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See attached Variance Narrative for additional information
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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.

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

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

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

Required site plan is attached
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Project Summary
The Block 2B Mixed-Use Project is a Ryan Companies (Ryan) owned and developed project
located in the northern portion of the Highland Bridge development, south of Ford Pkwy and west
of Outlot B (also known as the Civic Square). The 2.19 acre site is one of four parcels split from
the original Block 2 within the F5 Business Mixed Zoning District. Block 2 was initially divided
between Lot 1 and Lot 2 through the original FORD plat by a diagonal line between Outlot B and
Outlot C, but the Northern Highland Bridge plat was recorded in 2023 to split Block 2 into four
separate parcels, Lots 1-4:

1. Lot 1, Block 2 (or “Block 2A”), will be developed at a future date, anticipated to be a

Mixed-Use Project or Commercial Project.

2. Lot 2, Block 2 (or “Block 2B”), is proposed to be developed into a Mixed-Use Project.
Lot 3, Block 2 (or “Block 2C”), is proposed to be developed into a Commercial Project.
4. Lot 4, Block 2 (or “Block 2D”), is currently under construction with a 55+ active adult

development anticipated to open in Spring of 2025.

(98]

The Block 2B project is proposing a four-story, 97 unit mixed-use residential building with
approximately 23,500 square feet of retail spread beneath the residential portion of the four-story
massing and within three one-story buildings. Two levels of structured parking are provided
interior to the site, the second level providing parking for the retail users and the lower level
providing secured parking for the residential tenants. Vehicular access to the site is directly from
Hillcrest Ave to the south which provides access to both levels of the structured parking. The
mixed-use components of the building are consistent with the business mixed focused goals of the
F5 Zoning District. Construction is expected to start in the Spring of 2025 with project completion

in the Fall of 2026.
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Figure 1: Highland Bridge Block 2B Layout



The design of Block 2 is significantly affected by various grade changes, the need to create ADA
compliant connections that also work within grade changes, and the desire to create a pedestrian
friendly scale of development along Ford Pkwy. The current sidewalk along Ford Pkwy is not
ADA compliant and the proposed buildings are seeking to improve access for all abilities on this
parcel. Grade changes along Ford Pkwy for the lot are approximately 16 feet from the east to west
corners, grade changes from Hillcrest Ave to Ford Pkwy on the west side of the parcel are
approximately 9 feet, and grade changes along Hillcrest Drive and Hillcrest Ave from east to west
are approximately 5 feet. These various slopes throughout the parcel further complicate ADA
pedestrian access as well as market-required parking for the site. A series of ramps, stairs and
changes of building heights work within these constraints (with very little tolerance) to create a
vibrant, mixed use development proposal.
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Figure 2: Highland Bridge Block 2B Grade Change



Variance Request 1: Floor Area Ratio (FAR)

The Block 2B project is located within the F5 Business Mixed Zoning district which requires the
project to provide between a 2.0-4.0 Floor Area Ratio (FAR) within its project boundary. The
Block 2B project is pursuing a variance to be under the minimum FAR requirement with a 1.0
FAR, a difference of 1.0 FAR.

Note that the Block 2C project to the east is requesting a similar FAR variance as a part of its
respective entitlement approvals. The Block 2D project that is under construction has an FAR of
3.1, which is within the allowable FAR range for the F5 district, but the Block 2A project FAR is
unknown at this time as the specific development programming for that lot is undetermined. When
viewing the known Block 2 projects together (excluding Block 2A) the FAR equates to
approximately 1.7 which is much closer to the allowable range of the F5 district. The collective
Block 2 FAR may exceed the 2.0 minimum FAR depending on what specific development
programming is brought forth on Block 2A in the future. However, dimensional standards are
applied to each lot, rather than block, so each individual parcel needs to be calculated for FAR
instead of the entire block. Figure 1.1 depicts the project boundaries with their respective FAR
values along with the total Block 2 boundary and FAR calculation denoted.
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Supporting Information
1. Circumstances unique to the property (not created by the landowner) that create practical

difficulties in complying with the provision of the code from which a variance is requested.

a. The presence of the two civic spaces, Outlot B (Civic Square) and Outlot C (Civic
Plaza) as identified in the Ford Site Master Plan, constrains the alignment of the
roadway network surrounding Block 2 which results in a large, awkward shaped
land area to be developed. Angled property lines along the southeast corner of
Block 2B, created in order to accommodate the required public pedestrian pathway
easement, result in inefficiencies within the proposed building resulting in less
building square footage. The pathway easement requirement also increases the
undevelopable space on the block. If the roadway network and parcel lines for
Block 2 reflected a more standard block and there were no site requirements for
connections of adjacent parcels, additional density could be added to increase the
FAR.

b. Existing site conditions such as perched water table, shallow bedrock, and an
approximately 16 ft grade change across Block 2B limits the developable area
within the lot. The various conditions constrain the layout of the buildings and
ultimately how large the different building components can be, thus limiting
achievable FAR.

c. Delivering a variety of viable commercial and employment uses at Highland Bridge
to contribute to economic development is a goal of the Master Plan. The
commercial component of the mixed-use project includes higher parking demands
than most projects expected within Highland Bridge due to myriad tenants and
market demands for commercial tenant operations. The higher demand for parking
increases the amount of site area necessary compared to the size of the building,
which impacts the FAR calculation. Note that the FAR calculation excludes
structured parking even though it is a part of the physical building structure. If
structured parking were included in the calculation, the minimum 2.0 FAR would
be achieved.

d. There are various micro- and macro-economic factors that have delayed the
development of Block 2 over the past five years. A worldwide health pandemic
leading to increased material costs and supply chain issues, a local rent stabilization
policy deterring typical development capital sources, federal tightening of
monetary policy, and other factors have resulted in multiple iterations of this
development to stall. The proposed development is a financially feasible
development that complies with the spirit of the Ford Site Master Plan, will bring
jobs and tax base to the City of St. Paul, and will provide a vibrant front door to the
Highland Bridge development for years to come should this variance be granted.



2. The property is proposed to be used in a reasonable manner, consistent with the intent and

purpose of the provision of the code from which a variance is requested.

a.

The Ford Site Master Plan manages density with various requirements such as FAR,
setbacks, building height, and various lot coverage requirements. While the Block
2B project is under the minimum FAR requirement, the project does meet the
setback requirements. The Block 2B project is also seeking variances for building
height to be below the minimum building height and for building lot coverage to
be above the maximum lot coverage.

The Master Plan emphasizes holding street corners and major roadway edges with
building facades, and activating pedestrian pathways, which the Block 2B project
design has achieved.

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

property is located.

a.

The mixed-use project is an allowed use within the F5 Business Mixed District.

4. The variance is consistent with the comprehensive plan and will not alter the essential

character of the surrounding area.

a.

One of the guiding principles of the Ford Site Master Plan is Mix of Uses and
Activities in which the mixed-used building provides a vibrant place to live and
work. Another guiding principle of the Master Plan is Jobs and Tax Base in which
the mixed-use building provides business and employment opportunities for the
development.

The Comprehensive Plan includes a Land Use section that lists Goal 3 as “access
to employment and housing choice”, Goal 7 as “quality full-time jobs and livable
wages”, Policy LU-5 of “Encourage flexible building design to ensure ongoing
functionality and viability, and to respond to new market opportunities”, and Policy
LU-7 of “Use land use and zoning flexibility to respond to social, economic,
technological, market and environmental changes, conditions and opportunities.”
The Block 2B project supports the various Land Use goals of the comprehensive
plan by providing a housing and employment opportunity through a unique
development layout that adapts to a constrained site and economic conditions.



Variance Request 2-4: Building Height

The Block 2B project is located within the F5 Business Mixed Zoning district which requires the
project to provide between 40-65 ft of building height. The Block 2B project is compliant with
the minimum building height requirement for the four story mixed-use building (Building A).
However, zoning dimensional standards are applied to each building within the same lot, so the
other three buildings within the lot that are shorter than 40 ft require individual variances. The
standalone retail buildings are designed to integrate with the lower massing of the four story
massing to provide a consistent retail aesthetic and provide an active and vibrant pedestrian
experience along Ford Parkway. The standalone retail buildings do not have a residential
component above like the four story building does due to both side design goals and economic
factors beyond the applicant’s control.

The Block 2B project is pursuing variances to be under the minimum building height requirement
for:
e The Retail B building with a height of 15 ft, a difference of 25 ft below the minimum
height requirement.
e The Retail C building with a height of 15 ft, a difference of 25 ft below the minimum
height requirement.
e The Retail D building with a height of 12 ft, a difference of 28 ft below the minimum
height requirement.
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Figure 4: Highland Bridge Block 2B Northwest Perspective View



Supporting Information
1. Circumstances unique to the property (not created by the landowner) that create practical

difficulties in complying with the provision of the code from which a variance is requested.

a.

The long Ford Pkwy street frontage of the Block 2B parcel hinders pedestrian
access from Ford Pkwy further into Highland Bridge- especially when combined
with the substantial grade change in this area. Separate smaller buildings were
provided in order to create pedestrian scaled development along Ford Pkwy,
allowing for ample access and permeability between the primary frontage to the
structured parking hidden at the rear of the retail buildings and further into the
Highland Bridge development. The separate, smaller buildings are not feasibly
developed into 40 ft buildings due to the smaller footprint of the buildings and the
use as retail only.

Existing grade change of approximately 16 ft across Block 2B limits the building
height when measured using the average grade of the lot. Buildings B & C are
approximately 5 feet lower in first floor elevation than building A and building D
is approximately 5 feet lower in first floor elevation than buildings B & C. While
if on a flat lot the three buildings would still not meet the minimum building
elevation of 40 ft, the building heights would be closer than to the minimum than
what they are proposed at due to the sloped site conditions.

There are various micro- and macro-economic factors that have delayed the
development of Block 2 over the past five years. A worldwide health pandemic
leading to increased material costs and supply chain issues, a local rent stabilization
policy deterring typical development capital sources, federal tightening of
monetary policy, and other factors have resulted in multiple iterations of this
development to stall. The proposed development is a financially feasible
development that complies with the spirit of the Ford Site Master Plan, will bring
jobs and tax base to the City of St. Paul, and will provide a vibrant front door to the
Highland Bridge development for years to come if this variance is approved.

2. The property is proposed to be used in a reasonable manner, consistent with the intent and

purpose of the provision of the code from which a variance is requested.

a.

The Ford Site Master Plan manages density with various requirements such as FAR,
setbacks, building height, and various lot coverage requirements. While the Block
2B project is under the minimum building height requirement for three of the
buildings, the project does meet the minimum building height for the fourth
building and all buildings meet the setback requirements. The Block 2B project is
also seeking a variance for FAR to be below the FAR and for building lot coverage
to be above the maximum lot coverage.

The Master Plan emphasizes holding street corners and major roadway edges with
building facades, and activating pedestrian pathways, which the Block 2B project
design has achieved.



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

a.

The mixed-use project is an allowed use within the F5 Business Mixed District.

The variance is consistent with the comprehensive plan and will not alter the essential
character of the surrounding area.

a.

One of the guiding principles of the Ford Site Master Plan is Mix of Uses and
Activities in which the mixed-used building provides a vibrant place to live and
work. Another guiding principle of the Master Plan is Jobs and Tax Base in which
the mixed-use building provides business and employment opportunities for the
development.

The Comprehensive Plan includes a Land Use section that lists Goal 3 as “access
to employment and housing choice”, Goal 7 as “quality full-time jobs and livable
wages”, Policy LU-5 of “Encourage flexible building design to ensure ongoing
functionality and viability, and to respond to new market opportunities”, and Policy
LU-7 of “Use land use and zoning flexibility to respond to social, economic,
technological, market and environmental changes, conditions and opportunities.”
The Block 2B project supports the various Land Use goals of the comprehensive
plan by providing a housing and employment opportunity through a unique
development layout that adapts to a constrained site and economic conditions.



Variance Request 5: Building Lot Coverage

The Block 2B project is a mixed residential and commercial project which the Master Plan requires
the project to provide less than 70% building lot coverage. The Block 2B project is pursuing a
variance to be over the maximum building lot coverage requirement up to a building lot coverage
of 80%, a difference of 10% from the requirement.

The Block 2C project to the east is compliant with the maximum building lot coverage requirement
for that lot. Note that when the Block 2B and Block 2C projects are viewed together they achieve
a building lot coverage of approximately 63%, which is below the maximum requirement. Note
also that the building lot coverage requirement is inclusive of structured parking that is greater
than one-story above grade. Without the inclusion of structured parking, Block 2B would have
approximately 43% building lot coverage, which would also be below the maximum requirement.
Figure 4 below shows the building lot coverage contributions from buildings (43%) vs the building
lot coverage contribution from parking structure (37%).
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Figure 5: Highland Bridge Block 2B Building Lot Coverage

Supporting Information
1. Circumstances unique to the property (not created by the landowner) that create practical

difficulties in complying with the provision of the code from which a variance is requested.
a. The long Ford Pkwy street frontage of the Block 2B, along with the significant
grade change, hinders pedestrian access from Ford Pkwy further into Highland
Bridge. Separate smaller buildings were provided in order to create pedestrian

scaled development along Ford Pkwy, allowing for ample access and permeability
between the primary frontage to the structured parking hidden at the rear of the

retail buildings and further into the Highland Bridge development. The structured
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parking to support the buildings was designed to be spread out across the lot to be
able to connect pedestrians between the rear structured parking and the front access
to the retail buildings along Ford Pkwy, as well as to minimize visibility from Ford
Pkwy. The structured parking could be built with additional levels above grade to
minimize the building lot coverage, but this configuration allows for better
pedestrian connection from Ford Pkwy, to the rear parking, and further into
Highland Bridge while also minimizing visibility of the parking structure from the
pedestrian pathways.

Existing site conditions such as perched water table, shallow bedrock, and an
approximately 16 ft grade change across Block 2B limit the extent structured
parking can be pushed below grade. If the structured parking were pushed below
grade, it would not count towards the building lot coverage calculation. The various
conditions constrain the depth of excavation and expose more of the structured
parking building, thus increasing the building lot coverage within the site.

There are various micro- and macro-economic factors that have delayed the
development of Block 2 over the past five years. A worldwide health pandemic
leading to increased material costs and supply chain issues, a local rent control
policy deterring typical development capital sources, federal tightening of
monetary policy, and other factors have resulted in multiple iterations of this
development to stall. The proposed development is a financially feasible
development that complies with the spirit of the Ford Site Master Plan, will bring
jobs and tax base to the City of St. Paul, and will provide a vibrant front door to the
Highland Bridge development for years to come if allowed to deviate from the FAR
minimum requirement.

2. The property is proposed to be used in a reasonable manner, consistent with the intent and
purpose of the provision of the code from which a variance is requested.

a.

The Ford Site Master Plan manages density with various requirements such as FAR,
setbacks, building height, and various lot coverage requirements. While the Block
2B project is over the building lot coverage requirement, the project does meet the
setback requirements. The Block 2B project is also seeking a variance for FAR to
be below the FAR and for the building height to be below the minimum building
height.

The Master Plan emphasizes holding street corners and major roadway edges with
building facades, and activating pedestrian pathways, which the Block 2B project
design has achieved.

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

property is located.

a.

The mixed-use project is an allowed use within the F5 Business Mixed District.
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4. The variance is consistent with the comprehensive plan and will not alter the essential

character of the surrounding area.

a.

One of the guiding principles of the Ford Site Master Plan is Mix of Uses and
Activities in which the mixed-used building provides a vibrant place to live and
work. Another guiding principle of the Master Plan is Jobs and Tax Base in which
the mixed-use building provides business and employment opportunities for the
development.

The Comprehensive Plan includes a Land Use section that lists Goal 3 as “access
to employment and housing choice”, Goal 7 as “quality full-time jobs and livable
wages”, Policy LU-5 of “Encourage flexible building design to ensure ongoing
functionality and viability, and to respond to new market opportunities”, and Policy
LU-7 of “Use land use and zoning flexibility to respond to social, economic,
technological, market and environmental changes, conditions and opportunities.”
The Block 2B project supports the various Land Use goals of the comprehensive
plan by providing a housing and employment opportunity through a unique
development layout that adapts to a constrained site and economic conditions.

12



Variance Requests 6-7: Window & Door/Opening Percentage

The Block 2B project is subject to the Design Standards of the Ford Site Master Plan, which
apply to specific frontages for each block within the Highland Bridge development. Design
Standard section G15 requires that “For new Live/Work, Mixed Residential and Commercial,
Civic and Institutional, and Commercial & Employment buildings, windows and doors or
openings shall comprise at least fifty (50) percent of the length and at least thirty (30) percent of
the area of the ground floor along addressed sides of the building and sides that face open
space.” This standard applies to the north sides of each of the four buildings (address side of the
buildings), east side of the Retail A building (adjacent to Outlot B open space), and the south
side of the residential building (adjacent to Outlot C open space). The proposal exceeds these
standards in most cases; however, there are certain portions of the block where variances are
required.

The Block 2B project is pursuing variances from G15 for:
e The north side of the Retail A building with a 20% area of windows and doors/openings
for the ground floor, a difference of 10% from the area requirement.
e The north side of the Retail D building with a 25% area of windows and doors/openings
for the ground floor, a difference of 5% from the area requirement.

The Block 2B project is COMPLIANT, in many cases meaningfully exceeding standards, and
NOT seeking variances with G15 for:
e The north side of Retail A for the length of windows and doors/openings required for the
ground floor.
e The north side of Retail B for the length and area of windows and doors/openings
required for the ground floor.
e The north side of Retail C for the length and area of windows and doors/openings
required for the ground floor.
e The north side of Retail D for the length of windows and doors/openings required for the
ground floor.
e The east side of Retail A for the length and area of windows and doors/openings required
for the ground floor.
e The south side of the residential for the length and area of windows and doors/openings
required for the ground floor.

13
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Figure 6: Example Window & Door/Opening Percentage Calculation

Supporting Information
1. Circumstances unique to the property (not created by the landowner) that create practical

difficulties in complying with the provision of the code from which a variance is requested.

a.

Each of the retail buildings have been designed with flexibility for tenants to
encompass the full retail space within each building, or to demise the retail space
between multiple smaller retail tenants. The flexibility of where retail tenant spaces
could be demised, based on those future tenants’ needs, has been reflected within
the primary facades of each building to provide a consistent appearance along Ford
Pkwy as opposed to awkward, randomly demised separations. This also provides
a sense of organization for signage and messaging along the primary facades. Two
of the guiding principles of the Master Plan is to provide “services and amenities
that meet local needs” and to provide a “range of business opportunities and
employment opportunities”, so setting up the retail uses to adapt to the changing
needs of the surrounding community is an important aspect to this project’s design.
The Retail A facades are a component of the mixed-use building with residential
units encompassing the three stories above the retail level. The Retail A fagade
facing the Civic Square was intentionally designed to complement the residential
window and balcony massing above to provide consistency across the entirety of
the fagade. The retail facade was then wrapped around to the Ford Pkwy side to
provide a consistent retail massing at the base of the building. This, combined with
providing demising flexibility as mentioned in the bullet point above, results in the
area of windows and doors/opening not quite meeting the requirement. The length
requirement is met for the Retail A facade.
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c. Existing site conditions include an approximately 16 ft grade change across Block
2B, which changes the facade area of each building utilized within the windows
and doors/openings calculations (the area of the facade extends either above or
below the flat first level of the building on a sloped site). This site challenge is
overcome for the Retail A, B, and C buildings by incorporating separate, flat
sidewalks within the private parcel to provide a consistent grade across the front of
the building facades, but Retail D is not able to overcome the existing site constraint
as grade drops down along the west edge of the north fagade, thus increasing the
building fagade square footage and throwing the window and door/opening
calculation out of compliance. A flat sidewalk could be provided across the full
frontage of Retail D, however this would limit the accessibility to the building.
Accessibility to the Retail D building was prioritized over the windows and
doors/openings requirement in order to overcome the existing site grade change.

d. There are various micro- and macro-economic factors that have delayed the
development of Block 2 over the past five years. A worldwide health pandemic
leading to increased material costs and supply chain issues, a local rent stabilization
policy deterring typical development capital sources, federal tightening of
monetary policy, and other factors have resulted in multiple iterations of this
development to stall. The proposed development is a financially feasible
development that complies with the spirit of the Ford Site Master Plan, will bring
jobs and tax base to the City of St. Paul, and will provide a vibrant front door to the
Highland Bridge development for years to come should this variance be approved.

The property is proposed to be used in a reasonable manner, consistent with the intent and
purpose of the provision of the code from which a variance is requested.
a. The Master Plan emphasizes holding street corners and major roadway edges with
building facades, along with providing well-designed urban neighborhood
buildings, which the Block 2B project design has achieved.

The variance will not permit any use that is not allowed in the zoning district in which the
property is located.
a. The mixed-use project is an allowed use within the F5 Business Mixed District.

The variance is consistent with the comprehensive plan and will not alter the essential
character of the surrounding area.

a. One of the guiding principles of the Ford Site Master Plan is Mix of Uses and
Activities in which the mixed-used building provides a vibrant place to live and
work. Another guiding principle of the Master Plan is Jobs and Tax Base in which
the mixed-use building provides business and employment opportunities for the
development.
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b. The Comprehensive Plan includes a Land Use section that lists Goal 3 as “access
to employment and housing choice”, Goal 7 as “quality full-time jobs and livable
wages”, Policy LU-5 of “Encourage flexible building design to ensure ongoing
functionality and viability, and to respond to new market opportunities”, and Policy
LU-7 of “Use land use and zoning flexibility to respond to social, economic,
technological, market and environmental changes, conditions and opportunities.”
The Block 2B project supports the various Land Use goals of the comprehensive
plan by providing a housing and employment opportunity through a unique
development layout that adapts to a constrained site and economic conditions.
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Variance Request 8-13: Transparent Glazing Percentage

The Block 2B project is subject to the Design Standards of the Ford Site Master Plan, which
apply to specific frontages for each block within the Highland Bridge development. Design
Standard section S15 requires that “The building face shall include a minimum of 65%
transparent glazing in the bottom 12 feet of the building for portions of the ground floor not
dedicated to residential units.” This standard applies to the north sides of each of the four
buildings (adjacent to Ford Pkwy), east side of the Retail A building (adjacent to Outlot B open
space), southeast side of the residential building (adjacent to the pedestrian corridor), and the
south side of the residential building (adjacent to Outlot C open space).

The Block 2B project is pursuing variances from S12 for:

e The north side of the Retail A building with a 40% area of glazing for the bottom 12 feet
of the building, a difference of 25% from the area requirement.

e The north side of the Retail B building with a 55% area of glazing for the bottom 12 feet
of the building, a difference of 10% from the area requirement.

e The north side of the Retail C building with a 55% area of glazing for the bottom 12 feet
of the building, a difference of 10% from the area requirement.

e The north side of the Retail D building with a 50% area of glazing for the bottom 12 feet
of the building, a difference of 15% from the area requirement.

e The southeast side of the residential building with a 45% area of glazing for the bottom
12 feet of the building, a difference of 20% from the area requirement

e The south side of the residential building with a 45% area of glazing for the bottom 12
feet of the building, a difference of 20% from the area requirement

The Block 2B project is compliant with S12 for:

e The east side of Retail A for the area of glazing required for the bottom 12 feet of the
building.
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East Elevation

Total Glazing SF: 939 5F

Total Facade SF (bottom 12FT): 1,313 SF
939/1,313 = 72% = B5%

Figure 7: Example Ground Floor Glazing Calculation

Supporting Information
1. Circumstances unique to the property (not created by the landowner) that create practical

difficulties in complying with the provision of the code from which a variance is requested.

a.

Each of the retail buildings have been designed with flexibility for tenants to
encompass the full retail space within each building, or to demise the retail space
between multiple smaller retail tenants. The flexibility of where retail tenant spaces
could be demised, based on those future tenants’ needs, has been reflected within
the primary facades of each building to provide a consistent appearance along Ford
Pkwy as opposed to awkward, randomly demised separations. This also provides
a sense of organization for signage and messaging along the primary facades. Two
of the guiding principles of the Master Plan is to provide “services and amenities
that meet local needs” and to provide a “range of business opportunities and
employment opportunities”, so setting up the retail uses to adapt to the changing
needs of the surrounding community is an important aspect to this project’s design.
The Building A facades include both retail and residential components throughout
each of the primary facades. The Building A facades were intentionally designed
to complement the residential window and balcony massing above to provide
consistency across the entirety of the facade, as well as provide privacy for the
residential lobby and common areas along the southern facade. This, combined
with providing demising flexibility as mentioned in the bullet point above, results
in the area of transparent glazing within the lower 12 ft of the building not quite
meeting the requirement.
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c. The Block 2B buildings have been designed to complement one another and
provide a consistent appearance across each of the primary facades facing public
areas. The Design Standards were included within the Master Plan to provide a
similar sense of consistency across the buildings in prominent areas of the Highland
Bridge development. The Block 2B design is meeting the spirit of the Design
Standards within the Master Plan in regard to consistency and vibrant uses but are
not quite meeting the required thresholds due to the collective factors of multiple
tenant spaces, mixed residential and commercial uses, and site conditions.
Therefore, variances are necessary for certain facades of each building.

d. There are various micro- and macro-economic factors that have delayed the
development of Block 2 over the past five years. A worldwide health pandemic
leading to increased material costs and supply chain issues, a local rent stabilization
policy deterring typical development capital sources, federal tightening of
monetary policy, and other factors have resulted in multiple iterations of this
development to stall. The proposed development is a financially feasible
development that complies with the spirit of the Ford Site Master Plan, will bring
jobs and tax base to the City of St. Paul, and will provide a vibrant front door to the
Highland Bridge development for years should this variance be approved.

The property is proposed to be used in a reasonable manner, consistent with the intent and
purpose of the provision of the code from which a variance is requested.
a. The Master Plan emphasizes holding street corners and major roadway edges with
building facades, along with providing well-designed urban neighborhood
buildings, which the Block 2B project design has achieved.

The variance will not permit any use that is not allowed in the zoning district in which the
property is located.
a. The mixed-use project is an allowed use within the F5 Business Mixed District.

The variance is consistent with the comprehensive plan and will not alter the essential
character of the surrounding area.

a. One of the guiding principles of the Ford Site Master Plan is Mix of Uses and
Activities in which the mixed-used building provides a vibrant place to live and
work. Another guiding principle of the Master Plan is Jobs and Tax Base in which
the mixed-use building provides business and employment opportunities for the
development.

b. The Comprehensive Plan includes a Land Use section that lists Goal 3 as “access
to employment and housing choice”, Goal 7 as “quality full-time jobs and livable
wages”, Policy LU-5 of “Encourage flexible building design to ensure ongoing
functionality and viability, and to respond to new market opportunities”, and Policy
LU-7 of “Use land use and zoning flexibility to respond to social, economic,
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technological, market and environmental changes, conditions and opportunities.”
The Block 2B project supports the various Land Use goals of the comprehensive
plan by providing a housing and employment opportunity through a unique
development layout that adapts to a constrained site and economic conditions.

20



FORD PARKWAY -

CONCRETE STAIRS
WITH HANDRAILS

CONCRETE STAIRS
BIKE RACKS (2) WITH HANDRAILS

ACCESSIBLE RAMPS BIKE RACKS (4) m

WITH HANDRAILS LANDSCAPE PLANTER ’ CONCRETE SIDEWALK 15 27 14.39" 15.00" —
13.00 13.56" — WALLS WITH GUARDRAILS 14.25 — OVER GRADE : _\ i - ' . _ - - L]
R +++++-+¢++++++\\ ++-.'  T s PR S

T + + T + *T T *T F F F + NTF f T F 7T F ¥ |+ +

T T T ! e S A S A R SRR
+ o+ o+ o+ o+ o+ o+ o+ o+ A+ o+ 4+ + + + 4+ + + 4+ + + + + + + + + ¥+ e el e A e T e

== == |

— I EN

¥ + + ¥+ + + + + + + + + ¥ + + + + H
+ + + + H + o+ o+ o+ o+ o+ o+ o+ o+ o+ o+ o+ o+ o+ L+

7.18 —=

ACCESSIBLE RAMP
oo WITH HANDRAILS

ACCESSIBLE
RAMPS WITH
HANDRAILS +

ACCESSIBLE RAMPS
WITH HANDRAILS

RETAIL D
5,000t SF

RETAIL A B
9,500+ SF B B

RETAIL B
6,000+ SF P

Lot RETAIL C
5,000t Sk

By

b
© o aa

AT A e

CONCRETE SIDEWALK o B g4 -

+ + + 4+ a4
+ + + + + + OVER GRADE=—F/<——"T"T—""—""7 7 7 =~ N R e
+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ o+ o+ o+ o+ o+ o+ +N O+ o+ o+ o+ o+ o+ o+ + o+ N DR :
+ + 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4+ 4
- — T 7 17 ¥ S I B
SRR PR B CONCRETE CURB B T
L A:' EEPE R 00 OVER STRUCTURE 27 . R

+ + + + o+ 4+ + +8FZF+ + + o+ o+

+ oot + + + + + + + + + + + + + O+
567 .
+ 0+ + + 4+ + + 4+ + o+ o+ + O+ o+ o+ o+ o+

+ + o+
B
b
1
S
4

+
™
AN
D
N
D

|t Z e
e ey LOADING AND TRASH FOR .4 - -, OUILOT B

- o --_'A .*"44- , . 444
. < CONCRETE PAVEMENT MULTIFAMILY AND RETAIL B (CIVIL SQUARE)

. 4 OVER STRUCTURE 00 T, 038 AC el T e e e

e L e L e I e

+
13
L
a
-y
4

PR
<

+
4
'

b

4

IN

+
4

+

+
. = )
a
B

+
[N

]
dMNNJAV NILddO

+ + + + + + + + + + +

[N
s
S
S
[N

+

Al 2w e CONCRETE CURB
LIGHT POLE < OVER STRUCTURE LIGHT POLE OVER  LOT 2, BLOCK 1

LOT 1, BLOCK 1, 'OVER GF\’ADE_' N /N /NS kN STRUCTURE NORTHERN HIGHLAND———
NORTHERN HIGHLAND A !
S Deex x8x 'BRIDGE (BLOCK 2B)

BRIDGE (BLOCK 2A) |
.21+ AC S 2.19+ AC

LN

LT oS, RETAIL -
CONCRETE PAVEMENT —||| * = “ " ) oV aser S 11000+ SF
OVER GRADE + \ .o L ,000+ o
RO 11 A N

S

B612 CURB —

+ +
-
&
B
»
[y
4
.4.(0.
.m )
-
b
4
[

R R STRUCTURED ) _
A S PARKING N o
,'-A-"’-- T4 AP O RESIDENTIAL A N P
R P PATIO AT GRADE SN R

i EXTE'N.TS OFA-' e BUILDING COLUMN NS AL .
" UNDERGROUND \] BUILDING OVERHEAD O 7y e

PARKING 1 S e S
e 0k RESIDENTIAL RN A

- o I - . ) .
STAIRCASE TO g 15 PATIO AT GRADE oA o
' UNDERGROUND NS S o0t
BARKING CONCRETE SIDEWALK VAR AN -

EERD| ©96%909$%0%0

/+
o
4
b
4
4
4
b
4
bA
[
[}
4
b
B

+ + 4+ + + + + 4

CONCRETE SIDEWALK
OVER GRADE N

SITE RETAINING WALL \

O 0O

NG
G
O
O
NG
G

= OVER STRUCTURE ===ty O -
2 O”O”O”O”ODO%OOOOOO RESIDENTIAL R S R
PATIO WITH STAIR 3 A A LOT 3, BLOCK 1, e
LY A I NORTHERN HIGHLAND e
s BRIDGE (BLOCK 20C) i
T 0.77+ AC |

O

SN

O

+ + + + + +/+ +

+ o

RAMP TO UNDERGROUND Q:Q_gﬁ%\'
STRUCTURED PARKING WITH( N ) )

~ PARKING GATE ARM '8").3.
+ .- .q,".' . R | /
I 4 v .'.'.ﬁ’ /)

&

RESIDENTIAL
PATIO WITH STAIR

4 — BIKE RACKS (4)
TRANSFORMER & .
4| TRASH PAD WITH ' =3

. e
R SCREENING S| FENCING FOR RETAIL o
e R OUTDOOR SPACE \ a
. LIGHT POLE eee— L R : S T

(4 ,,« Al rESIDENT AT -
L4 TUAMENITY NG MULTIF AMILY

e sPacE= N, L L 10,200+ SF FOOTPRINT

+
+ . N -
e <
5.00 4 - 24.00" — Mﬂ_TL.j T S
|| ISR || R —— |+ + + QQT 4. Ta
+ ' '
+

. N l E N B
cA4em 0 OVER GRADE - N =
< T, 4 ) o B 10q63< L 4. T

I B

+ o+ + o+ o+ + + T R O N DR S
+ + — R Ry e R

<
o e s L, Lt + o+
ot LY - :

..<A_ E '4'_ ‘.’.A_ //4

44

q .

.' . < a . 4., 0 N / i ST T TA 4 4

s + o+ =+ + o+ + o+ + o+ + 4+ 4+ o+ o+ o+ + o+ A <539

<
a

b
pa T

A "'.'< £ + 1+ F + + + + + + A L+ + R ST ;/ g
— - -~ - _Av _A,,Aq“,> A B '>q"‘» — " - . — v$ = ) ; L

fe q 4 RN (RESIDENTIAL PATIO ="~ coNCRETE PAVEMENT
TRANSFORMER' . c 4. MULTIFAMILY MAIN | : '

. LA -, ff’ L <+ R L L o - |
— T — T — BER EEEZE Py S
e a4 T e ) ) A T4 v. N - o . . |
/ R CA Y L e OVER GRADE = “} « =~
// ’W|TH SCREEI\“NG \ | a ﬂd . L e o o 4 ENTRY WITH STEPS e o ‘va. .» » gt ‘ ( ‘ L, ‘ oA 1 ,.¢..4 {
A . T~ o v.A” ) FA o <. A a4 - :-q . - 4 PR : - Av . o e Aq" ] » < A <  4 . IR I T 2 __quv - 4. T

va

4 < .4 4

= - b - A, ] < . P
o/ o ) o 4 PR 4 .
BIKE “RACKS (4) ' -4 S A e PARES ) o '_ CItUB ROOM PAT|Od—/

4>

an

A
~
1

B624 CURB B Y o S T A

: . X . : 4 4 ‘ . - < - - g o - . a4 . S . < T . . . B 4 1
o B . A4 . - S I - R L 'q"_ - A S o ] a T . < _' q
4 a4 o o < - a4 B R . T -4 x L 4 . : T . e A 4  4 . . . -+

.« T = P - 47 e : S e G2 A T e L S o T T e ade +

R R s T P ) . e . a4 Y o < B ) B S e X a- 4 4 3 b

A @ o v ’ S . LOT 4, BLOCK 1,
4 - © A ‘4
R e S DU T Nl o Ry N o S R T R I P T T T S S S S S S S S S S S T E g
. . . . o . - v' - o ' AL < ) ) ‘ :
A L 4 R . A : < . oA a .4

o a9 . . . o ) . e a 44 o : ) ) o o g 4 L v . o ‘ »
CITY DRIVEWAY APRON DR P A L ST D T U ST R SR IR SRV R |
et PR . T q (C\\/\L PLAZA)-_, o 4 4 L - ' Ean— S — 0
sa 2, + Ada . +
R | R q A A A CEE R 1.60x AC R +++++ +++++ T+ + T SﬁALE

- ) : v<1 . 'q,-ﬂ"" ‘4 s A‘.' - ) <. . . < 4 ) ‘4.‘ b‘v":'v' n ”4": ..q:‘ S N ‘ qd A D A .
AVENUE BITUMINOUS PAVEMENT LT e e e e T e T e (PRIVA I E ROA DW A Y)
PR S N a T 4 B “ a oy T E . .4 IR o -2 4 e
. o +
W T e T OUTLOT T Tt e e T e _i*
o S e ‘ A _ T T S S T S S N T S   ++++ BRIDGE (BLOCK 2D>++++ -. "’_  + + o+ o+ o+ o+ o+ o+ o+ o+ o+ o+ o+
q '_"ﬂj T q R qu , d ST q :  <‘-? ot A + o ~ Q QQQHA T 71— — — T T 71 ﬂ T AT AT g b A e o J_|+ + o+

Highland Bridge * Block 2B & 2C Site Plan » 11.21.2024

RYAN



AutoCAD SHX Text
LOT 1, BLOCK 1, NORTHERN HIGHLAND BRIDGE (BLOCK 2A) 1.21± AC

AutoCAD SHX Text
LOT 2, BLOCK 1, NORTHERN HIGHLAND BRIDGE (BLOCK 2B) 2.19± AC

AutoCAD SHX Text
LOT 3, BLOCK 1, NORTHERN HIGHLAND BRIDGE (BLOCK 2C) 0.77± AC

AutoCAD SHX Text
LOT 4, BLOCK 1, NORTHERN HIGHLAND BRIDGE (BLOCK 2D) 1.60± AC

AutoCAD SHX Text
OUTLOT C (CIVIL PLAZA) 1.70± AC

AutoCAD SHX Text
OUTLOT B (CIVIL SQUARE) 0.38± AC

AutoCAD SHX Text
15

AutoCAD SHX Text
11

AutoCAD SHX Text
17

AutoCAD SHX Text
20

AutoCAD SHX Text
27

AutoCAD SHX Text
RETAIL A 9,500± SF

AutoCAD SHX Text
RETAIL B 6,000± SF

AutoCAD SHX Text
RETAIL C 5,000± SF

AutoCAD SHX Text
RETAIL D 3,000± SF

AutoCAD SHX Text
MULTIFAMILY 10,200± SF FOOTPRINT

AutoCAD SHX Text
RETAIL 11,000± SF

AutoCAD SHX Text
RAMP TO UNDERGROUND STRUCTURED PARKING WITH PARKING GATE ARM

AutoCAD SHX Text
BUILDING OVERHEAD

AutoCAD SHX Text
EXTENTS OF UNDERGROUND PARKING

AutoCAD SHX Text
CITY DRIVEWAY APRON

AutoCAD SHX Text
B624 CURB

AutoCAD SHX Text
BITUMINOUS PAVEMENT

AutoCAD SHX Text
BUILDING COLUMN

AutoCAD SHX Text
CONCRETE SIDEWALK OVER GRADE

AutoCAD SHX Text
B612 CURB

AutoCAD SHX Text
CONCRETE PAVEMENT OVER GRADE

AutoCAD SHX Text
CONCRETE PAVEMENT OVER STRUCTURE

AutoCAD SHX Text
CONCRETE SIDEWALK OVER STRUCTURE

AutoCAD SHX Text
CONCRETE CURB OVER STRUCTURE

AutoCAD SHX Text
CONCRETE CURB OVER STRUCTURE

AutoCAD SHX Text
CONCRETE STAIRS WITH HANDRAILS

AutoCAD SHX Text
LANDSCAPE PLANTER WALLS WITH GUARDRAILS

AutoCAD SHX Text
ACCESSIBLE RAMP WITH HANDRAILS

AutoCAD SHX Text
ACCESSIBLE RAMPS WITH HANDRAILS

AutoCAD SHX Text
ACCESSIBLE RAMPS WITH HANDRAILS

AutoCAD SHX Text
ACCESSIBLE RAMPS WITH HANDRAILS

AutoCAD SHX Text
LANDSCAPE PLANTERS

AutoCAD SHX Text
CONCRETE STAIRS WITH HANDRAILS

AutoCAD SHX Text
CONCRETE SIDEWALK OVER GRADE

AutoCAD SHX Text
CONCRETE SIDEWALK OVER GRADE

AutoCAD SHX Text
CONCRETE PAVEMENT OVER GRADE

AutoCAD SHX Text
LIGHT POLE OVER GRADE

AutoCAD SHX Text
LIGHT POLE OVER STRUCTURE

AutoCAD SHX Text
LANDSCAPE PLANTERS

AutoCAD SHX Text
LIGHT POLE OVER GRADE

AutoCAD SHX Text
BIKE RACKS (2)

AutoCAD SHX Text
BIKE RACKS (4)

AutoCAD SHX Text
BIKE RACKS (4)

AutoCAD SHX Text
BIKE RACKS (4)

AutoCAD SHX Text
TRANSFORMER & TRASH PAD WITH SCREENING

AutoCAD SHX Text
TRANSFORMER WITH SCREENING

AutoCAD SHX Text
SITE RETAINING WALL

AutoCAD SHX Text
LOADING AND TRASH FOR MULTIFAMILY AND RETAIL

AutoCAD SHX Text
RESIDENT AMENITY SPACE

AutoCAD SHX Text
CLUB ROOM PATIO

AutoCAD SHX Text
MULTIFAMILY MAIN ENTRY WITH STEPS

AutoCAD SHX Text
RESIDENTIAL PATIO

AutoCAD SHX Text
STAIRCASE TO UNDERGROUND PARKING

AutoCAD SHX Text
RESIDENTIAL PATIO WITH STAIR

AutoCAD SHX Text
RESIDENTIAL PATIO WITH STAIR

AutoCAD SHX Text
RESIDENTIAL PATIO AT GRADE

AutoCAD SHX Text
RESIDENTIAL PATIO AT GRADE

AutoCAD SHX Text
FENCING FOR RETAIL OUTDOOR SPACE

AutoCAD SHX Text
STRUCTURED PARKING

AutoCAD SHX Text
SCALE

AutoCAD SHX Text
IN

AutoCAD SHX Text
FEET

AutoCAD SHX Text
20

AutoCAD SHX Text
40

AutoCAD SHX Text
0


RYAN

=N\

FORD PARKWAY

FOR SIDEWALK & LANDSCAPE INFORMATION
—

/ REFER TO CIVIL & LANDSCAPE DRAWINGS

Ve

HB - Block 2B-2C - City of Saint Paul, MN

Y
« 5
> Z
i1 LL
= Z
O N.l.C Z
w I
= Y
x @)
@) N
I_- “:"‘\‘4\1 ﬁ
& L& BLOCK 2C
| /A4 ]
52 — o © -
HILLCREST AVENUE ) H||_|_6R_EST DRIVE
T—F 5
| | ] ) Kﬁ_ﬂ : ﬂj
= = O = = = ! JJ o
|
N.I.C \
/ N.I.C
I
. EO — b \@ _
~_ P —
’,V |\ @ /| \
SITE PLAN

XL

SCALE: 1"

50!_0"

9




FIBER CEMENT LAP SIDING
AT RECESSED BALCONY, TYP.

FIBER-CEMENT, LAP-SIDING.

METAL ACCENT BANDING

FIBER-CEMENT, LAP-SIDING.

METAL CORNICE 1

METAL CLAD,

COLOR 2 COLOR 1 COLOR 3 ‘(’:VSN%DJRAMED ¢ T.0. PARAPET (HIGHEST)
FIBER-CEMENT TRIM SURROUND, FIBER-CEMENT TRIM SURROUND, -
METAL CORNICE 1 COLOR 1 COLOR 3 METAL CORNICE 1 7 FL. 893.67
S o -l - o ot —
MF - ROOF LEVEL
____________________ T ¢ EL. 890.67
ALUM. BALCONY
AND RAILING, = - } i i 5 B 5
ATTACHED TO BRICK 1 :
WOOD FRAME STRUCTL_IJ_FY{E, Tl 7 Tl o N i 1 i B o i B 1 i B o I Tl T o ) SOLDIER COURSE, “E - LEVEL 4
I __TYP.ATBRICK _ _ ___ },  __ __ __ _ QP __________
i F EL. 879.67
R . r I I . I ol ; I O I / . R ANDERSEN 5
100 SERIES, o
i K T i - I i K i K A ll K il K ik 1 i K i B R i 1 i SINGLE-HUNG,
L — e — __REVERSE COTTAGESASH | = = = _ MF-LEVELS
" 7 o 7 EL. 868.67
e Jee T e METAL SILL, TYP.
- — - A C B - o - - =CIJ
METAL COPING I I / I I ~ I I %
METAL CORNICE 2 i T T T T T T T 1 TIT il vl TII TIT TIt 1 T T T T T T T i i
: ' - MF - LEVEL 2
METAL PANELS W/ REVEALS ‘ ‘ ———"~  CASTSTONE2 | EL. 857.67
AND CONCEALED FASTENERS b ACCENT BANDING
SIGNAGE BAND s MULLED TRANSOM
CAST STONE BAND, ON L1 WINDOWS, TYP..
' [ee]
COLOR 3 G
BRICK 2 v | v v e P —— SWING DOOR ©
| o TO PATIO
i = , : : FIXED WINDOWS
— ~ . e, | o L L _ ' g ATCLUBROOM 1 CAST STONE 2, BASE (g MF-LEVELL
: EF EL. 839.00

MF - LEVEL P1
EL. 825.50
m WEST ELEVATION
U SCALE: 3/32" = 1'0"
ROOF ACCESS (ROOF LEVEL STOP
CAST STONE 2, STAIR TOWER, AT SOUTH ELE\sATOR ONLY ) SOLDIER COURSE,
ACCENT BANDING BEHIND TYP. AT BRICK
FOR ROOF TERRACE ACCESS :
- ROUGH LIMESTONE VENEER,
METAL CLAD, WOOD EIZANI\(/_I)IEDB ESTONE VENEER, ANDERSEN 100 SERIES, T.0. PARAPET (HIGHEST)
METAL CORNICE 1 SINGLE-HUNG, REVERSE COTTAGE SASH T EL. 893.67
L o fpeBRICKY o -
MF - ROOF LEVEL
_____ ] EL. 890.67
- - - - - - - - - ~ - =o|
T T T i ) T T 1 T T T T T T T T i T T T T T T T T [ i T T T T i 1 i i ] -
MF - LEVEL 4
_____ T EL. 879.67
- - - - - - - - - - - =C|)
T T T T T T T T ) T T T T T T T jir ] T [ 1 i T T T [} 1 T i T T T i i T -
MF - LEVEL 3
7 EL. 868.67
CAST STONE 2, = ], . = . I . I ] i u =
ACCENT BANDING o
i ) ] i T T 1 i T T T T T T T ) f T T [ 1 i T T T T ) T i T T T 1 1 1 T
e o MF - LEVEL 2
— T EL. 857.67
METAL B | R e R e e %
ENTRY CANOPY — B Gy .
N <l %
8 & =Y b | (— g
METAL RAILING AT I
RAMP
% 1 T 1 T T T 1 1
, MF - LEVEL 1
(LTI s . L
MF - LEVEL P1
EL. 825.50

m SOUTH ELEVATION
w SCALE: 3/32" = 1'0"

RYAN

ELEVATIONS
HB - Block 2B-2C - City of Saint Paul, MN 15



STAIR & ELEVATOR, COLOR 2

METAL CORNICE 1

METAL COPING

METAL CORNICE 2
SIGNAGE BAND

CAST STONE BAND,
COLOR 3

WALL SCONCE

BRICK 2

BEHIND METAL CLAD, METAL CORNICE 1
WOOD-FRAMED
MAGIC-PAK LOUVERS, CANOPY T.O. PARAPET (HIGHEST)
(COLOR TO MATCH SURROUNDING) - TG,
_ —
__________________ e s, o
SOLDIER COURSE,
TYP. AT BRICK ) MF - ROOF LEVEL
7 EL. 890.67
. . . - . - . - i - I = BRICK 1 o
] i T T T i 1 i T 1 It 1 li T T i i s T 1 s T T s i T T i T ANDERSEN 100 SERIES,
SR ! SO 1111111 1111110 11101111 11 D1 M === = mmeee e e NI e TDIN ==mmmmme MINTNNN e | SINGLE-HUNG, REVERSE |, MF-LEVEL4
COTTAGE SASH EL. 879.67
- - « - « « 0 — 0 — A — :OI
T 1 T [ 7 il T i T 1 I T 1 T i T T T 5 T T s T T s T T T i T -
MF - LEVEL 3
____________________ - EL. 868.67
- - - - - - : - | - . - 5-BAYS OF G
7 1 T i 1 i T 1 i 1 i 1 T T T T T T i T i i T PRESERVED :
1 T 1 1 i 1 9 0 0 1 1
KAHN FACADE
S e e e = — = — — T e~ | _ N %“ﬂF_L_EEL_Z____
EL. 857.67
| L T i T i T T i SYSTEM AT EACH BAY
— e [ i e
4 M 4 5 45 4 | | ' :
T 1 T 1 1 T 1 i
P MF - LEVEL 1
- L eSS T EL. 839.00
©
G MF - LEVEL P1
T EL. 825.50
_ —
_______ —
m EAST ELEVATION
v SCALE: 3/32" = 1'0"
T.O. PARAPET (HIGHEST)
T EL. 893.67
_ —
o T 0 T N L T —
MF - ROOF LEVEL
- ] EL. 890.67
— - ~ - “ - - =o|
T T s T T i} T T T il 1 1 1 1 T T i T T i 1 1 ) ) 7 7 T T i 1 T T T T 7 T -
MF - LEVEL 4
- ] EL. 879.67
~ V-0 1w 8T ~ | :
N B 1 N B N B B 1 1 ' I 1 1 I 1 1 I 1 1 1 I 1 il 1 r i1 D T 1 D T i1 T 1 T it -
MF - LEVEL 3
- S PR SRR R e e i e S e ] EL. 868.67
[ [~ ] L] ] 1=l |
N B 7 N B N Bl B 1 1 "I’I'T E '—"r'l"r 'TI'T = = 403 B 'TI'T = 1 = =i B B o
: a = MF - LEVEL 2
- - - — - 7 EL. 857.67
. I
| | |
| | |
| | |
| | |
¥ - ¥ = ¥ ¥ l ! .
| - — I ' |
. = = I ' |
(LT [ : |
. | MF - LEVEL 1
I | IS | D | S | : 4& ‘‘‘‘‘‘‘‘‘
S e e e e S e e e s R e _ EL. 839.00

m NORTH ELEVATION

S
MF - LEVEL P1
EL. 825.50

w SCALE: 3/32" = 1'0"

RYAN

ELEVATIONS
HB - Block 2B-2C - City of Saint Paul, MN

16



FIBER CEMENT LAP SIDING METAL COPING METAL CLAD,
COLOR 2 WOOD-FRAMED

SOLDIER COURSE, METAL COPING ACCENT ’ MAGIC-PAK LOUVERS, CANOPY T.0. PARAPET (HIGHEST)
P AT BRICK FIBER-CEMENT TRIM SURROUND, (COLOR TO MATCH o
COLOR 1 — EL. 893.67
METAL SILL, TYP. FIBER-CEMENT, LAP-SIDING SURROUNDING) -
e e D ./ _JCOORYL ‘4N B B e —
MF - ROOF LEVEL
- T EL. 890.67
- - - - - — - — — o =o|
1 1 1 1 1 1 T 1 1 1 T T ) T 7 i ) i T ) T T d T f T ) T T T 1 1 1 q 1 1 -
MF - LEVEL 4
- I EL. 879.67
- - - - - — - — — 9 :OI
1 1 1 1 1 1 1 1 i 1 T T T T 1 i 1 | T T T T ) ) il ) T T T T 1 TR q THT -

MF - LEVEL 3
- I EL. 868.67
SPANDREL GLASS

o |AT 2-BAYS ON

- - - - - — = — — o
[ = |SE ELEVATION
1f i B ] o B2 B t i T fl 1 i i o I N ) i i i i 1 e il B (BOH SPACE, BEHIND)
- = — — R e e — E— A I EL. 857.67
| O~ 21— OPEN PASSAGE
N X (PASEO) TO PARKING,

BEHIND

N K [ e = 1t BEREET iSRG Rl MF - LEVEL 1
- T EL. 839.00

©
z: MF - LEVEL P1
T EL. 825.50
P —
S b
m SOUTHEAST ELEVATION
w SCALE: 3/32" = 1'0"
MAGIC-PAK LOUVERS, METAL ACCENT BANDING T.0. PARAPET (HIGHEST)
(COLOR TO MATCH FIBER-CEMENT, LAP-SIDING. T EL. 893.67
SURROUNDING) COLOR 3 - . .
oo )/ /= FIBER-CEMENT TRIM SURROUND, _ B e —
S = = I EL. 890.67
= B S =o|
= , : == MF - LEVEL 4
S E = 1 A1 T EL. 879.67
£ | | ; //‘ =C|>
= = \ - / | |l /
= s ' MF - LEVEL 3
sl Al 4 ’ EL. 868.67
7777777 // =OI

—— [ [ | I MF - LEVEL 2
= - 7 EL. 857.67

18'-8'

- MF - LEVEL 1
I | T T T fle3000

13'-6'

MF - LEVEL P1
7 EL. 825.50
—

-

. |

m NORTHWEST ELEVATION
w SCALE: 3/32" = 1'0"

ELEVATIONS

RYA" HB - Block 2B-2C - City of Saint Paul, MN



MUNTIN GRID APPLIED ON

EXTERIOR FACE OF

SPANDREL GLASS BRICK 3 ALUM. STOREFRONT SYSTEM BRICK 1
RETAIL B & C W/ SIGNAGE BAND AT EACH BAY. (MATCH MF) AL COPING AT PARAPET
PARAPET ILLUMINATED SIGNAGE
EL. 858.00 \ AT EACH BAY METAL CORNICE 2 BRICK 3
RETAIL D
- PARAPET
RETAIL B & C - EL. 853.00
ROOF LEVEL %
EL. 853.33
Jeguaac Jcgaagc Jcaguaaac RETAIL D
= Guag gaas ROOF LEVEL
EL. 848.33
CAST STONE
BASE & BAND
RETAIL SIDE WALK
(FORD PKWY)
EL. 835.33 RETALL D
SIDEWALK
RETAIL B RETAILC e ——yy T EL. 830.33
RETAIL D
m RETAIL - NORTH ELEVATIONS
v SCALE: 3/32" = 1'0"
ALUM. STOREFRONT SYSTEM
W/ SIGNAGE BAND AT EACH BAY.
SIGNAGE W/ LIGHTING SPANDREL GLASS PANELS, TYP. AT SOUTH WALL SCONCE RETAIL B & C
AT EACH BAY RETAIL ELEVATIONS PARAPET
RETAIL D 7 EL. 858.00
ROOF LEVEL @__ - -
EL. 853.00 \\ B e B e RETAILB & C
o sSSP T ST T TR T ————— o B ROOF LEVEL
RETAIL D % ; EL. 853.33
ROOF LEVEL T S,
EL. 848.33 % _____ B - = -
: ==
SIDEWALK - SIDEWALK
(PARKING LEVEL) o - i .~  (PARKING)
EL. 838.83 EL. 838.83

8

RETAIL - SOUTH ELEVATIONS

RETAIL D

RETAIL C

RETAIL B

(P

SCALE: 3/32" = 1'0"

RYAN

ALUM. STOREFRONT SYSTEM
W/ SIGNAGE BAND AT EACH BAY
(NO SIGNAGE)

W/ SPANDREL GLASS

(ALT. SHADOW BOX)

STOREFRONT TO MATCH
NORTH ELEVATION,

TYP, AT THE STOREFRONT BAY
TOWARDS FORD PKWY

LUl Ly L
i

SIDEWALK
EL. VARIES

RETAIL - TYP. ELEVATION

ELEVATIONS
HB - Block 2B-2C - City of Saint Paul, MN

SCALE: 3/16" = 1'0"

18



o A | 1
S e e -Q't@@"’{g%wl ] | . .
]
ki 'I'-'-‘f#-»%w?f“ par——

bl S X1 i eyt
-_,_—'_;.J._I.___.___.
e e e s et ey e
S e ST s

d r:'g':ff age

(I A |

F A
e

F}.'-'fﬁ'*?; :

e

o
" a

*
i

I

.-|I |
il H Il
dlll .::;:E!!':;:'

e
— L

e ory Sl B |-.':.;,'
| Ly & Tl B My
o SHSYPPPEIX
=B | L.hl,-'l;'g.'ﬁ}&'_!:y ;'Ir_!l'?

23D R o e

PERSPECTIVE VIEW
HB - Block 2B-2C - City of Saint Paul, MN




i Vi
2 B
i f
| N
2
H- _.
.y
T RE
L el D e s e T =5
e — — = e el R T S s
e e P AR S ——
_____-‘_ = = S —
—— o —— ——-—-__—-—-____
o e S
\.—:—-
i

PERSPECTIVE VIEW
RYAN HB - Block 2B-2C - City of Saint Paul, MN 20



RYAN

8
B
B
I L]
1 1 s
| — — -
i
\ ol
L]
e
— .. = —
= B
..... e
"
T S
'-‘n'.L--'-m-'-u-'
---------- P
............. o
—
—— .-u-'-_..,--_..,-n_..,-n
——
=
i

PERSPECTIVE VIEW
HB - Block 2B-2C - City of Saint Paul, MN

1/

21



i
1
i B
1} B
' 1
il :
1 B
TRt
il : 1 ‘ | e
:I Tdr
181 T 1 T T T I r ' |
il I T 2 i I 1 a0
art
[
r gl o3 ol :
55 ' _;_
- #; . _3f.3='=.. \
g - - .': " N | =
i H‘._
; . - N il
=
PERSPECTIVE VIEW

RYA“ HB - Block 2B-2C - City of Saint Paul, MN 22



RYAN

R~ e~

PERSPECTIVE VIEW
HB - Block 2B-2C - City of Saint Paul, MN

23



Wi

e .m
ﬁ |

nem

-y

24

PERSPECTIVE VIEW
HB - Block 2B-2C - City of Saint Paul, MN

RYAN



T T ) - . B

L : :
EENTCITATN] B ET T PO -

I e _
i \as s sl HV L

_....

25

PERSPECTIVE VIEW
HB - Block 2B-2C - City of Saint Paul, MN

RYAN



RYAN

PERSPECTIVE VIEW
HB - Block 2B-2C - City of Saint Paul, MN

1

26



©2019 Westwood Professional Services, Inc.

Vicinity Map

Not to Scale

Minneapolis

Highland National g

Pike Island

d

i
PARCEL AREA ZONING PUBLIC ROW SETBACK (FEET) INTERIOR LOT LINE SETBACK (FEET)
OUTLOTA 0.49+ ACRES F5 0 0
OUTLOT B: 0.38+ ACRES F5 0 0
OUTLOT C: 1.70+ ACRES F5 0 0
OUTLOT D: 5.44+ ACRES F3 0 0
PARK A: 3.65+ ACRES F6 0 0
PARK B: 1.55+ ACRES F2 0 0
PARK C: 6.39+ ACRES F1/F6 0 0
PARK D: 1.50+ ACRES F6 0 0
LOT 1, BLOCK 1: 2.29+ ACRES F6 5 6
LOT 1, BLOCK 2: 3.40+ ACRES F5 5 6
LOT 2, BLOCK 2: 2.37+ ACRES F5 5 6
LOT 1, BLOCK 3: 2.65+ ACRES F5 5 6
LOT 2, BLOCK 3: 0.53+ ACRES F5 5 6
LOT 1, BLOCK 4: 0.63+ ACRES F5 5 6
LOT 1, BLOCK 5: 1.13+ ACRES Fé 5 6
LOT 1, BLOCK 6: 2.30+ ACRES F6 5 6
LOT 1, BLOCK 7: 1.30+ ACRES F5 5 6
LOT 1, BLOCK 8: 1.94+ ACRES F1 10 10
LOT 2, BLOCK 8: 0.74+ ACRES F2 10 6
LOT 1, BLOCK 9: 0.58+ ACRES F2 10 6
LOT 2, BLOCK 9: 1.53+ ACRES F2 10 6
LOT 1, BLOCK 10: 1.07+ ACRES F3 10 6
LOT 1, BLOCK 11: 1.47+ ACRES F3 6
LOT 1, BLOCK 12: 1.43+ ACRES F4 6
LOT 1, BLOCK 13: 1.43+ ACRES F4 6
LOT 1, BLOCK 14: 1.44+ ACRES F1 10 10
LOT 2, BLOCK 14: 0.76+ ACRES F1 10 6
LOT 1, BLOCK 15: 1.21+ ACRES F3 10 6
LOT 1, BLOCK 16: 1.49+ ACRES F3 6
LOT 1, BLOCK 17: 1.43+ ACRES F4 6
LOT 1, BLOCK 18: 1.43+ ACRES F4 6
LOT 1, BLOCK 19: 0.86+ ACRES F1 10 10
LOT 2, BLOCK 19: 0.68+ ACRES F1 10 6
LOT 1, BLOCK 20: 1.21+ ACRES F2 10 6
LOT 1, BLOCK 21: 1.14+ ACRES F3 10 6
LOT 1, BLOCK 22: 1.64+ ACRES F3 6
LOT 1, BLOCK 23: 1.70+ ACRES F4 6
LOT 1, BLOCK 24: 1.70+ ACRES F4 6
LOT 1, BLOCK 25: 0.79+ ACRES F1 10 10
LOT 2, BLOCK 25: 0.68+ ACRES F1 10 6
LOT 1, BLOCK 26: 1.21+ ACRES F2 10 6
LOT 1, BLOCK 27: 1.21+ ACRES F3 10 6
LOT 1, BLOCK 28: 1.26+ ACRES F3 6
LOT 1, BLOCK 29: 2.98+ ACRES F3 6
LOT 1, BLOCK 30: 5.15+ ACRES F6 6
LOT 1, BLOCK 31: 0.89+ ACRES F1 10 10
LOT 2, BLOCK 31: 0.76x ACRES F1 10 6
LOT 1, BLOCK 32: 1.37+ ACRES F2 10
LOT 1, BLOCK 33: 1.75+ ACRES F6
LOT 1, BLOCK 34: 5.36+ ACRES F6 6
LOT 1, BLOCK 35: 2.15+ ACRES F1 10 10
LOT 2, BLOCK 35: 0.76+ ACRES F1 10 6
LOT 1, BLOCK 36: 1.37+ ACRES F2 10 6

Project Paul
t. Paul, Minnesota

ALTA/NSPS LAND TITLE SURVEY

GENERAL DRAWINGS

DWG. NO. TITLE

SHEET 2 BOUNDARY DERPICTION, TITLE COMMITMENT LEGAL
DESCRIPTIONS AND SCHEDULE B I EXCEFTIONS

DETAILED ALTA SHEETS

SHEETS 35—/

GENERAL NOTES

(1) This survey was prepared using First American Title Insurance Company Title Commitment Number NCS—904994—MPLS having an effective date of July 31, 2019 at 7:30A.M. revised on November 25, 2019, and Title Commitment Number NCS—904994—7—-MPLS
having as effective date of November 04, 2019 at 8: 00A.M.

(2) The address of the surveyed property is 966 Mississippi River BLVD S St. Paul, MN 55116. (Table A Item 2)

(3) Subject property appears to be classified as Zone X when scaled from Flood Insurance Rate Map Community — Panel Number 27123C0087G dated 06,/04,/2010. (Table A Item 3)
(4) Subject property contains 5,302,585 Sq.Ft. or 121.731 acres. See table for individual Lot and Block areas. (Table A Item 4)

(5) Zoning information provided in a letter from the City of Saint Paul. See Table for individual zoning designations. (Table A Item 6 (a)(b))

F1 — River Residential District
F2 — Residential Mixed—Use Low—Rise District

F3 — Residential Mixed—Use Mid—Rise District
F4 — Mixed—Use High—Rise District

F5 — Business Mixed District

F6 — Gateway District

(6) Subject property does not contain any parking stalls. (Table A Item 9)

(7) The underground utilities shown have been located from field survey information and existing drawings. The surveyor makes no guarantees that the underground utilities shown comprise all such utilities in the area, either in service or abandoned. The
surveyor further does not warrant that that the underground utilities shown are in the exact location indicated although he does certify that they are located as accurately as possible from information available. The surveyor has not physically located the
underground utilities. (State One Call Ticket No. 181912733). (Table A Item 11)

(8) As of the date the field work was completed for this survey, there was observable evidence of current earth moving work, exterior building construction or building additions. (Table A Item 16)

(9) Wetlands are shown per markings observed in the field during the course of our fieldwork. (Table A Item 18)

(10) Based on the information contained within title commitment listed above and a physical inspection of the subject property, the surveyor is not aware of any off site easements or servitudes other than shown hereon. (Table A Item 19)

(11) Bearings based on Ramsey County Coordinates NAD83 (2007 ADJ) US Survey Feet, Vertical Datum is NAVDSS.

(12) No adjoiner deeds were provided by Title Company.

(13) A portion of the site improvements are shown per a previous survey provided by the Client. Westwood does not warrant or guarantee the accuracy or completeness of said improvements.

(14) Adjoining ownership information is shown per a search of Ramsey County’s GIS tax database on 7/22/18.

(15) Lots and Blocks shown on sheets 2—7 are per the proposed plat of FORD. Streets shown will be public right of way upon the recording of the plat of FORD.

CERTIFICATION

To: Ryan Companies US Inc.; Wells Fargo Bank, National Association, its successors and/or assigns;Project
Paul, LLC; MN Ford Site Apartment Land, LLC; and First American Title Insurance Company:

This is to certify that this map or plat and the survey on which it is based were made in accordance with
the 2016 Minimum Standard Detail Requirements for ALTA/NSPS Land Title Surveys, jointly established and
adopted by ALTA and NSPS, and includes Items 1, 2, 3, 4, 6(a)(b), 7(a)(b1)(c), 8 9, 11, 13, 14, 16, 17, 18,
and 19 of Table A thereof. The field work was completed on 6,/28/18.
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Project Paul Lots Description

Real property in the City of St. Paul, County of Ramsey, State of Minnesota, described as follows:

Lot 1, Block 1; Lot 1 and 2, Block 2; Lot 1 and 2, Block 3; Lot 1, Block 4; Lot 1, Block 5; Lot 1,

Block 6; Lot 1, Block 7; Lot 1 and 2, Block 8; Lot 1 and 2, Block 9; Lot 1, Block 10; Lot 1, Block 13;
Lot 1 and 2, Block 14; Lot 1, Block 15; Lot 1 and 2, Block 19; Lot 1, Block 20; Lot 1, Block 21; Lot
1 and 2, Block 25; Lot 1, Block 26; Lot 1, Block 27; Lot 1 and 2, Block 31; Lot 1, Block 32; Lot 1,
Block 33; Lot 1, Block 34; Lot 1 and 2, Block 35; Lot 1, Block 36, all in Ford, according to the
recorded plat thereof.

Together With:

Lot 1, Block 30, Outlot A, Outlot B, Outlot C and Outlot D, all in Ford, according to the recorded plat

thereof.

(Torrens property)

The above described parcels are to be platted out of the following described land:

Parcel A:

That part of Lot 1, Auditor’s Subdivision No. 87, St. Paul, Minn., according to the recorded plat thereof,
lying north of FORD MOTOR COMPANY FIRST ADDITION, according to the recorded plat thereof, and lying
southerly and westerly of the following described line:

Beginning at a point on the East line of Section 17, Township 28, Range 23, according to the U.S.
Government Survey thereof, which point is distant 1530.54 feet South of the intersection of the
present South line of Ford Road with the East line of Section 17; thence West at right angles with the
East line of Section 17 a distance of 671.40 feet to a point on the west line of the East 671.40 feet
of the Northeast Quarter of Section 17; thence northerly on said west line a distance of 1,026 feet,
more or less, to a point distant 500 feet southerly of the southerly right—of—way line of Ford Parkway,
as now established; thence westerly and parallel with the southerly right—of—way line of Ford Parkway,
as now established, a distance of 328 feet; thence northerly along a line distant 999.40 feet westerly
of, and parallel with, the east line of Section 17 for a distance of 500 feet, more or less, to the
north line of said Lot 1, and said described line there terminating.

Parcel B:

That part of Lot 2, Auditor’s Subdivision No. 87, St. Paul, Minn., according to the recorded plat
thereof, lying north of FORD MOTOR COMPANY FIRST ADDITION, according to the recorded plat thereof.

Parcel C:

Lot 1, Block 1, Ford Motor Company First Addition.

Parcel D:

That part of Lot 3, Block 1, Ford Motor Company First Addition, lying northeasterly, northerly and
northwesterly of the following described line: Beginning at a point on the west line of said Lot 3; said
point of beginning being located along said west line South 00 degrees 06 minutes 52 seconds West,
agssumed bearing, a distance of 10.58 feet from the northwest corner of said Lot 3; thence South 49
degrees 54 minutes 51 seconds East a distance of 199.01 feet; thence North 67 degrees 29 minutes
09 seconds East a distance of 61.60 feet; thence South 62 degrees 12 minutes 36 seconds East a
distance of 163.97 feet; thence South 69 degrees 21 minutes 00 seconds East a distance of 7100.00
feet; thence North 67 degrees 29 minutes 09 seconds East a distance of 18.93 feet; thence South 69
degrees 21 minutes 00 seconds East a distance of 605.99 feet; thence North 89 degrees 37 minutes
00 seconds East a distance of 249.70 feet to the northeast corner of said Lot 3 and there
terminating.

(Torrens property, Certificate No. 631429)

SCHEDULE B SECTION Il EXCEPTIONS
(PER TITLE COMMITMENT NO. NCS-904994-MPLS)

The following notes correspond to the numbering system of Schedule B of the above mentioned title
commitment.

(10) Rights of the City of Saint Paul in the right of way for Mississippi River Boulevard, as said road is
presently laid out and traveled, and as shown on the following:

(a) Plat of Mississippi River Boulevard No. 2, recorded August 13, 1906, in the office of the County
Recorder as Doc. No. 328682; and

(b) Intentionally Deleted.

RIGHT OF WAY IS SHOWN ON SURVEY.

(11) Rights of the City of Saint Paul in the right of way for Ford Parkway, including easements for
slopes, cuts and fills, as said road is presently laid out and traveled and as contained in the
following:

(a) Deed to the City of Saint Paul, dated March 31, 1923, recorded April 24, 1923, in the office
of the County Recorder as Doc. No. 632082; and

(b) Final Order, recorded September 13, 1923, in the office of the County Recorder as Doc. No.
642842

RIGHT OF WAY IS SHOWN ON SURVEY. NOTE: THERE ARE SLOPE EASEMENTS ALONG THE SOUTH
RIGHT OF WAY OF FORD PARKWAY WHICH APPEAR TO AFFECT THE SUBJECT PROPERTY, HOWEVER
THE SLOPE MAPS ARE UNREADABLE. EASEMENTS ARE NOT SHOWN.

(12) Rights of the City of Saint Paul in the right of way for Cleveland Avenue, including easements for
slopes and water purposes, as said road is presently laid out and traveled and as shown on the
instrument recorded in the office of the County Recorder as Doc. No. 1907785.

(Affects Parcels Al, A3, and D)

RIGHT OF WAY, WATER EASEMENT, AND SLOPE EASEMENT ARE SHOWN ON SURVEY.

(13) Easement for sanitary sewer interceptor purposes in favor of the City of St. Paul, as contained in
Council File 100314 by the City of St. Paul, recorded November 18, 1935, in the office of the
County Recorder as Doc. No. 888931. AS SHOWN.

(Affects Parcel B1)

(14) City utility easement along Cleveland Avenue, as shown on the plat of Ford Motor Company First

Addition. AS SHOWN.

(Affects Parcels A and D)

(15) Reservation of all minerals and mineral rights by the grantor in the Quit Claim Deed, from the
Chicago, Milwaukee, St. Paul and Pacific Railroad Company, to Ford Motor Company, dated July 14,
1980, recorded August 20, 1980, in the office of the County Recorder as Doc. No. 2087758.
BLANKET IN NATURE OVER PARCEL D, NOT GRAPHICALLY SHOWN.

(Affects Parcel D)

(16) This item has been intentionally deleted.

(17) Easement for gas line purposes in favor of Northern States Power Company, as contained in the
Gas Line Easement, dated August 20, 1974, recorded December 11, 1980, in the office of the
County Recorder as Doc. No. 2100193. AS SHOWN.

(Affects Parcels Al, A2, A3, C, and D)

(18) This item has been intentionally deleted.

(19) This item has been intentionally deleted.

(20) This item has been intentionally deleted.

(21) Easement for power line purposes in favor of Northern States Power Company, as contained in the
Electric Easement, dated June 22, 2009, recorded August 7, 2009, in the office of the County
Recorder as Doc. No. 4175214, and rerecorded February 5, 2010, in said office as Doc. No.
4206886. AS SHOWN.

(Affects Parcel B1)

(22) This item has been

(23) This
(24) This
(25) This
(26) This
(27) This
(28) This

(29) This

item

item

item

item

item

item

item

has been

has been

has been

has been

has been

has been

has been

intentionally deleted.
intentionally deleted.
intentionally deleted.
intentionally deleted.
intentionally deleted.
intentionally deleted.
intentionally deleted.

intentionally deleted.

(30) Rights of tenants under unrecorded leases.

(31) The following matters, as shown on the survey by Beth A. Braun, on behalf of Mannik Smith
Group, dated June 6, 2018:

(a) Encroachment of parking and fenced area across the western boundary of Parcel Bl of the
Land and approximately 19.5 feet into the right of way for Mississippi River Boulevard; NOTED ON
SURVEY

(b) Encroachment of fenced area across the western boundary of Parcel B! of the Land and
approximately 24.2 feet into the right of way for Mississippi River Boulevard; NOTED ON SURVEY

(c) Encroachment of fence across the southern boundary of Parcel C and approximately 4.7 feet
into the railroad parcel to the south; NOTED ON SURVEY

(d) Encroachment of concrete across the southern boundary of Parcel C and approximately 5.9
feet into the railroad parcel to the south; NOTED ON SURVEY

(e) Possible encroachments regarding the boundary fence, ownership unclear, along the southern
boundary of the Land; and

(f) Matters, if any, arising as a result of the apparent use by others of the ball fields lying in the
southeasterly portion of the Land.

(32) This item has been intentionally deleted.

(33) The following, which appears as a recital on the Certificate of Title for the Land: Subject to in
place Underground Electric Facilities within Lot 2 Auditor’s Subdivision No. 87, and the North half
of Lot 2, Section 17, Township 28, Range 23. ELECTRIC TUNNEL SHOWN

(34) The following, which appears as a memorial on the Certificate of Title for the Land: Plat of
Auditor’s Subdivision No. 87, recorded March 6, 1934, in the office of the County Recorder as
Doc. No. 860584, and recorded March 6, 1934, in the office of the Registrar of Titles as Doc. No.
143957.
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NORTHERN HIGHLAND BRIDGE

KNOW ALL PERSONS BY THESE PRESENTS: That Project Paul, LLC, a Delaware limited liability company, owner of the following described property situated in the City of
Saint Paul, County of Ramsey, State of Minnesota:

Lots 1 and 2, Block 2, Ford, according to the recorded plat thereof, Ramsey County, Minnesota.

Has caused the same to be surveyed and platted as NORTHERN HIGHLAND BRIDGE.

In witness whereof said Project Paul, LLC, a Delaware limited liability company, has caused these presents to be signed by its proper officer this day of ,
20 .

Signed: Project Paul, LLC, a Delaware limited liability company

By
Name, Title

STATE OF MINNESOTA
COUNTY OF

The foregoing instrument was acknowledged before me this day of , 20 , by ,
of Project Paul, LLC, a Delaware limited liability company, on behalf of the company.

(Signature) (Name Printed)

Notary Public, County, Minnesota
My Commission Expires

I, Mathew J. Welinski, Professional Land Surveyor, do hereby certify that | have surveyed or directly supervised the survey of the property described on this plat; prepared this plat
or directly supervised the preparation of this plat; that this plat is a correct representation of the boundary survey; that all mathematical data and labels are correctly designated
on this plat; that all monuments depicted on this plat have been correctly set; that all water boundaries and wet lands, as defined in Minnesota Statutes, Section 505.01, Subd. 3,
as of the date of the surveyor's certification are shown and labeled on this plat; and all public ways are shown and labeled on this plat.

Dated this day of , 20

Mathew J. Welinski, Professional Land Surveyor
Minnesota License No. 53596

STATE OF MINNESOTA
COUNTY OF
The foregoing Surveyor's Certificate was acknowledged before me this day of , 20 __, by Mathew J. Welinski, a Professional Land
Surveyor.
(Signature) (Name Printed)
Notary Public, County, Minnesota

My Commission Expires

CITY COUNCIL

City of Saint Paul

| do hereby certify that on the day of
Minnesota Statutes, Section 505.03, Subd. 2, have been fulfilled.

, 20 __, the City Council of the City of Saint Paul, Minnesota, approved this plat. Also, the conditions of

City Clerk

PROPERTY TAX, RECORDS AND ELECTION SERVICES DEPARTMENT

Pursuant to Minnesota Statutes, Section 505.021, Subd. 9, taxes payable in the year on the land hereinbefore described have been paid. Also, pursuant to Minnesota Statutes,
Section 272.12, there are no delinquent taxes and transfer entered this day of ,20 .

, Ramsey County Auditor/Treasurer

By , Deputy
COUNTY SURVEYOR
Pursuant to MN Statutes, Section 383A.42 this plat is approved this day of , 20
Daniel D. Baar, L.S.
Ramsey County Surveyor
REGISTRAR OF TITLES, County of Ramsey, State of Minnesota
I hereby certify that this plat of NORTHERN HIGHLAND BRIDGE was filed in the office of the Registrar of Titles for public record on this day of
20 ,at o'clock .M., and was duly filed in Book of Plats, Pages and , as Document Number

Deputy Registrar of Titles

Westwood

Professional Services, Inc.
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NORTHERN HIGHLAND BRIDGE
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