
ZONING COMMITTEE STAFF REPORT  
FILE NAME:  0 MADISON STREET VARIANCE  FILE # 22-104-395  

APPLICANT:  Trellis Treehouse Acquisition LLC HEARING DATE: December 1, 2022 

TYPE OF APPLICATION:  Variance 

LOCATION: 0 Madison Street (north of 2319 West 7th Street)  

PIN & LEGAL DESCRIPTION:  22.28.23.22.0080; South 100 feet of the east 263 feet of Lot 79; 
Lane’s Edgecumbe Hills 

PLANNING DISTRICT:  15  PRESENT ZONING:  R1 

ZONING CODE REFERENCE:  § 61.601; § 61.202(b); § 63.111(b) 

STAFF REPORT DATE: November 23, 2022 BY: Kady Dadlez  

DATE RECEIVED: October 7, 2022   DEADLINE FOR ACTION: February 20, 2023  

 

A. PURPOSE:  Variance for residential development on a steep slope with significant 
regrading, tall retaining wall, and creation of trough-shaped yards between a new building 
and the new retaining wall. 

B. PARCEL SIZE:  The depth of the parcel is 263.40 feet and the width is 100 feet for a total 
lot area of 26,340 square feet.  The parcel has no frontage on an improved street.   

C. EXISTING LAND USE:  The property is vacant with wooded bluff.     

D. SURROUNDING LAND USE: 

North: Wooded bluff and 1-family residential uses in an R1 district. 

East: Wooded bluff on unimproved Madison Street right of way and parkland in an R1 
district.   

South: Multifamily residential and rehabilitation center in an RM2 district and commercial in a T3 
district. 

West: Wooded bluff and 1-family residential in an R1 district.    

E. ZONING CODE CITATION:  § 61.601 lists the findings for all variances.  § 61.202(b) 
authorizes the planning commission to grant variances when related to permits and 
rezonings.  § 63.111 regulates residential development on steep slopes.   

F. HISTORY/DISCUSSION: There are no previous zoning cases concerning this property.  In 
addition to the variance application, the applicant applied to rezone the property from R1 to 
RM2 and the Zoning Administrator referred the site plan to the Planning Commission for 
review due to the steep slopes.     

G. DISTRICT COUNCIL RECOMMENDATION: The Highland District Council voted to support 
the variance.  The resolution is attached to the staff report.   

H. FINDINGS: 

1. The applicant owns the property and proposes to develop a five-story affordable senior 
housing apartment building with 36 units (27 of the units to be affordable at 30% AMI and 
9 units affordable at 50% AMI).  The project proposes a combination of one-bedroom, 
studio, and efficiency units, structured tuck-under parking, and associated amenity space.  
The roof of the proposed building would be approximately 30’ to 40’ below the first floor of 
the single family residential properties to the north and northwest along Lower St. Dennis 
Road.  The project site, located behind the Highland Chateau Health and Rehabilitation 
Center, at 2319 West 7th Street was chosen due to its proximity to an existing care facility 
that provides services that will be available to the senior residents of the new building.  
One-way circulation for vehicles is planned, with an entrance on the west from St. Paul 



Zoning Committee Staff Report, Zoning File # 22-104-395 
November 23, 2022 

Page 2 of 6 
 
 

Avenue to the Highland Chateau driveway and then to an exit on the east at West 7th 
Street; a “right turn only” sign is planned at the exit.   

2. The subject property is a lot of record that has 100 feet of frontage on Madison Street, a 
platted but unimproved street right of way bordering the subject property on the east.  
Because the parcel lacks frontage on an improved street and is landlocked, the applicant 
proposes to gain access to the property via a private street onto which an address can be 
obtained (Highland Chateau’s existing semi-circular drive is proposed to be established 
as a private street).  The applicant is working with Department of Public Works staff on 
the process to establish a private street.  A reciprocal maintenance, use and easement 
agreement will allow for vehicular access and access for public sewer and water services 
and utilities.      

Legislative Code § 71.06 does not allow issuance of an address number for property that 
does not abut upon a graded and surfaced street or does not have public sewer and 
water services available for connection and does not allow a building permit to be issued 
for property without an official designated address number from the Department of Public 
Works.   

3. The project site is heavily vegetated and has very steep slopes that range from 45% up to 
nearly 70% throughout the site (grade change of 65 feet from the south end at elevation 
820’ to elevation 885’ at the northwest corner). § 63.111 of the Zoning Code regulates 
residential development on slopes greater than 12%.  Item (a) in § 63.111 requires an 
engineering report on slope stability and hydrology if the Zoning Administrator determines 
one is warranted.  In this case the Zoning Administrator determined an engineering report 
is warranted.  Specific elements of the engineering report as described in § 63.111(a)(1-
3) must be submitted to the city and accepted before a grading permit will be issued.  An 
engineering report on slope stability and hydrology has been requested but not yet 
received.    

 Item (b) in § 63.111 states that “Buildings should be designed to fit into the hillside 
without significant regrading to protect the stability of the slope and preserve existing 
trees while preventing excessively tall retaining walls and unattractive trough-shaped 
yards between buildings and retaining walls. Multi-story buildings are encouraged to 
reduce the size of the building footprint.”  The proposed building is designed to fit into the 
hillside to minimize significant regrading as much as possible.  The design includes siting 
the building as close to the southern property line as possible, making the depth of the 
building as shallow as possible, and designing for multiple stories to reduce the size of 
the building footprint.  The design allows grade on the north side of the building to be 
equal to the third-floor level which results in a retaining wall with an exposed face that is 
roughly 14’ tall for its highest sections.  The building footprint is stepped along the 
northwest corner which allows the retaining wall path to follow the natural contours at the 
steepest part of the hill to minimize the height as much as possible.  The height of the 
wall is greatest for its northwest corner roughly 80’ portion and it is held even tighter to 
the building here to keep it as low as possible.  As the wall moves to the east it steps 
down with the natural topography which allows it to reduce the exposed face until it 
disappears altogether.  The retaining wall will be constructed first and is intended to be 
slightly deeper than the footings of the proposed building. This allows the wall to serve as 
shoring for the building and thereby minimize any over-excavation deeper into the 
hillside.  Sharing the existing drive way with the Highland Chateau property and using it to 
bring in public services and utilities also helps minimize regrading and keeps platted 
Madison Street right of way in its natural state.  Despite these design considerations,  
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significant regrading of about 10,800 square feet of the site (over 40%) and a tall 
retaining wall, about 14’ in its highest sections, with the resulting trough-shaped yards are 
proposed for the project.  Hence, a variance has been requested to permit significant 
regrading, a tall retaining wall, and creation of trough-shaped yards between a new 
building and the new retaining wall.     

 Item (c) in § 63.111 requires tree preservation where possible and protection during 
construction.  A tree preservation plan is required and tree replacement requirements are 
prescribed.  A tree preservation plan was submitted with the site plan review application.  
Item (d) in § 63.111 provides standards for retaining walls taller than four feet and calls 
for walls to be constructed under city permit with frost footings as required by the state 
building code and engineered to retain lateral earth pressures consistent with the 
principles of soils mechanics, and detailed to minimize hydrostatic pressures.   

4. § 61.601 states that the planning commission shall have the power to grant variances 
from the strict enforcement of the provisions of this code upon a finding that: 

(a) The variance is in harmony with the general purposes and intent of the zoning code.  
Zoning code § 63.111 regulates residential development on slopes greater than 12%.  
Development on steep slopes is not easy and requires careful thought and detailed 
plans created by professionals to demonstrate how a project can be designed and 
carried out.  Through its submittal of site plan review documents the applicant has 
demonstrated how the project can be designed to be carried out in a way that 
minimizes significant regrading (the site plan shows regrading about 10,800 square 
feet, a little over 41% of the site) and provides for a single story retaining wall (about 
14’ high for about 80 feet of length at its highest), rather than a three story wall, that 
protects the undisturbed portion of the slope after regrading.  As a result, the project 
can be carried out in a manner that protects the public health, safety, and general 
welfare of the community and the variance is in harmony with this general purpose and 
intent of the zoning code.  The variance is also in harmony with the intent of the zoning 
code to provide housing choice and affordability.  Saint Paul is experiencing a housing 
shortage in general and a significant affordable housing shortage in particular.  The 
variance would allow residential development on a challenging site to develop due to 
its steep slopes, noting that the developer has demonstrated how the project design 
can be carried out in a way that minimizes significant regrading as much as possible 
and provides for as low a retaining wall that protects the undisturbed portion of the 
slope after regrading.  The concern about trough-shaped yards in § 63.111(b) appears 
to relate to their general aesthetics as not being attractive.  While the retaining wall will 
result in a trough-shaped yard between the new building and the retaining wall, the 
wall will be located at the rear of the development and behind the Highland Chateau 
building and will not be visible to the general public.   

(b)The variance is consistent with the comprehensive plan.  The variance for residential 
development on a steep slope with significant regrading, a tall retaining wall, and 
creation of trough-shaped yards is consistent with the comprehensive plan.  The 2040 
Comprehensive Plan does not specifically address residential development on steep 
slopes.  Land use policy LU-21 calls for identifying, preserving, protecting and, where 
possible, restoring natural resources and habitat throughout the city with the following 
ordinances: Tree Preservation Overlay District; River Corridor Overlay District; and 
Subdivision Regulations.  However, with no subdivision proposed, none of the 
ordinances referenced in policy LU-21 apply to the requested variance.  While the 
Great River Passage Master Plan addendum to the Comprehensive Plan speaks to 
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preservation of natural areas, and the bluff is shown as a natural area on its natural 
areas map, the plan itself acknowledges that it is primarily a parks plan.   

The project seeks to provide high quality affordable and deeply affordable housing for 
seniors.  The comprehensive plan supports the development of affordable housing.  
The variance would permit the proposed affordable housing to be developed on a 
steep slope as demonstrated by the developer that it can be carried out in a way that 
minimizes significant regrading as much as possible and provides for as low a 
retaining wall a possible that protects the undisturbed portion of the slope after 
regrading.  Policy H-31 calls for supporting the development of new affordable housing 
units throughout the city and Policy H-37 calls for encouraging the development of 
affordable housing in areas well-served by transit and/or in proximity to employment 
centers.  The Highland District Plan includes housing objectives and policies that 
support the development of affordable housing.  Objective H.1 calls for increasing the 
diversity of housing options so that people of all ages, cultures, ethnicities and 
incomes have a place in the neighborhood and Policy H1.8. encourages development 
of affordable housing throughout Highland Park. 

(c)The applicant has established that there are practical difficulties in complying with the 
provision, that the property owner proposes to use the property in a reasonable 
manner not permitted by the provision. Economic considerations alone do not 
constitute practical difficulties.  The application states that the steep slopes of the 
project site present practical difficulties in complying with the requirement for 
residential development on steep slopes and that it would not be possible to develop 
the project without significant regrading, a tall retaining wall, and resulting trough-
shaped yards.  The applicant acknowledges that the reason for the standard in the 
zoning code is the reason for the need for the variance.  The applicant has developed 
a design and plan for the project that seeks to minimize significant regrading, minimize 
slope disruption, and stabilize the slope with as low a retaining wall as possible.  The 
applicant provided the following information on the three main functions the retaining 
wall will serve: 

a. The building is designed to strike a balance of fitting into the hillside while still 
achieving the goal of 36 affordable units for seniors. The design prioritizes 
placing all interior spaces that do not need windows along the north side of the 
building on the first two floors. This approach allows grade on the north side of 
the building to be equal to the third-floor level which results in a retaining wall 
with an exposed face that is roughly a single story tall at its highest point rather 
than three stories tall. The building footprint is stepped along the northwest 
corner which allows the retaining wall path to follow the natural contours at the 
steepest part of the hill to minimize the height as much as possible. The height of 
the wall is greatest at the northwest corner and it is held even tighter to the 
building here to keep it as low as possible. The result of these strategies is the 
creation of a recessed yard between the north side of the building and the 
retaining wall itself which acts as a light well allowing access to natural light for 
the third-floor spaces facing north. The stairs and elevator shaft are located at 
the northwest corner to mitigate the reduced access to daylight given the height 
and proximity of the retaining wall. As the wall moves to the east it steps down 
with the natural topography which allows it to reduce the exposed face until it 
disappears altogether. The third-floor units at grade on the north side are 
arranged to maximize views and daylight. 
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b. The retaining wall will be constructed first and is intended to be slightly deeper 
than the footings of the proposed building. This allows the wall to serve as 
shoring for the building and thereby minimize any over-excavation deeper into 
the hillside. It also addresses the challenging issue of drainage by dealing with 
hydrostatic pressure created by water runoff to be handled at the retaining wall 
rather than the building foundation wall. A series of drain tiles along the retaining 
wall will be able to direct water away from the building’s foundation and into catch 
basins that will connect into the retention pipe. 

c. The site is bordered on the south side by an existing utility easement. The entire 
parcel is steeply sloping up to the north. These conditions make locating an 
underground storm retention tank extremely challenging. By constructing the 
retaining wall prior to the building, the resulting interstitial space allows a 
reinforced concrete pipe to be installed between the wall and building without 
needing to expand excavation to the east or west. This solution also substantially 
reduces the need for additional tree removal.     

(d) The plight of the landowner is due to circumstances unique to the property not 
created by the landowner.  While acknowledging that the practical difficulties for the 
proposed development in complying with the requirements and standards for 
residential development on steep slopes are due to the steep slopes and heavy 
vegetation on the site, the application addresses three challenges unique to the 
property that were not created by the landowner: existing grade; stormwater; and 
utility easement.   

Existing Grade - The challenging grade on the parcel exists naturally and is not a 
condition that was created by the owner.  The slopes range from 45% up to nearly 
70% throughout the site. The retaining wall and resulting yard between itself and the 
building are a solution to allow light into the north facing units on the third floor. The 
building is designed to fit into the hillside as much as possible.  The footprint of the 
building is organized as a long east-west bar with as narrow a profile as possible to 
minimize excavation. To achieve this, the north facing units are designed to be very 
shallow (only 18’ deep), which reduces the overall depth and footprint of the building. 
Furthermore, no basement is proposed to minimize excavation. 
Stormwater - The slopes on the site coupled with the heavy vegetation are existing 
conditions that make managing stormwater very challenging. The retaining wall 
solves two problems: 1) The retaining wall and resulting yard space create a space 
to locate an underground stormwater retention pipe; and 2) The retaining wall allows 
the below grade water and surface runoff coming down the hill to be handled at the 
retaining wall rather than the building foundation. 
Utility Easement - The existing electrical utility easement along the south edge of 
the parcel requires the building to be sited further into the hillside which further 
necessitates the need for the retaining wall.   

(e) The variance will not permit any use that is not allowed in the zoning district where 
the affected land is located.  This finding can be met.  The applicant has applied to 
rezone the property from R1 single family residential to RM2 multiple family 
residential to allow construction of the proposed apartment building.  A variance of 
63.111(b) is needed to allow the development.  If the rezoning to RM2 is approved, 
the variance would not permit any use that is not allowed in the zoning district.     

(f)  The variance will not alter the essential character of the surrounding area.  The 
parcel has steep slopes and is heavily vegetated. The proposed retaining wall allows 
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the first two stories of the building to be built into the hillside and preserve the natural 
topography and vegetation directly to the north and west of it on about 60% of the 
site. The resulting recessed yard space between the retaining wall and the building is 
critical to provide light into the north facing units on the third floor.  While the variance 
to allow the development will represent a change to the character of the previously 
undeveloped property itself, the variance will not alter the essential character of the 
surrounding area.  Unlike the wooded steep slopes that have been preserved and 
kept free from development immediately to the east and southwest because they are  
in public ownership, the subject property and the developed R1 properties to the 
north are in private ownership.  The lots to the north are developed with single family 
residential uses on flatter ground on top of the bluff.  Development of the subject 
property will result in a change to the wooded steep sloped site, which is inconsistent 
with the undeveloped nature of the steep slope portions of R1 properties to the north, 
east and west, but compatible with the essential character of the surrounding area.  
The surrounding area is characterized by Highland Apartments to the southwest 
where there are two three-story apartment buildings, Highland Chateau directly to 
the south that provides transitional care rooms, unimproved Madison Street to the 
east and wooded bluff parkland beyond, and Snelling Avenue South and single 
family homes to the north and northwest along Lower St. Dennis Road and their 
steep sloped and wooded backyards abutting and near the project site.     

I. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of 
the request for variance of the requirements and standards for residential development on a 
steep slope to permit significant regrading, a tall retaining wall, and creation of trough-
shaped yards on property at 0 Madison Street (north of 2319 West 7th Street at West 7th 
Street and St. Paul Avenue), PIN 22.28.23.22.0080, subject to the following additional 
conditions: 

1. Final plans approved by the Zoning Administrator for this use must be in substantial 
compliance with the plans submitted and approved as part of this application.   

2. The specified elements of the required engineering report on slope stability and 
hydrology per § 63.111(a)(1-3) must be submitted to the City for review and acceptance 
before any permits will be issued, including grading permits.  The findings in the 
engineering report may result in required revisions to project plans as determined by 
Department of Safety and Inspections staff.  If revisions to project plans are required as 
a result of the engineering report, these revisions to plans must be made to all plans 
submitted to the City for approval before any permits will be issued, including grading 
permits.   

3. A private street to serve the development must be established.  The private street must 
be established based upon a plan submitted to and approved by both the Department of 
Public Works and the Department of Safety and Inspections, Division of Fire Inspections, 
before final site plan approval.     

4. The present reciprocal maintenance, use and easement agreement must be reviewed by 
the Department of Public Works and the City Attorney’s Office.  This review may result in 
revisions to the said agreement being required as added conditions to the variance 
granted here.  Revisions resulting from the review must be made to the present 
reciprocal maintenance, use and easement agreement. The revised reciprocal 
maintenance, use and easement agreement must be duly recorded with Ramsey County 
before final site plan approval.    





 

 

MEMORANDUM 

Treehouse  

Trellis Treehouse Acquisition LLC 

October 7, 2022 

 

To:  Kady Dadlez 

From:  Mike Madden 

Re:  Zoning Variance Findings 

 

 

Please find below written responses to the 4 required findings outlined in the variance application.  In addition, 

responses have been provided addressing the comprehensive plan and zoning code purpose and intent. 

 

The Variance is in harmony with the general purposes and intent of the zoning code. 

Response: 

The project is in harmony with the general purposes and intent of the zoning code.  It will provide housing 

choice and affordability, adheres to the goals of the comprehensive plan, and maintains adequate light, air, 

privacy and convenience of access to property for the current parcel as well as all neighboring properties.   

The variance is consistent with the comprehensive plan. 

Response: 

The project seeks to provide high quality affordable units for Seniors.  The variance to allow a tall retaining wall 

and a recessed yard is necessary to achieve the project goals of providing new construction of 36 deeply 

affordable senior housing.  The site was chosen due to proximity to an existing care facility that provides 

services that will be available to the residents of the new building.  The project shares many of the same goals 

as the comprehensive plan including: 

• Population growth focused around transit 

• Infrastructure for all ages and abilities 

• Decent, safe and healthy housing. 

• Well-designed, energy-efficient buildings 

• Fair and equitable access to housing 

• Stable rental housing 

• Improved access to affordable housing   
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1. Practical difficulties in complying with the provision of the code from which a variance is requested, and that 

the property would be used in a reasonable manner not permitted by the provision. 

Response: 

Without the construction of a retaining wall, it would not be possible to build on the property.  The retaining 

wall serves three main functions: 

a. The building is designed to strike a balance of fitting into the site while still achieving the goal of 36 

affordable units for seniors.  The design prioritizes placing all spaces that do not need windows 

along the north side of the building on the first two floors.  This approach allows grade on the north 

side of the building to be equal to the third-floor level which results in a retaining wall with an 

exposed face that is roughly a single story tall at its highest point rather than three stories tall.  The 

building footprint is stepped along the northwest corner which allows the retaining wall path to follow 

the natural contours at the steepest part of the hill to minimize the height as much as possible.  The 

height of the wall is greatest at the northwest corner and it is held even tighter to the building here 

to keep it as low as possible.  The result of these strategies is the creation of a recessed yard 

between the north side of the building and the retaining wall itself which acts as a light well allowing 

the third-floor spaces facing north.  The stairs and elevator shaft are located at the northwest corner 

to mitigate the reduced access to daylight given the height and proximity of the retaining wall.  As 

the wall moves to the east and it steps down with the natural topography which allows it to reduce 

the exposed face until it disappears altogether.  The third-floor units are arranged here to maximize 

views and daylight. 

b. The retaining wall will be constructed first and is intended to be slightly deeper than the footings of 

the proposed buildings.  This allows the wall to serve as shoring for the building and thereby 

minimize any over-excavation deeper into the hillside.  It also addresses the challenging issue of 

drainage by dealing with hydrostatic pressure created by water runoff to be handled with at the 

retaining wall rather than the building foundation wall.  A series of drain tiles along the retaining 

wall will be able to direct water away from the building’s foundation and into catch basins that will 

connect into the retention pipe.   

c. The site is bordered on the south side by an existing utility easement.  The entire parcel is steeply 

sloping to the north.  These conditions make locating an underground storm retention tank 

extremely challenging.  By constructing the retaining wall prior to the building, the resulting 

interstitial space allows a reinforced concrete pipe to be installed between the wall and building 

without needing to expand excavation to the east or west.  This solution also substantially reduces 

the need for additional tree removal. 

2. The plight of the landowner is due to circumstances unique to the property not created by the landowner. 

Response:   

Existing Grade 

The challenging grade on the parcel exists naturally and is not a condition that was created by the owner.  

The slopes range from 45% up to nearly 70% throughout the site.  These grades exist on 100% of the site.  

The retaining wall and resulting yard between itself and the building are a solution to allow light into the 

units of the third-floor units facing north.  The building is designed to fit into the hillside as much as possible.  
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The footprint of the building is organized as a long east-west bar with as narrow profile as possible to 

minimize the amount of excavation.  To achieve this the units facing north have been designed as very 

shallow units (only 18’ deep) which allows the overall depth of the building to be reduced.  Furthermore, no 

basement is proposed to further minimize excavation.   

Storm Water 

The slopes on the site coupled with the heavy vegetation are existing conditions that make managing storm 

water very challenging.  The retaining wall solves two problems 

1. The retaining wall and resulting yard space create a space to locate an underground storm 

water retention pipe. 

2. The retaining wall allows the below grade water and surface runoff coming down the hill to be 

handled at the retaining wall rather than the building foundation. 

Utility Easement  

The existing utility easement along the south edge of the parcel requires the building be pushed further into 

the hillside which further necessitates the need for the retaining wall 

3. The variance will not permit any use that is not allowed in the zoning district in which the property is located. 

Response:  The current zoning for the parcel is R-1.  In conjunction with this application the project is 

applying for the property to be changed to RM-2.  The proposed retaining wall is required to create a 

buildable area on which the project can be constructed.  The proposed project is allowed in the RM-2 

zoning; therefore, the variance would not enable a use that is not allowed.   

4. The variance will not alter the essential character of the surrounding area. 

The parcel slopes steeply to the south and is heavily vegetated.  Highland Apartments borders this site on 

the west and is comprised of two three-story apartment buildings.  Directly to the south is the Highland 

Chateau which provides transitional care rooms.  To the east is unimproved Madison Street and then 

natural parkland beyond.  To the north at the top of the bluff is Snelling Ave S and to the northwest are 

single family homes. 

The retaining wall allows the building to nestle into the hillside and preserve most of the natural topography 

and vegetation directly to the north and west of it.  The resulting recessed yard space between the retaining 

wall and the building is critical to provide light into the units on third floor.  This space is all but invisible from 

all surrounding properties.  The retaining wall itself is also designed to be largely obscured.  The exposed 

face of the wall follows the north and west wall of the proposed building and therefore is hidden behind the 

building from viewers downhill from the project (i.e. The Highland Chateau and pedestrians on St Paul Ave 

or 7th St West).  The vegetation and earth almost completely obscure the retaining wall from viewers uphill 

from the project (i.e. Snelling Ave S and the single family homes on top of the bluff). 

 

Attachments:  Treehouse Renderings, Treehouse Drawings 
 
c:  LHB Project No. 2022142 
 
m:\22proj\220142\300 design\regulatory\st. paul zoning\final applications\variance retaining wall\2022142 treehouse variance findings - 

final.docx 
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2319 7TH ST W
ST. PAUL, MN

TRELLIS, CO.

614 NORTH FIRST STREET, STE 100

MINNEAPOLIS, MN 55401

PHONE: 612.274.7817

CONTACT:  DAN WALSH

PROJECT NARRATIVE

TREEHOUSE APARTMENTS WILL PROVIDE NEW CONSTRUCTION OF 36 AFFORDABLE 

DWELLING UNITS.  THE PROJECT WILL INCLUDE AMENITIES SUCH AS A COMMUNITY ROOM 

WITH AN OUTDOOR PATIO, TENANT STORAGE, COMMON LAUNDRY, ONSITE SERVICES AND 

A MOVIE THEATER LOUNGE.

A SERIES OF RETAINING WALLS ARE USED TO ADDRESS THE SLOPING SITE AND CREATE A 

BUILDABLE AREA DIRECTLY BEHIND THE HIGHLAND CHATEAU HEALTH AND 

REHABILITATION CENTER.  ACCESS TO THE NEW BUILDING WILL BE PROVIDED VIA AN 

ACCESS EASEMENT WITH THE CHATEAU PARCEL.  IMPROVEMENTS TO THE EXISTING 

ACCESS DRIVE INCLUDING A NEW ACCESSIBLE PEDESTRIAN PATH WILL HELP CONNECT 

THE NEW BUILDING TO ST PAUL AVENUE AND 7TH ST WEST.

THE BUILDING RESPONDS TO THE UNIQUE CONDITIONS OF THE SITE.  THE NORTH SIDE OF 

THE FIRST TWO FLOORS ARE BELOW GRADE AND THEREFORE CONTAIN SUPPORT 

SPACES.  THE REMAINDER OF THE FIRST FLOOR IS COMPRISED OF THE LOBBY, 

COMMUNITY ROOM, MANAGEMENT OFFICE AND TUCK-UNDER PARKING.  THE UNITS ARE 

DISTRIBUTED ON THE UPPER FLOORS WITH THE LARGER AND DEEPER UNITS FACING 

SOUTH TO TAKE ADVANTAGE OF THE SOUTH LIGHT.  THE NORTH FACING UNITS ARE 

WIDER AND SHALLOWER.  

THE EXTERIOR MATERIALS ARE SELECTED TO REFLECT THE NATURAL SURROUNDINGS.  

THE FIRST FLOOR IS CLAD IN GREY BRICK SIMILAR TO THE BEDROCK THAT UNDERLIES 

THE SITE.  A WOOD GRAIN FIBER CEMENT PRODUCT IS VERTICALLY ORIENTED AT THREE 

DIFFERENT VOLUMES.  THE REMAINDER OF THE BUILDING IS CLAD IN A GREY FIBER 

CEMENT LAP SIDING.  GREEN ACCENTS ARE FOUND ON THE SOUTH SUNSHADES ON THE 

WINDOWS AS WELL AS THE TRELLIS OVER THE COMMUNITY PATIO AND EGRESS DOOR.

ZONING ANALYSIS

ZONING CLASSIFICATION

CURRENT: R1

PROPOSED: RM2

NOTE: ADJACENT CHATEAU PARCEL IS RM2

SETBACKS

FRONT: 25' (FACING MADISON ROW)

SIDE: 9' + 6'-8"/2 = 12'-4" *

REAR: 9' + 6'-8"/2= 12-4"

NOTE: * VARIANCE POSSIBLE AT SOUTH, SEE SITE PLAN & BUILDING SECTION

BUILDING HEIGHT

MAXIMUM: 50' (75' VIA C.U.P. FOR STRUCTURED PARKING)

PROPOSED: 56'-8" FACING SOUTH

36'-10" FACING NORTH

FLOOR AREA RATIO

MAXIMUM: 2.25 WITH STRUCTURED PARKING

PROPOSED: 31,280 BUILDING / 26,340 SITE = 1.19

PARKING

MINIMUM: 0

PROPOSED: 7 SPACES STRUCTURED TUCK-UNDER

BICYCLE PARKING

MINIMUM: 1 SPACE FOR 3 UNITS = 12 SPACES

PROPOSED: 8 RACKS, FOR 16 BIKES

Unit Type Description No. / Floor Total 
Type

Unit Area 
(NSF)

Combined 
Area (GSF)2nd 3rd

STUDIO B.1 3
STUDIO B.2

BR BA ACC. Type

B
B 3

UNIT TYPES AND DATA

STUDIO A 3A
4th 5th

0 1
0 1

0 1 375
392
428

1305
1350
1455

A 11BR A 1 1 634 2940
1 1 504 912041BR B 

NUMBER OF ACCESSIBLE UNITS REQUIRED

1. MN 1107.6.2.1.1 requires 2% of dwelling units be Type 'A' Accessible: 36 Units x 2% = 1
2. MHFA requires 5% of dwelling units be Type 'A' Accessible: 36 Units x 5% = 2
3. HUD requires 5% of dwelling units be Type 'A' Accessible: 36 Units x 5% = 2
4. HUD/ MHFA requires 2% of dwelling units for visual and hearing impaired: 36 Units x 2% = 1
5. MHFA governs 

NUMBER OF ACCESSIBLE UNITS PROVIDED

7 - Type 'A' Accessible Units are provided.
1 - Unit with accessible audible and visual alarms for the  visual and hearing impaired is provided. 

Units are designed to the following Accessibility Standards:
ACC. Type Accessibility Standard
A ICC/ANSI 117.1 - Type 'A' Accessible Unit
B ICC/ANSI 117.1 - Type 'B' Accessible Unit
B-HVI ICC/ANSI 117.1 - Units with Accessible Communication Features

UNIT ACCESSIBILITY DATA

6 10 3610 19,44410

1st

1-BEDROOM = 20  TOTAL 

-
-

-

-
-

-

Unit Area 
(GSF)

485
450
435

570
735

4
1
4

1
4

4
16B

STUDIOS = 16  TOTAL 

1

STUDIO B.3
STUDIO B.4

0
0

B
B

1
1

-
- 1

-
-

-

-
1

1
1

1

1
1

1
1

1

1
1

1
1

1

1 3
4

396
412472

462 1386
1888

BUILDING GROSS AREA

First Floor* 4756 SF
Second Floor 6631 SF
Third Floor 6631 SF
Fourth Floor 6631 SF
Fifth Floor 6631 SF
Total Gross Area 31,280 SF

* Does not include area first floor parking located under building above (1726 SF)
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ALTA/NSPS 
LAND TITLE SURVEY 

SURVEY FOR: 

Community Housing 
Development Corp. 

I\ I 
I 'I ' 

PROPERTY ADDRESS: 

,. 

AL TA/NSPS LAND TITLE SURVEY FOR: 

Community Housing Development Corp. 
LEGAL DESCRIPTION: 

That part of Lot 79, Lane's Edgcumbe Hills, according to the recorded plat thereof, Ramsey County, Minnesota, 
described as follows: Commencing at the Southeast corner of said Lot 79; thence West along the Southerly 
boundary of said Lot a distance of 263.4 feet; thence North 90 degrees a distance of 100 feet; thence East 90 
degrees a distance of 263.4 feet to the Easterly boundary of said Lot 79; thence South along said Easterly 
boundary line a distance of 100 feet to point of beginning. 

Being Registered land as is evidenced by Certificate of Title No. 570211. 

GENERAL SURVEY NOTES: 
1. The orientation of this bearing system is based on the Ramsey County coordinate grid (NAD 83-2011 Adj.). 

2. The legal description and easement information used in the preparation of this survey is based on the 
Commitment for Title Insurance prepared by Guaranty Commercial Title, Inc as agent for First American Title 
Insurance Company, Commitment No. 65560 dated April 12, 2020. 

OPTIONAL TABLE A ITEMS: 
1. Monuments have been placed at all major corners of the property described hereon, unless already marked or 

referenced by existing monuments or witnesses in close proximity to the corner. 

2. The address of the property described hereon ls Un-Assigned Oak Avenue, Saint Paul, Minnesota 55116. 

3. The property described hereon lies within Flood Zone X (Areas determined to be outside the 0.2% annual chance 
floodplain) per Federal Insurance Rate Map No. 27123 C 0093 G, dated June 4, 2010. 

4. The total area of the property described hereon is 26,340 square feet or 0.60468 acres. 

5. The contours depicted hereon ore per elevation data collected while conducting the fieldwork. The contour 
Interval is 1 foot. 

BENCHMARK: Tap of Minnesota Department of Transportation Geodetic Monument "6201 E" GSID #105444 
Elevotion = 804.74 feet. (NAVD 88) 

60. No zoning report or letter was received from the insurer pursuant to Optional Table A Item 6(0) of Table A, as 
set forth in the 2016 Minimum Standord Detail Requirements for ALTA/NSPS Land Title Surveys. 

8. Substantial features observed in the process of conducting the fieldwork ore depicted hereon. 

9. As of the date of this survey the property described hereon contains no striped parking spaces. 

11. Existing utllitles, services and underground structures shown hereon were located either physically, from existing 
records made available to us. by resident testimony, or by locations provided by Gopher State One Call, per 
Ticket No. 20153613, Ticket No. 20153700 & Ticket No. 20153739. However, lacking excavation, the exact 
location of underground features cannot be accurately, completely and reliably depicted. Where additional or 
more detailed information is required, the client is advised that excavation may be necessary. Other utilities 
and services may be present and verification and location of all utilities and services should be obtained from 
the owners of the respective utilities prior to any design, planning or excavation . 

13. The names of adjoining owners according to current tax records are depicted hereon. 

16. As of the date of this survey there is no observable evidence of current earth moving work, building 
construction or building additions on the property described hereon. 

SURVEY ITEMS PER SCHEDULE B: 
ITEM 6: Minerals and mineral rights reserved by the State of Minnesota, as shown on the Certificate of Title. 

ITEM 7: Electric easement(s) over subject property fn favor of Northern States Power Company, as created in 
Document No. 2062676. 

Said easements affect the surveyed property and are depicted hereon. 

ITEM 8: Telecommunications easement(s) over subject property in favor of Qwest Corporation, a Colorado 
corporation, as created in Document No. 2065320. 

Said easements affect the surveyed property and are depicted hereon. 

LEGEND: 

0 MANHOLE s SANITARY SEWER ,, ,, MANHOLE NOT FIELD LOCATED ss STORM SEWER 

® SANITARY MANHOLE w WATERMAIN 

® STORM MANHOLE G UNDERGROUND GAS 
viii!OR@ CATCH BASIN aHW OVERHEAD WIRE 

® GATE VALVE rYYYYYYYY'I TREELINE 

b. UTILITY POLE X 920.1 SPOT ELEVATION 

E-- GUY WIRE ,,,,---9 20/ EXISTING CONTOUR LINE 

i.ill GAS METER 

• BOLLARD 

i HANDICAPPED PARKING SPACE 

8oRt: TREE 

BITUMINOUS SURFACE 

CONCRETE SURFACE 

CERTIFICATION: 
To Community Housing Development Corporation, Guaranty Commercial Title, Inc., and First American Title Insurance 
Company: 

This is to certify that this map or plot and the survey on which it is based were made in accordance with the 2016 
Minimum Standard Detail Requirements for AL TA/NSPS Lond Title Surveys, jointly established and odopted by ALTA 
and NSPS, and includes Items 1, 2, 3, 4, 5, 6(a), 8, 9, 11, 13 and 16 of Table A thereof. The fieldwork was 
completed on June 2, 2020. 

7i(_' -J-un-e-18_._2_0_2_0. 

Lee J Nord 
Minnesota License No. 22033 
lnord@efnsuevey.com 

Un-Assigned Oak Avenue 
Saint Paul, Minnesota 55116 Egan, Field & Nowak, Inc. 

1229 Tyler Street NE, Suite 100 
Minneapolis, Minnesota 55413 

PHONE: (612) 466-3300 
FAX: (612) 466-3383 

WWW.EFNSURVEY.COM 
COPYRIGHT© 2020 By EGAN, FIELD & NOWAK, INC. 

land surveyors since 1872 

SHEET 1 OF1 
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FFE 820.55841.00842.00 TW

828.00 BW
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841.00 BW
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825.40 TW
820.40 BW
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STORM WATER
DETENTION
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820.28 819.58

819.20

824.00 TW
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825.50 TW
823.50 BW
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PMH-1
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PROPERTY LINE
PMH-3
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PCB-7

SHEET LEGEND

PHM - PROP. STORM MANHOLE
SEE SHEET C201

PCB - PROP. STORM CATCH BASIN
SEE SHEET C201

PROP. MINOR CONTOUR - 1' INTERVALS

PROP. MAJOR CONTOUR - 5' INTERVALS

CONSTRUCTION & DISTURBANCE LIMITS

PROPERTY LINE

PROP. STORM PIPE
SEE SHEET C201
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01 8/19/22 LAND USE APPLICATION

GRADING AND
DRAINAGE PLAN

JPH
MSA

1. BUILDING FINISHED FLOOR ELEVATION (FFE) OF 820.55 SHOWN ON GRADING PLAN CORRESPONDS TO ELEVATION 100'-0"
ON ARCHITECTURAL PLAN SHEETS.

2. GRADES SHOWN ARE FINISH SURFACE ELEVATIONS UNLESS OTHERWISE NOTED. THE CONTRACTOR SHALL MAKE
APPROPRIATE DEDUCTIONS FOR VARYING SURFACES TO DETERMINE SUBGRADE ELEVATIONS.

3. SPOT ELEVATIONS ALONG CURB LINES REPRESENT THE FLOWLINE UNLESS OTHERWISE NOTED.
3. ALL EXISTING AND PROPOSED STRUCTURE ACCESS COVERS SHALL BE ADJUSTED TO FINISHED GRADE BY THE

CONTRACTOR.
4. CONTRACTOR SHALL STOP WORK IMMEDIATELY IN THE AFFECTED AREA AND NOTIFY THE OWNER IF CONTAMINANTS ARE

FOUND IN THE EXISTING SOILS.
5. SIDEWALK CROSS-SLOPES SHALL NOT EXCEED 2.0%.
6. IN AREAS WHERE NEW FILL IS TO BE PLACED ON SLOPING GROUND, BENCHING THE SURFACE SHALL BE COMPLETED

PRIOR TO PLACING THE FILL.  BENCHING SHALL BE COMPLETED WHERE SLOPES ARE STEEPER THAN 4:1
(HORIZONTAL:VERTICAL).

7. SEE SHEET C101 FOR THE SEDIMENTATION AND EROSION CONTROL PLAN.
8. PROVIDE POSITIVE DRAINAGE AT ALL TIMES WITHIN THE CONSTRUCTION AREA.  DO NOT ALLOW WATER TO POND IN

EXCAVATION AREAS, AND MAINTAIN ALL EXISTING DRAINAGE PATTERNS.
9. UNLESS OTHERWISE NOTED, FINISH GRADE SHALL SLOPE AWAY FROM BUILDING WALL AT THREE PERCENT FOR A

MINIMUM DISTANCE OF TEN FEET IN UNPAVED AREAS.
10. THE CONTRACTOR SHALL BE RESPONSIBLE TO COMPLY WITH ALL OSHA REGULATIONS IN THE EXECUTION OF WORK

UNDER THIS CONTRACT.
11. REFER TO LANDSCAPE PLANS FOR AREAS TO RECEIVE PERMANENT SEED, SOD, TREES, AND SHRUBS, ETC.
12. THE CONTRACTOR SHALL ADJUST TO GRADE ALL MANHOLE STRUCTURES AND APPURTENANCES THAT FALL WITHIN THE

LIMITS OF THIS CONTRACT.  THE CONTRACTOR SHALL KEEP ALL SAID EXISTING UTILITIES AND THEIR APPURTENANCES
FREE OF DEBRIS AND OPERABLE AT ALL TIMES DURING CONSTRUCTION.  ADJUST VALVE BOXES PER X/CX.XX.

13. ALL GRADES WITHIN THE LANDSCAPED AREA SHALL NOT EXCEED 3 HORIZONTAL TO 1 VERTICAL AND HAVE A MINIMUM
GRADE OF 2%, UNLESS OTHERWISE NOTED.  GRADED SWALES MUST HAVE A MINIMUM BOTTOM SLOPE OF 0.5%.

14. ALL PAVEMENT GRADES SHALL BE AS FOLLOWS:
ASPHALT PAVEMENT - 1.5% MINIMUM, 4% MAXIMUM
CONCRETE PAVEMENT - 1% MINIMUM, 4% MAXIMUM
CONCRETE CURB AND GUTTER - 0.50% MINIMUM

1. ORDERING OBSTRUCTION AND EXCAVATION PERMITS: CONTACT PUBLIC WORKS RIGHT OF WAY SERVICE DESK AT (651)
266-6151.  IT IS STRONGLY RECOMMENDED THAT CONTRACTORS CALL FOR COST ESTIMATES PRIOR TO BIDDING TO OBTAIN
ACCURATE COST ESTIMATES.

2. OBSTRUCTION PERMITS: THE CONTRACTOR MUST OBTAIN AN OBSTRUCTION PERMIT IF CONSTRUCTION (INCLUDING SILT
FENCES) WILL BLOCK CITY STREETS, SIDEWALKS OR ALLEYS, OR IF DRIVING OVER CURBS.

3. EXCAVATION PERMITS:  ALL DIGGING IN THE PUBLIC RIGHT OF WAY REQUIRES AN EXCAVATION PERMIT.  IF THE PROPOSED
BUILDING IS CLOSE TO THE RIGHT OF WAY, AND EXCAVATING INTO THE RIGHT OF WAY IS NEEDED TO FACILITATE
CONSTRUCTION, CONTACT THE UTILITY INSPECTOR.

4. FAILURE TO SECURE PERMITS:  FAILURE TO SECURE OBSTRUCTION PERMITS OR EXCAVATION PERMITS WILL RESULT IN A
DOUBLE-PERMIT FEE AND OTHER FEES REQUIRED UNDER CITY OF ST. PAUL LEGISLATIVE CODES.

5. CONSTRUCTION IN RIGHT OF WAY: ALL WORK ON CURBS, DRIVEWAYS, AND SIDEWALKS WITHIN THE PUBLIC RIGHT OF WAY
MUST BE DONE TO CITY STANDARDS AND SPECIFICATIONS BY A CONTRACTOR LICENSED TO WORK IN THE CITY RIGHT OF
WAY UNDER A PERMIT FROM PUBLIC WORKS SIDEWALKS SECTION (651-266-6147). SIDEWALK GRADES MUST BE CARRIED
ACROSS DRIVEWAYS.

6. RIGHT OF WAY RESTORATION: RESTORATION OF ASPHALT AND CONCRETE PAVEMENTS ARE PERFORMED BY THE PUBLIC
WORKS STREET MAINTENANCE DIVISION. THE CONTRACTOR IS RESPONSIBLE FOR PAYMENT TO THE CITY FOR THE COST OF
THESE RESTORATIONS. THE CONTRACTOR SHALL CONTACT PUBLIC WORKS STREET MAINTENANCE TO SET UP A WORK
ORDER PRIOR TO BEGINNING ANY REMOVALS IN THE STREET AT 651-266-9700. PROCEDURES AND UNIT COSTS ARE FOUND
IN STREET MAINTENANCE'S "GENERAL REQUIREMENTS - ALL RESTORATIONS" AND ARE AVAILABLE AT THE PERMIT OFFICE.

7. INSPECTION CONTACT: THE DEVELOPER SHALL CONTACT THE RIGHT OF WAY INSPECTOR JIM HEHN AT 651-485-0417 ONE
WEEK PRIOR TO BEGINNING WORK TO DISCUSS TRAFFIC CONTROL, PEDESTRIAN SAFETY AND COORDINATION OF ALL WORK
IN THE PUBLIC RIGHT OF WAY. NOTE: IF A ONE WEEK NOTICE IS NOTE PROVIDED TO THE CITY, ANY RESULTING DELAYS
SHALL BE THE SOLE RESPONSIBILITY OF THE CONTRACTOR.
AS PART OF THE ROW PERMITTING PROCESS, TWO WEEKS BEFORE ANY WORK BEGINS THAT IMPACTS THE ROW IN ANY
WAY, THE DEVELOPER SHALL PROVIDE THE ROW INSPECTOR THE NAME AND CONTACT INFORMATION TO THE
CONSTRUCTION PROJECT MANAGER OR CONSTRUCTION PROJECT SUPERINTENDENT. IF THE INFORMATION IS NOT
PROVIDED THERE MAY BE A DELAY IN OBTAINING PERMITS FOR THE WORK IN THE ROW. SAID DELAYS WILL BE THE SOLE
RESPONSIBILITY OF THE DEVELOPER.

8. SAFE WORK SITE REQUIREMENTS: THE CONTRACTOR SHALL PROVIDE A CONTINUOUS, ACCESSIBLE AND SAFE PEDESTRIAN
WALKWAY THAT MEETS ADA AND MN MUTCD STANDARDS IF WORKING IN A SIDEWALK AREA, AND TRAFFIC CONTROL PER MN
MUTCD REQUIREMENTS FOR WORK IN THE PUBLIC RIGHT OF WAY.

9. ENCROACHMENTS: PER CHAPTER 134 OF THE LEGISLATIVE CODE, NO PERSON SHALL CONSTRUCT AND MAINTAIN ANY
PROJECTION OR ENCROACHMENT WITHIN THE PUBLIC RIGHT OF WAY.
CONSTRUCTION OF THE DEVELOPMENT THAT NECESSITATES USE OF THE RIGHT OF WAY (ROW) FOR CONSTRUCTION
PURPOSES SHALL BE LIMITED TO EQUIPMENT, PERSONNEL, DEVICES, AND APPURTENANCES THAT ARE REMOVABLE
FOLLOWING CONSTRUCTION. ENCROACHMENT PERMITS WILL NOT BE GRANTED FOR DEVICES SUCH AS TIE BACKS, ROCK
BOLTS, H-PILES, LAGGING, TIMBERS, SHEET PILING, ETC. THAT THE OWNER IS SEEKING TO ABANDON IN THE ROW.
SECTION 3201.3 OF THE MINNESOTA BUILDING CODE DEFERS FINAL AUTHORITY OF ENCROACHMENTS INTO PUBLIC RIGHTS
OF WAY/PUBLIC PROPERTY TO THE LOCAL AUTHORITY. CITY LEGISLATIVE CODE GOVERNS MANAGEMENT OF THE PUBLIC
RIGHT OF WAY. PROVIDED SUCH INSTALLATIONS ARE APPROVED BY PUBLIC WORKS, FOOTINGS MAY BE ALLOWED TO
ENCROACH INTO CITY ROW NO MORE THAT TWELVE (12) INCHES AT DEPTHS BELOW 8 FEET AS PROVIDED FOR IN
MINNESOTA BUILDING CODE SECTION 3202.1. SAID ENCROACHMENTS WOULD REQUIRE AN ENCROACHMENT PERMIT FROM
THE CITY PER CHAPTER 134 OF THE LEGISLATIVE CODE.

10. ROADWAY RESTORATION: AS PER THE CITY'S "STANDARD SPECIFICATION FOR STREET OPENINGS" POLICY, RESTORATION
ON ROADWAY SURFACES LESS THAN 5 YEARS OLD WILL BE REQUIRE FULL WIDTH MILL AND OVERLAY OR ADDITIONAL
DEGRADATION FEES. DEGRADATION FEES WILL BE DETERMINED BY CONTACTING THE RIGHT OF WAY SERVICE DESK AT
651-266-6151. PAVEMENT RESTORATION SHALL BE COMPLETED BY THE ST. PAUL PUBLIC WORKS STREET MAINTENANCE
DIVISION. ALL RELATED COSTS ARE THE RESPONSIBILITY OF THE DEVELOPER/CONTRACTOR. CONTACT STREET
MAINTENANCE 651-266-9700 FOR ESTIMATE OF COSTS FOR PAVEMENT RECONSTRUCTION.

11. SIGNING: SIGNS REGULATING PARKING AND/OR TRAFFIC ON A PRIVATE PROPERTY (OUTSIDE OF THE PUBLIC ROW) SHALL
BE FURNISHED AND INSTALLED BY THE PROPERTY OWNER OR CONTRACTOR AT NO COST TO THE CITY OF ST. PAUL
DEPARTMENT OF PUBLIC WORKS.
REMOVAL OF EXISTING SIGNS WITHIN THE PUBLIC ROW THAT REGULATE TRAFFIC AND/OR PARKING SHALL BE COMPLETED
BY THE CITY AT THE EXPENSE OF THE DEVELOPMENT. NEW SIGNS OR THE REINSTALLATION OF EXISTING SIGNS, AS
APPROVED BY PUBLIC WORKS TRAFFIC ENGINEERING, REGULATING PARKING AND/OR TRAFFIC IN THE PUBLIC ROW SHALL
BE FURNISHED AND INSTALLED BY THE CITY AT THE EXPENSE OF THE DEVELOPMENT. ALL EQUIPMENT, MATERIALS, AND
LABOR COSTS ASSOCIATED WITH THE CITY AFFECTING A COMPLETE SIGN INSTALLATION SHALL BE THE RESPONSIBILITY OF
THE DEVELOPMENT. CONTACT CHRIS GULDEN OF PUBLIC WORKS 651-266-9778 TWO WEEKS IN ADVANCE OF NEEDED SIGN
WORK.

12. MISCELLANEOUS: ANY PUBLIC INFRASTRUCTURE DAMAGE RESULTING FROM THE CONTRACTOR'S ACTIVITIES, INCIDENTALS
OR OTHERWISE, SHALL BE REPAIRED/REPLACED TO THE SATISFACTION OF THE CITY AT NO COST TO THE CITY.

GRADING NOTES

CITY OF ST. PAUL NOTES
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01 8/19/22 LAND USE APPLICATION

SITE LAYOUT AND
SURFACING PLAN

JPH
MSA

1. PROVIDE 4-INCH WIDE WHITE SOLID STRIPING IN AUTOMOBILE PARKING AREAS.
2. PROVIDE PAINT SYMBOLS AND SIGNAGE AT ACCESSIBLE PARKING SPACES.
3. REFER TO ARCHITECTURAL AND STRUCTURAL PLANS FOR ACTUAL BUILDING DIMENSIONS, STOOP AND RAMP

LOCATIONS.
4. WHEN CONSTRUCTING BITUMINOUS PAVEMENT WITH AN UNSUPPORTED FREE EDGE, PROVIDE FORM-BOARD OR

SAWCUT TO PROVIDE STRAIGHT VERTICAL EDGE.
5. THICKENED PAVEMENT EDGE SHALL BE PROVIDED AT ALL FREE EDGES. SEE X/CX.XX.
6. THE CONTRACTOR SHALL CONSTRUCT ALL PAVEMENTS TO CONFORM WITH THE CORRECT LINES, AND FINISHED

GRADES AS INDICATED ON THE PLANS.  NO PONDING OF WATER WILL BE ALLOWED.
7. THE CONTRACTOR SHALL CONSTRUCT ALL PAVEMENTS TO MATCH EXISTING PAVEMENT GRADES AT TIE-IN POINTS.

CUT CONTRACTION JOINTS AT EXISTING JOINT LOCATIONS.
8. CONTINUE ALL JOINTS THROUGH THE CURB.
9. SAW ALL CONCRETE CONSTRUCTION JOINTS, CLEAN THEM OF DEBRIS, BLOW THEM DRY AND IMMEDIATELY SEAL

WITH JOINT SEALANT.
10. REINFORCE ODD SHAPED PAVING PANELS WITH #3 BARS AT 24" EACH WAY.  AN ODD SHAPED PANEL IS CONSIDERED

TO BE ONE IN WHICH THE SLAB TAPERS TO A SHARP ANGLE WHEN THE LENGTH TO WIDTH RATIO EXCEEDS 3 TO 1
OR WHEN A SLAB IS NEITHER SQUARE NOR RECTANGULAR.

11. MATCH NEW CONSTRUCTION/CONTRACTION JOINTS WITH JOINTS IN ADJACENT CONCRETE.
12. ENSURE POSITIVE DRAINAGE AT ALL PAVEMENT REPLACEMENT LOCATIONS.

1. REFER TO ARCHITECTURAL AND STRUCTURAL PLANS FOR ACTUAL BUILDING DIMENSIONS, STOOP AND RAMP
LOCATIONS.

2. DIMENSIONS ARE TO EDGE OF PAVEMENT, BACK OF CURB, OUTSIDE FACE OF BUILDING, EDGE OF WALK, OR
CENTER OF STRUCTURE UNLESS OTHERWISE NOTED.

3. ALL RADII ARE 5'-0" UNLESS OTHERWISE NOTED.

1. ALL WORK SHALL BE DONE IN ACCORDANCE WITH THE PLANS AND REQUIREMENTS OF THE DETAILED
SPECIFICATIONS.

2. OBTAIN ALL NECESSARY PERMITS PRIOR TO CONSTRUCTION.  THE CONTRACTOR SHALL PAY ALL PERMIT AND
OTHER ASSOCIATED FEES REQUIRED BY LOCAL, STATE AND FEDERAL AGENCIES.

3. ANY WORK LOCATED ON PUBLIC RIGHT-OF-WAY SHALL CONFORM TO ALL APPLICABLE REQUIREMENTS OF
STANDARD SPECIFICATIONS FOR CONSTRUCTION OF THE CITY OF SAINT PAUL PUBLIC WORKS DEPARTMENT,
ENGINEERING DIVISION, CURRENT EDITION.

4. THE CONTRACTOR SHALL FURNISH AND MAINTAIN ALL NECESSARY BARRICADES, WARNING SIGNS, LIGHTS AND
FLAGMEN AS PER THE CITY OF SAINT PAUL PUBLIC WORKS REQUIREMENTS. COST SHALL BE CONSIDERED
INCIDENTAL TO THE PROJECT.  BARRICADES SHALL CONFORM TO THE "MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES" (MUTCD).

5. MECHANICAL, ELECTRICAL, AND ARCHITECTURAL ELEMENTS SHOWN ON THE CIVIL PLANS ARE FOR INFORMATION
ONLY.  REFER TO THE APPROPRIATE DISCIPLINE DRAWINGS FOR DETAILS OF THESE ITEMS.

6. ALL DEBRIS AND REFUSE RESULTING FROM CONSTRUCTION OPERATIONS SHALL BE HAULED OFF-SITE AND
DISPOSED OF PROPERLY AT THE CONTRACTOR'S EXPENSE.

7. UPON COMPLETION OF WORK, THE CONTRACTOR SHALL PROVIDE A SURVEY OF COMPLETED WORK FOR AS-BUILT
SUBMITTAL TO THE CITY OF SAINT PAUL

8. CONTRACTOR SHALL PROTECT FROM DAMAGE ALL EXISTING FEATURES DESIGNATED TO REMAIN. ANY FEATURES
DAMAGED BY THE CONTRACTOR SHALL BE REPAIRED BY THE CONTRACTOR AT NO COST TO THE OWNER.

9. THE CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES PRIOR TO COMMENCING
WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL UNDERGROUND UTILITIES. UTILIZE THE ONE
CALL EXCAVATION NOTICE SYSTEM OF "GOPHER ONE CALL" CALL 1-800-252-1166.

10. THE CONTRACTOR IS RESPONSIBLE FOR ALL CONSTRUCTION STAKING. SEE SPECIFICATIONS FOR REQUIREMENTS.
11. THE BUILDING LOCATION AND LAYOUT SHALL BE ESTABLISHED FROM THE ARCHITECTURAL AND STRUCTURAL

PLANS. THE ELECTRONIC SITE DRAWING FILE SHALL NOT BE USED TO SET THE BUILDING LOCATION AND/OR LAYOUT.
THE CONTRACTOR SHALL VERIFY THE BUILDING LOCATION WITH SITE INTERFACES INCLUDING BUT NOT LIMITED TO
UTILITIES, SIDEWALKS, EXISTING GRADES, AND PROPOSED GRADES. THE CONTRACTOR SHALL FIELD VERIFY ALL
DIMENSIONS PRIOR TO EXECUTING THE WORK. NOTIFY THE ENGINEER IF FIELD CONDITIONS VARY FROM THE PLAN.

12. USE TEMPORARY CONSTRUCTION FENCING OR BARRIERS TO SECURE THE BUILDING SITE FOR PROTECTION OF
PERSONS AND PROPERTY AS REQUIRED.

SITE PLAN NOTES

LAYOUT PLAN NOTES

GENERAL NOTES
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Resolution 2022-13D 

HDC Resolution for Treehouse Senior Living Project at St. Paul Ave and 
West 7th Street 

 
WHEREAS the Highland District Council’s (HDC) Community Development Committee met with 
Trellis,  to review the Treehouse project that will build 36 units of affordable independent 
senior living  on West 7th Street and St. Paul Ave., behind the Highland Chateau; and  
 
WHEREAS Trellis has applied for a rezone of the property from R-1 to RM-2, which is the same 
zoning as the Highland Chateau and the orientation and access of the building are only to W. 7th 
street; and 
 
WHEREAS Trellis has applied  for a variance of § 63.111(b) Buildings should be designed to fit 
into the hillside without significant regrading to protect the stability of the slope and preserve 
existing trees while preventing excessively tall retaining walls and unattractive trough-shaped 
yards between buildings and retaining walls. Multi-story buildings are encouraged to reduce the 
size of the building footprint; and  
 
WHEREAS the Highland District Council wrote two letters of support for this project on July 22, 
2020 and June 24, 2021, and met again in May of 2022 to discuss details of the project, 
outreach and engagement with neighbors; and  
 
WHEREAS the HDC dropped 30 flyers to surrounding neighbors in May of 2022, Trellis door 
knocked, held meetings with the residents of Highland Chateau, and sent follow up information 
to the apartments next door; and 
 
WHEREAS  the HDC realizes that seniors are the fastest growing homeless community in 
Ramsey County, and this is an opportunity to help address this concern by providing affordable 
housing to those in need; and 
 
WHEREAS the HDC realizes there is a strong need for independent living homes for low income 
seniors in our community, and this site allows for ease of access to amenities, transportation, 
and the partnership with Highland Chateau and their management company is a perfect fit to 
help seniors age in place; and 
 
WHEREAS the architect that has been working with Trellis has designed the retaining wall with 
sheet piling to minimize disturbance to the hill, and to avoid over excavating to preserve the 
tree canopy above; therefore 
 
BE it RESOLVED, that the Highland District Council Board of Directors supports the Trellis senior 
living project at St. Paul Ave and West 7th Street, behind the Highland Chateau, and 

https://www.highlanddistrictcouncil.org/


 

Resolution 2022-13D 

recommends support for the applications to rezone the property from R-1 to RM-2 and a 
variance for the retaining wall along the hill side of the project.   
 
Approved Oct 18, 2022 
By the Community Development Committee of the Highland District Council  

https://www.highlanddistrictcouncil.org/


From: Bill Reiling
To: Dadlez, Kady (CI-StPaul)
Subject: Fw: The Treehouse proposal
Date: Sunday, November 6, 2022 8:43:13 AM

Think Before You Click: This email originated outside our organization.

From: Bill Reiling
Sent: Sunday, November 6, 2022 9:40 AM
To: kady.dadlez@ci.stpaul.mn.s <kady.dadlez@ci.stpaul.mn.s>
Subject: The Treehouse proposal
 
The Treehouse proposal should be declined. 1. It is a bad precedent to change zoning. 2. It is
an extremely difficult site to develop not only for physical conditions but also for enviromental
and safety reasons. 3. This development will disrupt the neighborhood. 

It is not necessary to meet some pressing social need. Senior housing is readily available
throughout the city. 

Please express these concerns to the city council. Thank you. 

William S. Reiling   2116 Lower Saint Dennis Road. 651 353 7805

Sunrise Banks made the following annotations:
This e-mail, and any attachments, contains information that is, or may be, covered by
electronic communications privacy laws, and is also confidential and proprietary in nature,
intended solely for the use of the individual to whom it is addressed. Any views or opinions
expressed are solely those of the author and do not necessarily represent those of Sunrise
Banks. If you are not the intended recipient, please be advised that you are legally prohibited
from retaining, using, copying, distributing, or otherwise disclosing this information in any
manner. Please reply to the sender that you have received this communication in error, and
then immediately delete it.
SECURITY NOTICE: Sunrise Banks will never ask you to send non-public private
information through e-mail, such as your PIN, Social Security numbers, or account numbers.
Please do not respond to any e-mail requesting this type of information.

mailto:bill.reiling@sunrisebanks.com
mailto:Kady.Dadlez@ci.stpaul.mn.us


November 21, 2022 
 
Dear Zoning Committee Secretary, Ms. Dadlez, and Ms. Skarda: 
 
We are writing this letter to express our opposition to the proposed Treehouse  
senior housing development currently planned by Trellis developers at 0 Madison Street 
(ZF# 22-104-395, ZF# 22-116-859, and ZF# 22-104-315, North of 2319 W. 7th St.). As 
residents of the neighborhood along the ridge directly above the proposed construction 
site, we wanted to share our concerns about this project. They are as follows: 
 

1. Size and scale of the project. As we understand it, the proposed Treehouse project is 
a 5-story structure that would be built on a currently undeveloped lot located on the 
bluff behind the Highland Chateau.  The Developer is seeking approval to re-zone 
the lot from single-family to multi-family use. In addition, they are requesting a 
variance to allow the building to reach 56’ in height to accommodate the planned 5 
stories. As designed, this building will tower over Highland Chateau and the other 
buildings adjacent to it. All along St. Paul Avenue, the multi-family residences are no 
higher than three stories.  
 
Having a building of this size in this location takes away from the unique nature and 
setting of the bluff and eats into the parkland corridor along St. Paul Avenue and 
West Seventh Street. The developer’s interest in this unusual site makes us question 
their future plans – is this project simply a precursor to a complete redevelopment 
of this site? If so, approving this project will inevitably set a precedent for other 
development along this corridor. 
 
As the city is no doubt aware, there are several senior living facilities that already 
exist along West Seventh. In fact, Lexington Landing is completing an expansion of 
their facility to include 91 additional senior apartments. Is this development truly 
needed? Was there no thought to affordable housing for the Lexington Landing 
development? 
 

2. Environmental impact. The structure will be built on a currently undeveloped, 
extremely sloped portion of the bluff which will need to be excavated to create a 
buildable lot. This will inevitably create runoff issues as dozens of trees will need to 
be removed. It will be difficult to erect a building of this size on the extremely sloped 
site (temporary shoring of the bluff will require a very elaborate bracing system), 
and it will require foundations that will have to permanently resist the backfill 
associated with building 2 stories into the hill. In addition, this site serves as a 
wildlife corridor for several families of deer, coyotes and turkeys which will 
inevitably be disrupted by this construction. 

 
 
Some of us attended a Highland District Council meeting to voice our opposition to the 
project. We were not made aware of a subsequent meeting where the HDC voted to 



approve this development. We certainly would have attended to make our disapproval 
known.  
 
We support building more affordable housing in St. Paul. However, building on this unique, 
and in our mind, untenable lot makes little sense. Surely there are other options to consider 
before destroying this irreplaceable property. 
 
We look forward to your response- we would like your confirmation that our opposition to 
this project is officially submitted and on record.  
 
Sincerely (All Residents of Saint Paul, MN 55116), 
 
Rick and Mary Johnson, 2112 Lower Saint Dennis Road 
 
Anna Mollner Lipman and David Lipman, 1120 Saint Dennis Court 
 
Linda K. Warner and Kenneth B Hoj, 2184 Lower Saint Dennis Road 
 
Mark and Ann Runyon, 2117 Upper Saint Dennis Road 
 
Bill and Joanne Reiling, 2116 Lower Saint Dennis Road 
 
John and Susan Mollner, 2164 Lower Saint Dennis Road 
 
Glenn Bergman, 2124 Lower Saint Dennis Road 
 
Jolene and Chad Cutshall, 2108 Lower Saint Dennis Road 
 
Brigid Chase Curtiss and John Curtiss, 2105 Lower Saint Dennis Road 
 
Steve and Michele DuMond, 1140 Saint Dennis Court 
 
Daniel and Rebecca Matschina, 2109 Upper Saint Dennis Road 
 
Paul Andersen, 2125 Lower Saint Dennis Road 
 
Cheryl and Richard Jeske, 2138 Lower Saint Dennis Road 
 
Mike and Lesa Bader, 2193 Upper Saint Dennis Road 
 
Nathan George, 2148 Lower Saint Dennis Road 
 
Steve and Julie Jandrich, 2004 Edgcumbe Road 
 
Patricia Marzolf, 2152 Upper Saint Dennis Road 
 



Treehouse Rezoning and Variance – 0 Madison Street (north of 2319 West7th Street) 

2319 West 7th Street – Highland Chateau Health Rehabilitation Center at West 7th Street & St. Paul Avenue 

 

Aerial view showing the Highland Chateau property and the property proposed for rezoning and development north of the building 

 



Highland Chateau driveway that is proposed to provide access to and from the 0 Madison Street 

 

 

Behind the Highland Chateau property at 2319 West 7th Street looking at parcel proposed for rezoning and development 

 



Apartment buildings to the southwest along St. Paul Avenue 

 

Commercial uses to the south along West 7th Street 

 

 

  



Single family homes atop of the bluff to the north 

 

Aerial view showing the relationship between the project site and the uses to the north (pictire on right shows parcel lines in pink) 
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