Chair:

Matthew Thompson

Commissioners:

Angela Desmarais
Tim Felton
Geoff Fournier
Jason Frankot
James Hart
Ruth Krueger

City of South St. Paul
Planning Commission Agenda
Wednesday, September 7, 2022
7:00 p.m.

City of South St. Paul
125 Third Avenue North
South St. Paul, MN 55075
Phone: (651) 554-3217
Fax: (651) 554-3271
www.southstpaul.org

Hearing assistance PA system is available – if you need a hearing assistance unit please notify City staff before the meeting.
(If you use the hearing assistance PA system, please remove your hearing aid so it does not cause a feedback problem)

CITY HALL IS CURRENTLY BEING RENOVATED AND THIS MEETING IS BEING HELD AT FLEMING
FIELD AIRPORT, 1725 HENRY AVENUE, SOUTH ST. PAUL MN 55075

Roll Call
1. Agenda
2. Minutes
A. August 3, 2022

3. New Business
4. Public Hearings
A. Interim Use Permit for a Temporary Building at Twin City Hide (491 Malden Street)

5. Other Business
6. Adjournment

Next Planning Commission Meeting: October 5, 2022
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 18/798 HD on the Saturday following the meeting at 3:00 p.m. & 9:00
p.m.

MINUTES OF MEETING
SOUTH ST. PAUL PLANNING COMMISISON
August 3, 2022

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

Angela DesMarais
Tim Felton
Geoff Fournier
James Hart
Matthew Thompson
Michael Healy, City Planner
Monika Mann, Associate Planner

Absent:

Jason Frankot
Ruth Krueger

1)

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

2)

APPROVAL OF MINUTES – July 6, 2022 – Motion to approve the minutes as presented – Hart/
DesMarais (5-0).

3)

NEW BUSINESS

None.
4)

PUBLIC HEARINGS
A. Setback Variance for a Driveway Addition at 452 9th Avenue South

Mr. Healy presented the staff report. The Applicant, Shawn Tusler, is requesting a side yard setback variance to
expand a “grandfathered” driveway that is 0 feet from the north side property line. City Code requires driveways
or parking areas to be at least 2 feet away from the side property line in the event that the adjacent property is
residential. The Applicant would like to match the driveway at 448 9th Avenue South which goes up to the
property line. The subject property and 448 9th Avenue South were built with garages that faced each other and
shared a driveway area that serviced the doors of both garages. The shared driveway area was “grandfathered”
to be built up to the shared property line. When a new garage was constructed at 448 9th Avenue South in the
summer of 2021, the old driveway was extended and turned into a parking pad. Reportedly, the contractor
misread the permit and built the expanded parking pad up to the property line. The Applicant would like to
construct a new garage and a parking pad that matches the parking pad at 448 9th Avenue South.
Staff noted that the block the subject property is located on contains many shared alley driveways. The houses
on the block were built over a 100-year timespan and the shared driveway design appears to have been a popular
style during several of the decades the block was developed. The existing code does not have a mechanism to
create a new shared driveway or to expand an existing shared driveway to meet the needs of modern parking
pads. Staff advocated for review of the parking setback requirement to see if there are situations where the code
could be more flexible.
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Commissioner Felton asked how it was missed that the contractor poured a concrete parking pad beyond what
was allowed in the permit. Mr. Healy explained that inspections are handled by the Building Official and that
the Building Official visually inspects driveway replacements. Mr. Healy shared that the inspection process had
changed to prevent a situation like this from happening again. Mr. Healy suggested that the issue may have
arisen because the permit was for a new garage, not a concrete parking pad, and that a subcontractor poured the
concrete, not the contractor that constructed the garage. Mr. Healy reiterated that the procedures for concrete
inspections had been amended to be more consistent with the inspections that are completed for a concrete
driveway permit.
Shawn Tusler and Margaret Adams, 452 9th Avenue South, were present at the meeting. Mr. Tusler pointed out
that the part of the driveway that was in question was a 2-foot by 10-foot square. Mr. Tusler shared that he was
requesting this variance because if a new parking pad was constructed under the current code, the property
would end up with an awkward, unusable 20 square foot grassy area. The approval of this variance would allow
for a nice uniform look and would create a practical parking pad.
Chair Thompson opened the public hearing.
No one was present to comment on the application. No correspondence aside from the email found in the staff
report had been received.
Chair Thompson closed the public hearing.
Chair Thompson noted that the City’s mistake was the Applicant’s gain. Chair Thompson added that there was a
need to make sure that these issues are caught during the inspections process. Mr. Healy reminded the
Commissioners that they would be within their rights to deny the variance and require the neighboring property
owner to remove the 20 square foot area of the non-conforming parking pad to make their project comply with
their permit.
Motion to recommend approval of the variance as presented- DesMarais/Fournier (5-0)
B. Site Plan Review and CUP Amendment for a Minor Building Addition at 455 Concord Street South
Ms. Mann presented the staff report. The Applicant, Chris Nutini on behalf of Kwik Trip Inc., is requesting site
plan review and an amendment to an existing Conditional Use Permit for a Planned Unit Development. The
Applicant is proposing to construct a 660 square foot building addition at the southeast corner of their site where
their existing trash enclosure is. The existing trash enclosure would be moved to the drive aisle south of the
building. The proposed building addition is part of a larger kitchen remodel project which would increase the
amount of kitchen space available at the site. The proposed building addition would match the existing building
and meets all relevant zoning requirements.
Chris Nutini, Kwik Trip Inc, was present for questions on the application.
Chair Thompson opened the public hearing.
No one was present to comment on the application and no correspondence had been received prior to the
meeting.
Chair Thompson closed the public hearing.
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Motion to recommend approval of the site plan and the Conditional Use Permit Amendment to a Planned Unit
Development- Hart/Fournier (5-0).

C. An Ordinance Amendment Updating the Zoning Code’s Signage Allowance Standards in Commercial
and Industrial Districts.
Ms. Mann presented the staff report. Staff is proposing to amend the sign ordinance to increase the total sign
allowance for properties located in the City’s commercial and industrial districts. The proposed ordinance is part
of a large sign clean-up project aimed to reduce the number of sign variances that the Planning Commission and
City Council must review each year. Staff is proposing to increase the maximum amount of signage for a
property located in the C-1 or CGMU district to 1.5 times the lineal feet of the longest building frontage along a
public road or 150 square feet, whatever is greater. The maximum amount of signage allowed for a property
located in the GB, I or I-1 district is proposed to be 1.5 times the lineal feet of the longest building frontage
along a public road or 200 square feet, whatever is greater. The proposed ordinance would increase the
maximum sign height in the C-1, CGMU, and MMM districts to 8 feet in height and 12 feet in height in the GB,
I, and I-1 districts. The proposed ordinance would also create a new type of zoning approval called a Master
Sign Plan. A Master Sign Plan approval would allow certain types of businesses, such as shopping centers, gas
stations, and commercial/industrial sites over 5 acres, to propose a sign plan for the City to review and approve.
Chair Thompson opened the public hearing.
No one was present to comment on the application and no correspondence had been received prior to the
meeting.
Chair Thompson closed the public hearing.
Commissioner Felton commented that the Master Sign Plan seemed complex. He asked staff if they anticipate
spending a lot of time on projects that apply for this process. Ms. Mann shared that she anticipated that a Master
Sign Plan review would require a similar amount of work to the current review that is required anytime staff
receive a sign plan. Commissioner Felton asked if staff would be saving time with the other standards that are
changing. Ms. Mann confirmed this to be the intention.
Commissioner Felton commented that he was concerned that the envelope for the maximum amount of signage
allowed at a property would continue to be pushed. Ms. Mann commented that while a business may propose
additional signage, Staff can now say that the maximum signage standards have been updated and that they
would not support a variance from these new standards without a true and unique practical difficulty.
Commissioner Felton commented that the commission should do its best to stick to these proposed standards.
Motion to recommend approval of the proposed ordinance as presented- Felton/ Fournier (5-0).
5)

OTHER BUSINESS

None.
6)

ADJOURNMENT

Motion to adjourn- DesMarais/Hart (5-0).

AGENDA ITEM 4.A
South St. Paul Planning Commission

Prepared By:
Michael Healy, City Planner

Meeting Date:
9/7/2022

Item Description:
Interim Use Permit for a Temporary Building for Twin City
Hide

ACTION REQUESTED
A motion recommending approval or denial of an interim use permit for a temporary building for Twin City
Hide and Tanning.
BACKGROUND/ DISCUSSION
Application
The Applicant, Twin City Hide, is continuing to implement their multi-phase Planned Unit Development
(PUD) at 491 Malden Street which was approved in 2017 and extended in 2019. They operate out of a
campus with multiple buildings that is connected to the campus of their sister company, Twin City Tanning.
The PUD governs both properties and a major component of the PUD is tearing down two of the older
buildings on the Twin City Hide campus and replacing them with new buildings. As they complete the project,
they are continuing to fully operate their business by temporarily shifting various components of their
operation into different buildings. They are currently seeking the following approval:
1. An Interim Use Permit to utilize a temporary building for office and break room space for employees.
The temporary building would be three 720 square foot trailers that are pushed together to create a
2,160 square foot temporary facility.
Review Timeline
Application Date: August 1, 2022
Planning Commission: September 7, 2022
Tentative City Council Meeting: September 19, 2022
60-Day Review Deadline:
Background
Twin Cities Hide and Twin Cities Tanning are two interrelated businesses located on adjacent parcels at 491
Malden Street and 501 Malden Street respectively. Both businesses are owned by the same parent
company, TCH Realty Inc. Twin Cities Tanning has frontage on two public streets while Twin Cities Hide is
completely landlocked but has access to Malden Street through an easement across the Twin Cities Tanning

property. The two companies obtained a Conditional Use Permit for a Planned Unit Development in 2017
that would allow them to phase in improvements to their properties. The “master plan” enshrined in the
PUD contemplated redevelopment taking place in five (5) phases which were originally set to all take place
prior to May 2020. The Applicant obtained a PUD extension in 2019 and now has until May of 2023 to finish
the improvements.
•

Phase 1 of the PUD plan, which was completed in 2017, was the construction of a 30,000 square foot
detached warehouse for wet hides.

•

Phase 2, which was completed in 2019, was the demolition of the 17,000 square foot attached
warehouse that was located at the northern end of the site.

•

Phase 3, which is almost complete, is the construction of a 45,817 square foot processing facility on
the site of the old warehouse that was demolished. The building’s shell has been constructed but the
interior is not yet complete and the City’s odor consultant is currently reviewing the final odor
mitigation plan for the facility before greenlighting final construction.

•

Phase 4 will be the demolition of the old processing facility. This will occur once the new processing
facility comes online, likely in early 2023.

•

Phase 5 will be the construction of a new warehouse on the site of the old processing facility. This
project is planned to start sometime in 2023.

The Applicant is tentatively planning to seek a PUD extension since their final phase likely will not be
completed prior to May 2023.
Proposed Operations in the Temporary Building
The old processing facility, which will soon be torn down for Phase 4, contains Twin City Hide’s offices,
breakrooms, and shower facilities. The new warehouse that will be constructed as Phase 5 will contain new
offices, breakrooms, and shower facilities. The proposed temporary building would provide office,
breakroom, and shower facilities for employees during the interim period before the new building is
operational.
Zoning Considerations
The Twin City Hide parcel is zoned I-Industrial and governed by City Code Section 118-129:
•

“Temporary structures” are listed as an interim use. They are allowed but require an Interim Use
Permit.

Historically, the City has been fairly careful about granting this type of interim use permit. The City does not
want to see businesses avoid expanding their permanent buildings by using temporary buildings as a longterm solution when they need more space. Temporary buildings do not add to the tax base and they often
have poor aesthetics. Historically, the City has been willing to grant interim use permits for temporary
buildings in two situations:

1. If there is a clearly defined project underway to construct or upgrade a permanent building and the
temporary building is being used as a short-term solution to support necessary operations while that
project is being completed.
2. If the proposed “use” of a property requires a temporary building due to the nature of the use.
The proposed temporary building is a clear example of situation #1.
Setbacks
The City Code does not establish clear setback requirements for temporary structures but setback
requirement can be imposed “case by case” as part of the Interim Use Permit. Permanent accessory
buildings in industrial areas are required to be to the rear of the principal building and are required to be at
least 10 feet away from adjacent properties. The proposed temporary building will be far away from public
streets and not visible to the general public. It will be more than 10 feet away from all property lines.
Utilities
Each trailer will have its own heating, cooling, and lighting. Temporary water, sanitary sewer, and electrical
lines would be set up and connected to existing services in a nearby permanent building on the property.
Flood Fringe District Considerations
The subject property is located at the edge of the 100-year floodplain in what the City Code calls the “flood
fringe” district. This area is regulated by Code Section 118-171. Structures are allowed to be placed in the
flood fringe district but there are special construction requirements:
•

Structures can be placed on fill so that their lowest floor is above the regulatory flood protection
elevation. In this area, that elevation is 705 feet above sea level. If a structure is placed on fill, it can
be approved as a “permitted use.”

•

The Code does allow buildings to be raised by alternative measures such as stilts, pilings, parallel
walls, etc. However, this can only be allowed via a Conditional Use Permit or Interim Use Permit.

The Applicant is proposing to raise the trailers on concrete blocks so that their lowest floor is at 705 feet
above sea level. The application has been sent to the DNR for comment and the City can potentially attach
conditions to the Interim Use Permit to address any concerns that the DNR may have.
Interim Use Permit Expiration
The Applicants are hoping to secure final zoning approvals for the Phase 5 building in early 2023 and want
to complete the project as quickly as possible. Unfortunately, supply chain issues have complicated timelines
for many development projects in South St. Paul and it is likely that their construction project will encounter
delays. When an Interim Use Permit is granted, it must have a definite trigger that causes the permit to
expire. Staff has reviewed the scope of the project with the Applicant and would recommend that the
Interim Use Permit be set up to expire if either of these two things happen:
1. The Interim Use Permit shall expire once the Phase 5 building is granted its final certificate of occupancy
and the permanent office, shower, and breakroom facilities come into use.

2. The Interim Use Permit shall expire on December 31, 2024 even if no final certificate of occupancy has
been granted and/or the new permanent facilities are not ready. The Applicant will need to seek a new
Interim Use Permit if they need additional time with the temporary building and the City will be under
no obligation to issue a new Interim Use Permit.
Discussion
Per Section 118-41 of the City Code, an Interim Use Permit should only be granted if a project meets the
following standards:
(1) The use conforms to the zoning regulations;
Temporary structures are listed as being allowed with an Interim Use Permit in the I-Industrial zoning district.
(2) The date or event that will terminate the use can be identified with certainty;
The interim use permit will terminate upon the new Phase 5 building being ready for occupancy or December
31, 2024, whichever happens first.
(3) Permit of the use will not impose additional costs on the city if it is necessary for the city to take the property
in the future; and
The temporary building is portable and will not add any permanent value to the property.
(4) The user agrees in writing to any conditions that the city council deems appropriate for permission of the use.
A representative for Twin City Hide will need to sign the Interim Use Permit.

Comments from Other Departments and Agencies
Building Department
The Building Official had the following comments/questions to convey to the Applicant:
1. This project will require a building permit.
2. The Engineering letter states that the trailer anchors were reviewed to the 2018 IBC wind speeds.
There is an amendment to that wind speed in the Mn State Building code. Everything has to be
designed to withstand a 115 MPH 3 second wind gust. Can you have the Engineer change that in his
letter he submitted to us?
3. How will water usage be metered? How will the water and sewer lines be protected from freezing?
Per the Applicant, the service lines will be run underground from their permanent building. They will
dig up a portion of their parking lot to do this.
4. Stair and ramp details will need to be submitted for review.
Fire Department
The Applicant needs to be sure to provide enough exits for the temporary building, based on its anticipated
occupancy. The Building Official has confirmed that there will be a sufficient number of exits.
City Engineer
A utility plan must be submitted at time of building permit. This plan shall be subject to review and approval
by the City Engineer.

Minnesota Department of Natural Resources (DNR)
The DNR was invited to provide comments. Any comments shared with City Staff will be provided to the
Planning Commission during the meeting.
Staff Recommendation
Staff recommends approval of the site plan, 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.
b.
c.
d.
e.

Application and Narrative (Paul Rogosheske)
Supplemental Narrative (Dick Gunderson)
Temporary Building Plan (Dick Gunderson)
Site Plan (Pope Architects)
Anchoring Plan (IMEG)

August 1, 2022
August 1, 2022
Undated
August 1, 2022
August 1, 2022

2. Location of Temporary Building. The temporary building shall be located substantially as it is shown on
the submitted site plan. The temporary building shall be at least 10 feet away from adjacent properties.
3. Building Permit Required. A building permit is required prior to the installation of the temporary
building.
4. Stair and Ramp Details Required. The Applicant must provide stair and ramp details as part of their
building permit application.
5. Temporary Building Shall be Raised to Regulatory Flood Protection Elevation. The temporary building
shall be lifted so that its lowest floor has a minimum building elevation of 705 feet above sea level. As
an alternative to fill, the building may be elevated on concrete blocks as shown on the anchoring plan.
6. Utility Plan for Temporary Building. The Applicant shall provide a utility plan for the temporary building
as part of their building permit application. This plan is subject to review and approval by the City
Engineer.
7. Interim Use Permit Expiration. The interim use permit shall expire upon the occurrence of either of the
following events, whichever happens first:
a. The Interim Use Permit will expire once the Phase 5 building is granted its final certificate of
occupancy and the office, breakroom, and shower facilities are ready for use.
b. The Interim Use Permit will expire on December 31, 2024 even if the Phase 5 building has not
been completed and is not ready for use.
8. Removal of Temporary Building Following Expiration. The temporary building must be removed from
the property within three months of the expiration of the Interim Use Permit. The Applicant shall restore
the parking lot surface to a useable condition. The Applicant shall be required to obtain a utility
disconnect permit for the utility services that they are extending to the temporary building and shall

comply with any conditions imposed upon that permit which may require the services to be capped or
removed.
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 interim use permit, the
following action should be taken:
•

Motion to recommend approval of an Interim Use Permit for a temporary building at 491 Malden
Avenue.

B. Denial. If the Planning Commission wishes to recommend denial of the interim use permit, the following
action should be taken:
•

Motion to recommend denial of the Interim Use Permit for a temporary building at 491 Malden
Avenue.
If the recommendation is denial, the Planning Commission must adopt findings to justify the
recommendation.

ATTACHMENTS
A. Site Location Map
B. Site Plan
C. Temporary Building Plan
D. Anchoring Plan
E. Applicant’s Narrative and Supplemental Narrative

ATTACHMENT A
SITE LOCATION MAP

ATTACHMENT B
SITE PLAN SHOWING PROPOSED TEMPORARY BUILDING PLACEMENT

ATTACHMENT C
TEMPORARY BUILDING PLAN

Example of What This Type of Temporary Building Will Look Like

ATTACHMENT D
ANCHORING PLAN

ATTACHMENT D
APPLICANT’S NARRATIVE AND SUPPLEMENTAL NARRATIVE

Note: The City’s records describe this PUD as a 5-phase project with each building demolition constituting a separate
phase and this Staff memo is written accordingly. The Applicant’s narrative appears to have been written without
counting one of the demolitions that was already completed which is why Mr. Rogosheske is describing the PUD as a
4-phase project.

