:
1. Compliance with Plans/Submittals. The site shall be utilized in substantial conformance with the
following plans on file with the Community Development Department.
a. Application (K. Orthober)
b. Narrative (K. Orthober)
c. Site/Building Plan (Planforce Architecture & Design)

dated 05/03/2021
dated 05/05/2021
dated 04/12/2021

2. Building Permits Required. Building permits are required for any proposed construction. All building
plans and specifications are subject to the review and approval of the City Building Official and the South
Metro Fire Marshal.
3. Necessary Approval from Other Agencies. The applicant shall obtain all necessary approval/permits
from the Minnesota DNR, State of Minnesota, Dakota County, and any other applicable regulatory
agencies.
4. Parking Lot Striping and Wheel Guards. The Applicant shall submit a striping plan that shows an
appropriate quantity and configuration of parking stalls to comply with City Code requirements. ADA
spaces shall be in an appropriate quantity and shall be adequately striped. Because the existing parking
lot does not have curbing, the Applicant shall be required to submit a wheel guard plan for review and
approval by the City Engineer. Striping and wheel guard installation shall be completed by no later than
October 31, 2021.
5. Vehicle Repair Performed in Enclosed Building. All vehicle repairs shall take place within an enclosed
building.
6. Trash Enclosure for Dumpsters. All dumpsters must either be stored within the building or must be
screened by a trash enclosure. The trash enclosure may be constructed of composite deck board material
with approval from the Fire Marshall or may be constructed of concrete or a similar noncombustible
material which is painted so that it is attractive and neat-appearing. Trash enclosure installation shall be
completed by no later than December 31, 2021.

7. No Auto Body Repair. No automotive body repair or painting is permitted on the property without an
amendment to this Conditional Use Permit.
8. No Exterior Storage Aside from What May Be Approved via Conditional Use Permit or Interim Use
Permit. There shall be no exterior storage of tires, automotive parts, or vehicle repair debris. There shall
be no exterior storage of vehicles awaiting repairs that are unlicensed or are not operable under their
own power. The only exterior storage that may be permitted on the property is exterior storage that has
been expressly permitted by a Conditional Use Permit or Interim Use Permit.
9. Lot Combination Required if Property is Eligible. The applicant shall submit a lot combination request
to Dakota County to combine PID #36-02600-62-013 and PID #36-02600-62-014 into one parcel. The
County has specific eligibility requirements for lot combinations of unplatted parcels and the lot
combination requirement may be waived by the Zoning Administrator if it is determined that Dakota
County is unable to combine the two parcels.
10. Conditional Use Permit Termination. Per City Code, a Conditional Use Permit will terminate if the
improvement has not been substantially begun within one (1) year from the date of approval. Per City
Code, the City Council may revoke the Conditional Use Permit, following a public hearing, if any of the
above conditions have been violated.
Required Action
The Planning Commission has the following actions available on the proposed application:
A. Approval. If the Planning Commission wishes to recommend approval of the Conditional Use Permit, the
following action should be taken:
•

Motion to recommend approval of the Conditional Use Permit for auto repair at 575 Hardman
Avenue South subject to the conditions laid out in the Staff report.

B. Denial. If the Planning Commission wishes to recommend denial of the proposed Conditional Use Permit,
the following action should be taken:
•

Motion to recommend denial of the Conditional Use Permit for auto repair at 575 Hardman Avenue
South.

ATTACHMENTS
A.
B.
C.
D.

Site Location Map
Photographs of Subject Property
Site Plans for Additional Service Area
Applicant’s Narrative
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Google Streetview Along Verderosa Avenue
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AGENDA ITEM 4.B

South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
6/2/2021

Item Description:
Public Hearing for Conditional Use Permit Amendment and Prepared By:
Site Plan for a Building Addition and Outdoor Dining Michael Healy, City Planner
Expansion at Stockyards Tavern and Chophouse at 456
Concord Exchange South
ACTION REQUESTED
A motion recommending approval or denial of a site plan and Conditional Use Permit amendment for a
building addition and outdoor dining expansion at Stockyards Tavern and Chophouse at 456 Concord
Exchange South.
BACKGROUND/ DISCUSSION
Application
The Applicant, Adam McMorrow on behalf of KC LLC, is requesting the following approvals for Stockyards
Tavern and Chophouse at 456 Concord Exchange South:
1. Site Plan review for a building addition, parking lot reconfiguration, and outdoor dining area expansion.
2. A Conditional Use Permit Amendment to the restaurant’s existing Conditional Use Permit for On-Sale
Liquor to establish operating regulations and parking requirements for the outdoor dining expansion.
Review Timeline
Application Submittal: May 3, 2021
Planning Commission: June 2, 2021
Tentative City Council Meeting: June 7, 2021 or June 21, 2021
60-Day Review Deadline: July 2, 2021
Background
The Applicant’s restaurant at 456 Concord Exchange South was constructed in 2018. The restaurant was
operated as “The Kaposia Club” until 2020 when that concept was retired. The restaurant reopened later
that same year as “The Stockyards Tavern and Chophouse.” The existing building has indoor seating capacity
for 164 diners and an outdoor seating area that can accommodate 32 diners.
The existing restaurant received planning/zoning approvals in 2018 which included a Conditional Use Permit
for on-sale liquor and variances relating to the layout of their parking lot and building. The Concord Gateway

Mixed Use (CGMU) zoning district has very stringent architectural and site design standards and the
variances granted some relief from those standards.
Project Overview
The Applicant is proposing a business expansion that will consist of the following:
•

The outdoor dining area will be doubled in size so it can accommodate 64 diners instead of 32. The
patio expansion will be sited in an area that is currently an asphalt parking lot. The existing pergola
over the patio will be modified and slightly relocated.

•

The parking lot behind the building will be reconfigured to accommodate the patio expansion. The
existing 90-degree parking stalls will be replaced with 45-degree parking stalls. The existing two-way
drive lane serving the stalls behind the building will be replaced with a one-way drive lane.

•

There will be a roughly 196 square foot addition onto the building to accommodate a new full-service
seasonal bar that will serve the diners on the patio. This addition will be built onto the existing
storage/trash handling wing of the building which will be partially converted to accommodate the
new bar.

The Applicant is pursuing this expansion with the goal of helping the restaurant become a regional
destination.
Parking Requirements
The South St. Paul City Code contains the following relevant parking requirements:
1. Section 118-354 “Off-Street Parking Spaces Required” states:
a. Restaurants, cafes, bars, taverns, and clubs require one (1) parking space for each three (3) seats,
based on maximum design capacity.
b. For Planned Unit Developments and Conditional Uses, “parking spaces shall be provided in
amounts and locations as per approved site development and use plans and conditions, as may
be determined by the City Council.”
2. Section 118-125 “CGMU-Concord Gateway Mixed-Use district” states that, for non-residential uses, onstreet parking directly in front of a given building or lot shall count towards fulfilling the total parking
requirement.
The City Council has historically taken the stance that seasonal outdoor dining areas should not be required
to provide additional parking. The rationale behind this is that most restaurants never see their indoor dining
area and outdoor dining areas full at the same time. These restaurants are typically still serving the same
number of diners each day and the diners are simply deciding to eat indoors or outdoors depending on the
weather.
In its current form, the City Code does not expressly state that outdoor dining areas do not require additional
parking. Consequently, the City Council currently must explicitly waive parking requirements for outdoor
dining areas “case by case” by either granting a parking variance or by granting a Conditional Use Permit or

Conditional Use Permit amendment that establishes a reduced parking requirement. As shown above, the
City Code states that the City Council can set a unique parking requirement for any conditional use.
Proposed Expansion and Relation to Parking Requirements
With the proposed expansion, the restaurant will have a total capacity of 226 diners (164 indoors and 64
outdoors). By default, this would require 75 parking stalls (1 stall per 3 seats). The existing parking lot
currently contains 50 parking stalls. The reconfiguration will leave it with 48 stalls. Additionally, there are
nine (9) on-street parking stalls directly in front of the restaurant on Concord Exchange which the Applicant
“gets credit” for. There are another fifteen (15) on-street parking stalls across the street that the Applicant’s
customers are able to use because there is no developable land across the street. Essentially, there are 72
parking stalls available for customers which comes very close to meeting the 75-parking stall requirement
that would be in place without Council action.
The Conditional Use Permit amendment will establish that this business is sufficiently parked to allow a patio
expansion. This will be consistent with the City Council’s longstanding stance on outdoor dining areas not
requiring dedicated additional parking.
Landscaping
No new landscaping is proposed. The patio addition will be behind the restaurant and is not visible from the
public street.
Lighting
Any new exterior lighting will need to comply with the City’s glare ordinance.
Proposed Addition
The 198 square foot addition would expand the existing storage/trash handling attached accessory building
and convert part of that building into a bar area. As proposed, the addition will have a façade comprised of
integral color concrete block to match the existing façade of the storage/trash handling wing.
Per the CGMU Ordinance, each façade of the principal structure must be at least 60% comprised of brick,
stone, or glass and no more than 30% comprised of decorative block or stucco. The restaurant’s principal
building complies with this requirement. The determination appears to have been made in 2018 that the
storage/trash handling structure attached to the northern facade of the restaurant building would be
considered an attached accessory structure for zoning purposes. Accessory structures are required to be
constructed utilizing the same types of materials that comprise the principal structure but do not have strict
material ratio requirements. Consequently, the entire storage/trash handling wing was permitted to be
constructed out of integral color decorate concrete block in 2018.
Because this part of the building has historically been considered an accessory structure, Staff believes it is
appropriate to allow the addition as proposed. A seasonal bar serving a patio is really still an accessory use.
If the Planning Commission/City Council disagree with this determination and feel that this area should be
treated as part of the principal structure because it will be used as a bar instead of simply as storage, it may
be appropriate to require the addition to receive a different façade treatment that involves brick, stone, or
glass. Staff would note that this would likely appear out of place because the rest of this accessory building
is built out of decorative block.

Conditional Use Permit Amendment
The Code states that a Conditional Use Permit should only be recommended for approval if the Planning
Commission has made the following determinations:
(1) That the conditional use, with such conditions as the commission shall determine and attach, conforms
to the general purpose and intent of this chapter.
(2) If the application is based on the conditional use provision in this chapter that the issuance conforms to
the general characteristics of the district of which it will become a part.
(3) That the conditional use will not impede the normal and orderly development and improvement of
property in the neighborhood for uses permitted in the district or districts affected.
(4) That adequate utilities, access roads, streets, drainage, and other necessary facilities have been or will
be provided.
(5) That adequate measures have been or will be taken to provide ingress and egress in such a manner as to
minimize traffic congestion and hazards in the public streets.
Review by City Engineer and Fire Department
The City Engineer and Fire Department both reviewed the proposed changes to the parking lot configuration
and are fine with the proposed change in striping and traffic flow. Per the Assistant Fire Chief, “Our fire
department connection is on the east side, so we are k with the narrow lane on the west side of the building.”
Staff Recommendation
Staff recommends approval of the Site Plan and Conditional Use Permit Amendment, subject to the following
conditions:
1. Compliance with Plans/Submittals. The building addition and outdoor dining expansion shall be built in
substantial conformance with the following plans on file with the Community Development Department.
a. Application (Adam McMorrow)
b. Narrative (Adam McMorrow)
c. Site/Building Plan (Lampert Architects)

dated 5/3/2021
not dated
dated 4/27/2021

2. Conditional Use Permit Still in Effect. The property’s conditional use permit for on-sale liquor, approved
via City Council Resolution 2018-49, shall continue to be in effect. All conditions of approval shall remain
applicable unless explicitly modified by this Conditional Use Permit amendment.
3. Building Permits Required. The Applicant shall obtain a building permit prior to starting the project. The
review and approval of the site improvement pursuant to the requirements of the City’s adopted
building and fire codes shall be in addition to the site plan review process. The site plan approval process
does not imply compliance with the requirements of these codes.
4. Minimum Parking Requirement Based on Seats Inside Building. The Applicant’s minimum parking
requirement shall be calculated based on the number of customer seats inside the restaurant. The

calculation shall not include those seats that are on the outdoor seasonal patio so long as the total
quantity of seats on the patio does not exceed the quantity of seats inside the building.
5. Lighting. Any new exterior lighting shall be downcast and shall have the source shrouded or otherwise
concealed from direct view. Lighting illumination levels shall not exceed City Code requirements.
6. Conditional Use Permit Termination. Per City Code, a Conditional Use Permit will terminate if the
improvement has not been substantially begun within one (1) year from the date of approval. Per City
Code, the City Council may revoke the Conditional Use Permit, following a public hearing, if any of the
above conditions have been violated.
Required Action
The Planning Commission has the following actions available on the proposed application:
A. Approval. If the Planning Commission wishes to recommend approval of the Site Plan and Conditional
Use Permit Amendment, the following action should be taken:
•

Motion to recommend approval of the Site Plan and Conditional Use Permit Amendment for a
building addition and outdoor dining expansion at Stockyards Tavern and Chophouse.

B. Denial. If the Planning Commission wishes to recommend denial of the proposed Site Plan and
Conditional Use Permit Amendment, the following action should be taken:
•

Motion to recommend denial of the Site Plan and Conditional Use Permit Amendment for a building
addition and outdoor dining expansion at Stockyards Tavern and Chophouse.
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ATTACHMENT A
SITE LOCATION MAP

ATTACHMENT B
AERIAL PHOTOGRAPH OF EXISTING CONDITIONS

ATTACHMENT C
PHOTOGRAPHS OF SUBJECT PROPERTY

East Façade Facing Concord Exchange

North Façade with Existing Attached Accessory Building for Trash Handling & Storage

ATTACHMENT D
APPLICANT’S NARRATIVE

ATTACHMENT E

AGENDA ITEM 5.A

South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
6/2/2021

Item Description:
North Concord Mixed Use District Update Project- Draft
Corridor Vision Review

ACTION REQUESTED
The Planning Commission is asked to comment on the proposed “Corridor Vision” for North Concord. This
can either be done by consensus or can be accomplished with a formal motion.
BACKGROUND/ DISCUSSION
Background
The 2040 Comprehensive Plan calls for a study and zoning update on Concord Street North between
Wentworth Avenue and the city’s northern border with Saint Paul. The entire corridor has been zoned
mixed-use since 2004 which matches the City’s official future land use map. Unfortunately, the existing
North Concord Mixed use (NCMU) standards have proven to be unworkable on Concord Street North due
to issues with parcel configuration, topography, and the sheer costliness and complexity of the NCMU Code’s
building design and site design requirements. Currently, it is very difficult for most property owners on
Concord Street North to improve their properties without obtaining multiple variances.
The City successfully obtained a “Statewide Health Improvement Partnership” grant from Dakota County to
hire a consultant to complete the project. The City selected a proposal from Michael Lamb Consulting LLC.
Overview of Project Scope
The zoning update project is taking place in two phases:
1. Corridor Vision. The consultant and City Staff are engaging the community, the Planning Commission,
and the City Council to develop a clear vision for the future of Concord Street North which will be laid
out in a formal planning document that will be approved by the City Council.
2. Ordinance Amendment to Update the North Concord Mixed Use (NCMU) Zoning District. Phase II will
start at the beginning of July once the corridor vision has been approved by the City Council.
The corridor vision has been workshopped at two joint worksessions with the Planning Commission and City
Council on April 26th and May 24th. The draft “corridor vision” document that the Planning Commission is
reviewing at this meeting has been prepared based on input received at the two joint worksessions.

Finalizing the Corridor Vision
Updating the NCMU zoning code will be a major undertaking and will require a large amount of staff time,
City Attorney time, and consultant resources. Because of the expense and the amount of time that the code
update will take, there needs to be full buy-in from the Planning Commission and City Council that the vision
for the corridor is sound before the zoning update can move forward. The grant from Dakota County
requires all consultant work to be completed by October 31, 2021. To keep the project on track, Staff
and the consultant team would like to begin code-writing in July which will be possible as long as the
“Corridor Vision” review follows the proposed timeline:
1. The Planning Commission will review a draft of the Corridor Vision document at their meeting on June
2nd and will offer comments.
2. The City Council will review a final draft of the Corridor Vision document at their meeting on June 21st
and will be asked to formally approve the document and authorize the start of the zoning code update.
The Corridor Vision is a loose framework for the zoning code rewrite. The document is legally nonbinding
and will not have any direct effect on the City’s development standards until s formal ordinance amendment
is approved with a majority vote of the City Council. There will still be opportunities for public engagement
and additional review and comment by the Planning Commission and City Council after the Corridor Vision
has been adopted. City Staff have tentative plans to hold an open house for the project later this summer.
There will also be a formal public hearing and formal review by the Planning Commission and City Council
when an ordinance is brought forward to update the zoning standards early this fall.
How to Obtain More Information About the Project
Staff has put together a project website which includes an FAQ and detailed information regarding the
existing zoning rules and some historical context for how the existing rules came to be. The project website
can be accessed at the following URL: https://www.southstpaul.org/809/North-Concord-Mixed-Use-ZoningDistrictRequired Action
The Planning Commission is asked to comment on the proposed “Corridor Vision” for North Concord. This
can either be done by consensus or can be accomplished with a formal motion.
Staff will be taking notes on the Planning Commission’s comments and the draft document will be revised
before a final draft is brought to the City Council on June 21st for review and approval.
ATTACHMENTS
A. Draft Corridor Vision Document
B. FAQ About NCMU Update Project
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ATTACHMENT B
North Concord Mixed-Use District Update Frequently Asked Questions (FAQ)
Q: What is the North Concord Mixed-Use (NCMU) District?
A: The NCMU district is a mixed-use commercial and residential zoning district that is in place primarily
for properties located along Concord Street North between Grand Avenue and South St. Paul’s northern
border with Saint Paul.
The NCMU district is what is known as a “form-based code.” While traditional zoning codes are mostly
focused on the use of each building, a form-based code is primarily concerned with the physical form of
the building, meaning its visual appearance and site design. Cities often use form-based codes in areas
where they are trying to achieve a specific look and feel with new development.

Q: Why did the City Create the North Concord Mixed-Use (NCMU) District?
A: In 2003, the City embraced a vision to transform Concord Exchange into a walkable mixed-use
downtown that would be inspired by traditional early 1900’s main street architecture. The City adopted
a small area plan called the “Concord Grand Avenue Gateway Streetscape and Redevelopment Plan”
and created a new mixed-use zoning district that was put in place along Concord Exchange (this did not
affect Concord Street North).
In 2004, the City enacted a moratorium on new development on Concord Street North to study the area.
It was decided that this corridor should also be a mixed-use commercial/residential area. The City
organized a citizen task force who looked at the corridor and recommended that the City essentially
copy the zoning rules for Concord Exchange and put them in place on Concord Street North. The City
Council accepted the task force’s recommendation and created the North Concord Mixed Use (NCMU)
district.

Q: Why does the North Concord Mixed-Use (NCMU) District Need an Update?
A: Concord Street North is a very different street than Concord Exchange. On Concord Street North, the
parcels are smaller and narrower, there are bluffs on both sides of the street, and there are railroad
tracks on the east side of the street. The existing zoning rules are specifically tailored to Concord
Exchange and, consequently, many of the performance standards do not work well on Concord Street
North. It is very difficult, and in many cases impossible, to improve properties on Concord Street North
in a manner that satisfies the current NCMU code requirements. This means that variances are usually
needed, even for small projects. This is very challenging for property owners and discourages
investment in properties along Concord Street North.
The goal of this code update project is to get community consensus on a vision for what Concord Street
North should look like. The City will then update the NCMU district code to match that vision. The
updated code will be tailored to Concord Street North instead of being a copy of the Concord Exchange
zoning rules.
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Q: Why do this Zoning Update Now?
A: Until recently, Concord Street North was a State Highway owned and operated by MnDOT and the
City had little control over the design of the road. For many decades, the road has been set up as a lowamenity industrial highway. The City of South St. Paul, MnDOT, and Dakota County recently completed a
“turnback” which transferred the jurisdiction of the street. The City now owns and controls Concord
Street between Grand Avenue and our northern border with Saint Paul and Dakota County now owns
and controls Concord Street between Grand Avenue and Interstate-494.
The City, in partnership with Dakota County and MnDOT, is about to commence the Concord Street
Improvements Project. This major road project will overhaul Concord Street and transform it into a
multi-modal corridor that is safe and useable for drivers, bicyclists, and pedestrians. New sidewalks and
bikeable shoulders are being added to the roadway and the street design is being beautified and
improved.
Once the road project is complete, the corridor will be much more attractive to investment. The City
wants to ensure that the right zoning rules are in place to encourage that investment.

Q: Could the North Concord Mixed-Use (NCMU) Zoning Update Hurt My Business?
A: One of the major goals of this zoning update is to make the City’s rules for Concord Street North more
“business friendly.” The existing NCMU zoning rules are unusually strict and contain detailed rules
regarding the use of buildings, the architecture of buildings, and the way that buildings and parking lots
can be laid out. It does not appear that any existing buildings on Concord Street North meet the current
standards. Many of the existing businesses on Concord Street North are types of businesses that are not
allowed in the NCMU zoning district and are considered lawful nonconforming (also known as
“grandfathered”). Under State Law, existing buildings and existing businesses that are ”grandfathered”
are allowed to be maintained, repaired, replaced, and improved but ARE NOT allowed to be expanded
unless expansion is specifically allowed by the City Code.
The goal of this NCMU zoning district update is to create a better zoning framework on North Concord,
one that will give property owners more options to use their properties without needing variances. The
planned update will potentially help many businesses and is unlikely to hurt existing businesses.

Q: Who is Overseeing this Project?
A: This project is being overseen by City Planner Michael Healy. The City has contracted with a local land
use planning consultant, Michael Lamb Consulting, LLC, to manage the project and provide technical
expertise.
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Q: Who is Paying for this Project?
A: This project is being funded with a generous $30,000 grant from the Statewide Health Improvement
Partnership (SHIP) and the Dakota County Public Health Department. Consultant expenses will be
entirely paid for using funds from the grant.

Q: What is the Timeline for this Project?
A: The project is launching on March 16, 2021. The City anticipates that this project will conclude in
October. The grant requires all consultant work to be completed by no later than October 31, 2021.

Q: How Can I get Involved?
A: The City will be reaching out to individual property owners on the corridor to ensure that everyone
has an opportunity to share comments, questions, and concerns with City Staff and the City’s
consultant. You can submit written comments or you can speak to the project team to share your
comments. There will also be some amount of general community outreach during the “visioning”
portion of the project. The City is tentatively planning to host an open house for the project in July 2021.
You can sign up to receive updates relating to this project on the project website.
The updated code will be reviewed at televised meetings during the fall and a formal public hearing will
be held by the Planning Commission at that time. The City Council will review the updated NCMU
ordinance at two separate meetings before voting on whether to approve it.

Q: How do I Learn More about the Existing North Concord Mixed Use (NCMU) Zoning Rules?
A: The full text of the existing NCMU zoning district rules can be found on the project website. It is
Section 118-127 of the City Code. Additionally, an electronic version of the 2003 Concord Grand Avenue
Gateway Streetscape and Redevelopment Plan can be found on the project website.

Q: I own a single-family home or other small residential building that is zoned North Concord Mixed
Use (NCMU). What does this code update mean for me?
A: The NCMU zoning district allows new residential buildings as long as they have at least four units. All
existing residential buildings that have less than four units, such as single-family homes and duplexes,
are given a special protected status under City Code Section 118-8 and its definition of “Nonconforming,
Use, Lot, or Buildings.” The NCMU update is not expected to change this.
Because of the special protected status, existing small residential buildings can continue to be enlarged,
extended, reconstructed, or altered as long as no additional dwelling units are being added. All
improvements must meet the minimum requirements of the R-2 Single- and Two-Family Residence
zoning district.
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