Section 320 ‑ Subdivision Regulations

Section 320:00.  Short Title.  This ordinance shall be known as the "Subdivision Ordinance of the City of Cold Spring," and will be referred to herein as "this ordinance."

Section 320:03.  Purpose.  This ordinance is hereby adopted in order to safeguard the best 
interests of the City, and to assist subdividers in coordinating development plans with the aims and purposes of the community at large.  It is the purpose of these regulations to prevent the unregulated, piecemeal development of new subdivisions which in turn might cause undesirable and costly traffic circulation patterns and disrupt the unified scheme of community development as set forth in the approved Comprehensive Plan.  In order to accomplish the foregoing, all subdivision of land hereafter submitted for approval to the Planning Commission shall, in all respects, fully comply with the regulations set forth in this ordinance.  It is the intent of this ordinance to provide regulations and requirements for the platting of land within Cold Spring pursuant to the authority set forth in Minnesota Statutes Annotated, Chapters 429, 471 and 505, which regulations the Council deems necessary for the health, safety and general welfare of all residents.

Section 320:06.  Jurisdiction.  The regulations herein governing plats and the subdivision of land 
shall apply within the corporate limits of this municipality and the unincorporated area within 
two miles of its limits; provided that where a municipality lies less than four miles from the corporate limits, these regulations shall apply only to a line equidistant from this municipality and such municipality; and provided further, that the governing adopted ordinances for the regulation of subdivision of land or platting.  Copies of resolutions approving subdivision plats of land outside this municipality but not subject to its subdivision regulations shall be filed with the Clerk of the town in which the land is situated.

Section 320:09.  Applications of Ordinance.  Any plat, hereafter made, for each subdivision or 
each part thereof lying within the jurisdiction of this ordinance, shall be prepared, presented 
for approval, and recorded as herein prescribed.  The regulations contained herein shall apply to the subdivision of a lot, tract or parcel of land into two or more lots, tracts or other division of land for the purpose of sale or building development, whether immediate or future, including the re-subdivision or re-platting of land or lots.  

Section 320:12.  Approvals Necessary for Acceptance of Subdivision Plats.  Before any plat shall 
be of any validity, it shall have been approved by the Planning Commission and by the 
Council, as having fulfilled the requirements of this ordinance.

Section 320:15.  Rules of Construction and Interpretation.  For the purpose of this ordinance, 
words used in the present tense shall include the future; words in the singular shall include the plural, and the plural the singular; and the word "shall" is mandatory and not discretionary.

Section 320:18.  Definitions.
Subd. 1.  Unless the context clearly indicates otherwise, the words, combinations of 
words, terms, and phrases, as used in Section 320:00 et seq. shall have the meanings set 
forth in the subdivisions of this section which follow.

Subd. 2.  Alley is a public right‑of‑way which affords a secondary means of access to 
abutting property.

Subd. 3.  Block is an area of land within a subdivision that is entirely bounded by streets, or by streets and the exterior boundary or boundaries of the subdivision, or a combination of 
the above with a river or lake.

Subd. 4.  City is the City of Cold Spring.

Subd. 5.  Council is the governing body of the City of Cold Spring.

Subd. 6.  Comprehensive Plan refers to the group of maps, charts and texts that makeup the comprehensive long‑range plan of this municipality.

Subd. 7.  Design standards are the specifications to land owners or subdividers for the 
preparation of plats, both preliminary and final, indicating among other things, the optimum, 
minimum, or maximum dimensions of such items as right‑of‑way, blocks, easements, and lots.

Subd. 8.  Easement is a grant by a property owner for the use of a strip of land for the 
purpose of constructing and maintaining utilities, including, but not limited to, sanitary sewers, water mains, electric lines, telephone lines, storm sewer or storm drainage ways and gas lines.

Subd. 9.  Final Plat is a drawing or map of a subdivision, meeting all the requirements of this municipality and in such form as required by the County for the purposes of recording.

Subd. 10. Lot is a portion of a subdivision or other parcel of land intended for building 
development or for transfer of ownership.

Subd. 11. Owner includes the plural as well as the singular, and where appropriate shall 
include a natural person, partnership, firm, association, public or quasi‑public corporation, 
private corporation, or a combination of any of them.

Subd. 12. Parks and playgrounds are public lands and open spaces dedicated or reserved for recreation purposes.

Subd. 13. Percentage of grade on street center line means the distance vertically (up or 
down) from the horizontal in feet and tenths of a foot for each one hundred feet of horizontal 
distance.

Subd. 14. Pedestrian way is a public or private right‑of‑way across a block or within a 
block to provide access, to be used by pedestrians and which may be used for the installation 
of utility lines.

Subd. 15. Planning Commission is the Planning Commission of this municipality.

Subd. 16. Preliminary Plat is a tentative drawing or map of the proposed subdivision 
meeting requirements herein enumerated.

Subd. 17. Protective covenants are contracts made between private parties as to the 
manner in which land may be used, with the view to protecting and preserving the physical 
and economic integrity of any given area.

Subd. 18. Road ‑ see "Street".

Subd. 19. Sketch plan is an informal plan describing the proposed subdivision development 
drawn prior to the preliminary plat application.

Subd. 20. Street is a public right‑of‑way affording primary access by pedestrians and 
vehicles to abutting properties, whether designated as a street, highway, thoroughfare, 
parkway, throughway, road, avenue, boulevard, lane, place or however otherwise designated.

Subd. 21. Streets, thoroughfares or arterial streets are those used primarily for heavy 
traffic, and serving as an arterial trafficway between the various districts of the community, 
as shown on the Comprehensive Plan.

Subd. 22. Streets, collectors, are those that carry traffic from minor streets to the major 
system of thoroughfares and highways, including the principal entrance streets of residential 
districts, as shown on the Comprehensive Plan.

Subd. 23. Street, local, are those which are used primarily for access to abutting properties.

Subd. 24. Street, marginal access, are minor streets which are parallel and adjacent to 
thorough fares and highways, and which provide access to abutting properties and 
protection from through traffic.

Subd. 25. Street, cul‑de‑sac, is a minor street with only one outlet and having an appropriate 
terminal for the safe and convenient reversal of traffic movement.

Subd. 26. Street width is the shortest distance between lines of lots delineating the street 
right‑of‑way.

Subd. 27. Subdivision is a described tract of land which is to be or has been divided into 
two or more lots or parcels, any of which resultant parcels is less than two and one‑half acres 
in area, or one hundred fifty (150) feet in width, for the purpose of transfer of ownership or building developments, or, if dedication of a public street is involved, any division of a parcel of land.  The term includes resubdivision and, where it is appropriate to the context, relates either to the process of subdividing or to the land subdivided.

Subd. 28. Subdivider is any person, individual firm, association, syndicate, co‑partnership, 
corporation, trust or other legal entity commencing proceedings under this ordinance to effect a subdivision of land.   

Subd. 29. Tangent is a straight line which is perpendicular to the radius of a curve where 
a tangent meets a curve.

Subd. 30. Vertical curve is the surface curvature on a street, road or highway center line 
located between lines of different percentage of grade.

Section 320:21.  Sketch Plan.
Subd. 1.  Prior to the filing of an application for conditional approval of the Preliminary 
Plat, the subdivider shall submit for review with the Planning Commission, subdivision 
sketch plans which shall contain the following information: tract boundaries, north 
point, description of nature and purpose of tract, streets on and adjacent to the tract, 
significant topographical and physical features, proposed general street layout, and 
proposed general lot layout.

Subd. 2.  Such sketch plans will be considered as submitted for informal and confidential 
discussion between the subdivider and the Commission.  Submission of a subdivision sketch 
plan shall not constitute formal filing of a plat with the Commission.

Subd. 3.  As far as may be practical on the basis of a sketch plan, the Commission will 
informally advise the subdivider as promptly as possible of the extent to which the proposed 
subdivision conforms to the design standards of this ordinance and will discuss possible plan 
modifications necessary to ensure conformance.

Section 320:24.  Procedure for Conditional Approval of Preliminary Plat.
Subd. 1.  The tracing and four dark line prints of the Preliminary Plat and the original 
and four dark copies of sheets of data accompanying the plat shall be filed with the 
Zoning Administrator, along with written application for conditional approval, who shall 
issue a receipt for same, dated as of the date of filing.  If satisfactory, the original and 
two copies of everything shall be retained for the Planning Commission, and one copy 
given to the Clerk for the Council. 

Subd. 2.  Under each of the following conditions, one additional copy of everything shall be required in filing and shall be transmitted to the official referred to, with advice to the effect 
that any recommendations for consideration by the Planning Commission in acting on the plat should be received within 14 days after the date of filing. 

a.
When land to be subdivided lies outside the corporate limits of this municipality, with the County Highway engineer of the appropriate county.

b.
When such land abuts a State Trunk Highway with the State Highway Commissioner.

    
Subd. 3.  Not less than five (5) days before the date of a meeting of the Planning Commission 
at which a Preliminary Plat is scheduled for consideration, the Secretary will so notify by United States mail the subdivider and the record owners of the property immediately adjoining the land within the plat.  The Planning Commission shall act on such plat and give due consideration to any recommendations received.

Subd. 4.  Before approval of a Preliminary Plat by the Planning Commission, the Zoning 
Administrator and Council shall  have reviewed and forwarded recommendations, when 
necessary, which take into consideration the prospective character of the development of the area included in the plat and of the surrounding territory, and shall be satisfied that the prospective development will conform to the land use plan, or other portions of the Comprehensive Plan, density of population, kind, widths, and orientation of streets 
and kinds, locations and sizes of other public areas and facilities.  

Subd. 5.  It is the intent of these regulations that the subdivider file for conditional 
approval of the Preliminary Plat with the Zoning Administrator, and that the action 
regarding such conditional approval shall issue from the Planning Commission following 
consideration at a meeting for which the Preliminary Plat is scheduled.  Such consideration 
shall involve recommendations, if any, from the Council and the Engineer, and other concerned officials where necessary.

Subd. 6.  If the Planning Commission fails to act within a reasonable time as fixed by the 
Council, the Zoning Administrator shall advise the subdivider of any and all recommendations received with respect thereto and shall negotiate with him to the end that such of these recommendations as may be consistent with these regulations shall be satisfied.  There upon the Preliminary Plat shall be resubmitted to the Planning Commission for action before the Final Plat is made.     

Subd. 7.  Conditional approval of a Preliminary Plat shall not constitute approval of the 
Final Plat (subdivision plat).  Rather, it shall be deemed to be an expression of approval 
to the layout submitted on the Preliminary Plat, and act as an authorization and guide to 
proceed with the preparation of the Final Plat.  This approval of the Preliminary Plat 
shall be effective for a period of six (6) months, unless an extension is granted by the 
Council.  The subdivider may file a Final Plat limited to such portion of the Preliminary 
Plat which he proposes to record and develop at the time, provided that such portion 
must conform to all requirements of this ordinance.

Section 320:27.  Procedure for Approval of Final Plat.
Subd. 1.  After review and approval of the Preliminary Plat by the Council and Planning 
Commission, the subdivider shall cause the subdivision to be surveyed, staked and 
monumented by a qualified land surveyor or registered professional engineer. Where 
permanent monuments are not already in place, monuments consisting of iron rods at 
least one‑half inch in diameter and 48 inches in length shall be set at the intersections of all boundary angles of the subdivision and at intersections of street, alley and boundary 
lines, all flush with the finished grade except that those within a roadway may be set at 
sub‑grade level.  Iron rods of one‑half inch or more in diameter and 24 inches or more in length, set flush with the finished grade, shall be located at the boundary angles, 
intersections and points of curvature of all lot, street, alley and boundary lines, where 
permanent monuments are not set.  Offset markers will be permitted in situations prohibiting 
the placing of markers in the locations described above.  The exact location of all markers shall be shown on the Final Plat, together with accurate internal angles, bearings and distances.

Subd. 2.  The plat may then be prepared in final form, and both survey and plat shall 
conform to the Preliminary Plat as approved, including the required modifications.

Subd. 3.  A Final Plat shall conform to the requirements herein and any additional requirements of law or ordinance.  The plat shall be drawn in waterproof, black ink on mylar or tracing cloth of good quality, using a sheet, or sheets, 2 feet by 3 feet in size, and at a scale of 100 feet to 1 inch or more.  When there is more than one sheet, an index sheet shall be attached, showing the entire subdivision, including boundary and streets, at an 
appropriate scale, and indicating the separate sheets of the Final Plat and the sheet number 
of each.  On each sheet, there shall be match marks for matching all adjoining sheets.

Subd. 4.  The Zoning Administrator shall check the Final Plat and accompanying data for conformity with the law and ordinances of this municipality and with these regulations, 
and any conditions or modifications of the Preliminary Plat, and shall also check the plat and 
survey for required accuracy, before accepting the plat for filing.  A traverse of the boundaries of the plat and of all lots and blocks, when computed from field measurements of the ground, must close within a limit of error of one foot to 5,000 feet of perimeter.  The Final Plat and 
at least four dark line prints thereof,  with required data accompanying each, shall be filed with the Zoning Administrator within six months after the date of approval of the Preliminary Plat.

Subd. 5.  Approval of the Planning Commission.  The Final Plat shall be submitted, along 
with written application for approval of the Final Plat, at least ten (10) days prior to a

Commission meeting at which consideration is requested.  Approval or disapproval of the Final Plat will be conveyed to the subdivider in writing within ten (10) days after the meeting of the Planning Commission at which such plat was considered.  In case the plat is disapproved, the subdivider shall be notified of the reason for such action and what requirements shall be necessary to meet the approval of the Commission.

Subd. 6.  Approval of the Council.  After a review and approval of the Final Plat by the 
Planning Commission, such Final Plat, together with the recommendations of the Planning 
Commission shall be submitted to the Council for approval.  At least one public hearing shall be held thereon after notice of the time and place thereof has been published once in the official newspaper at least ten (10) days before the day of the hearing.  At the hearing all persons interested in the plat shall be heard and the Council may thereafter approve or disapprove the plat.  If accepted, the Final Plat shall be approved by resolution, which resolution shall provide for the acceptance of all streets, alleys, easements, or other public ways and parks, or other open spaces dedicated to public purposes.  Failure of the Council to act on the application within sixty (60) days shall be deemed as approval.  If disapproved, the grounds for any refusal to approve a plat shall be set forth in the proceedings of the Council and reported to the person or persons applying for such approval.

The form of approval by the Planning Commission is as follows:

Approved by the Planning Commission of the City of Cold Spring this ______ day of 
_________________, 19_______.

Signed: ___________________________________________



Chairman

Attest: ___________________________________________



Secretary

The form of approval by the Council is as follows:

Approved by the City of Cold Spring, Minnesota, this ______ 

day of _______________________.

Signed: ____________________________________________

  


Mayor 

Attest: ____________________________________________

Clerk

Section 320:30.  Preliminary Plat Requirements.
Subd. 1.  A Preliminary Plat shall be clearly and legibly drawn on tracing paper, tracing 
cloth or mylar of good quality and all prints or copies thereof shall be clear and legible.  
The size of the tracing should be the same as the size used for the Final Plat.  It shall be 
at a scale, of 100 feet to one inch or more, showing clearly all details thereof.  A Preliminary 
Plat, together with such accompanying sheets of data and other materials as are needed for the purpose, shall show the information set forth in the subdivisions which follow.

Subd. 2.  The proposed name of the subdivision, north arrow, scale and date.

Subd. 3.  Names and addresses of the owners, lien holders, subdivider, surveyor, or 
engineer and designer.

Subd. 4.  Sufficient description to define the location of and boundary of the land to be 
divided and the location and names of all existing subdivisions, streets (and street widths) and unsubdivided property and ownership adjoining the proposed subdivision, between it and the nearest existing streets and for a distance of not less than 600 feet beyond the boundaries of the subdivision, zoning on and adjacent to the subdivision.  Also:  photographs, when required by the Planning Commission, identifying camera location, directions of views, and key numbers. 

Subd. 5.  A sketch, approximately to scale, clearly indicating an ultimate street and 
block layout for the entire ownership, when only a portion is proposed to be subdivided first.

Subd. 6.  Locations, names, widths, and existing and proposed finished grades of all 
streets, highways, major thoroughfares and alleys.

Subd. 7.  Locations and widths of all easements and rights-of‑way for drainage, sewerage, 
public utilities or railroads, or for other purposes.

Subd. 8.  Lot lines with approximate dimensions.

Subd. 9.  Radii of all curves.

Subd. 10. Designation of areas which, before improvements, are subject to inundation or stream water overflow, and location of all water courses and drainage ditches.

Subd. 11. Proposed uses of the lots and parcels, proposed building setback (front yard) 
lines, minimum areas for building sites, other area requirements and bulk and height 
requirements or restrictions, and an outline of proposed deed restrictions.

Subd. 12. Designation of proposed public streets, rights-of‑way, easements and other 
areas proposed to be dedicated for public purposes, and their purposes.

Subd. 13. Location and approximate sizes and grades of existing water, sewer, gas, 
telephone, and electric lines, sidewalks, curbs, gutters, roadways, paving, tree planting and 
other landscaping within the area to be platted.


Subd. 14. Proposed grade of center lines of streets shall be shown at intervals of not 
more than 200 feet.

Subd. 15. The name and address of the person to whom notice of the Planning Commission's 
hearing on the plat shall be sent.

Section 320:33.  Final Plat Requirements.
Subd. 1.  The Final Plat shall be drawn in waterproof, black ink on tracing cloth or mylar 
of good quality, using a sheet, or sheets, 2 feet by 3 feet in size, and at a scale of 100 feet to 
one inch or more.  When there is more than one sheet, an index sheet shall be attached, 
showing the entire subdivision, including boundary lines and streets, at an appropriate scale, 
and indicating the separate sheets of the Final Plat and the sheet number of each.  On each 
sheet, there shall be match marks for matching all adjoining sheets.  The Final Plat shall show all required information set forth in the subdivisions which follow.

Subd. 2.  The name of the subdivision, scale, north arrow, and date.

Subd. 3.  Names and addresses of owners, lien holders, subdivider, surveyor, and designer. 
Names of record owners of adjoining unplatted land.

Subd. 4.  Primary control points, approved by the Engineer, or descriptions and "ties" to such control points, to which all dimensions, angles, bearings, elevations and similar data 
shall be referred.

Subd. 5.  Subdivision boundary lines, side and center lines of streets and other rights‑of‑way, 
lines of easements, lot lines, lines of all other sites and of all reservations; with accurate dimensions, bearings or deflection angles, and radii, arcs and central angles of all curves.

Subd. 6.  Location and description of monuments.  At least three iron or stone monuments 
shall be placed at some corners in the ground in such a way that the lines between the monument form two or more base lines from which to make future surveys.

Subd. 7.  Names and widths of streets and other rights‑of‑way.

Subd. 8.  Widths and purposes of easements.

Subd. 9.  Block numbers, consecutive.

Subd. 10. Lot numbers, consecutive, starting with the figure "1" in each block.

Subd. 11. Dedication of any sites, in addition to streets, rights‑of‑way and easements, and 
the purpose.

Subd. 12. Owner's statement offering streets, rights‑of‑way, and public areas for dedication 
to the public.

Subd. 13. Owner's power of attorney to subdivider, if owner is not the subdivider.

Subd. 14. Accompanying the Final Plat shall be a certificate of title or title opinion 
showing ownership.

Subd. 15. Other data, certificates, affidavits, and endorsements that may be required by the Planning Commission or by the Council.  Accompanying the Final Plat shall be such other 
data, etc.

Subd. 16. Accompanying the Final Plat shall be a final plan of all improvements to be 
installed by the subdivider, with grades and profiles for same as approved by the Engineer.

Subd. 17. A certificate by the Engineer or other designated authority that all required 
improvements have been satisfactorily installed or that, in lieu thereof, a surety bond or 
certified check, running to the City, in an amount sufficient to cover the cost of completion 
of all required improvements, has been posted.  Accompanying the Final Plat shall be a 
certificate, etc.

Subd. 18. Accompanying the Final Plat shall be restrictive covenants, if any, in form for 
recording.  On the plat shall be written an instrument of dedication which shall be signed  
and acknowledged by the owner of the land.

Subd. 19. A certificate upon which the surveyor shall certify under oath on the plat that it is a correct representation of the survey, that all distances are correctly shown on the  
plat, that the monuments for guidance of future surveys have been correctly placed in the ground as shown, that the outside boundary lines are correctly designated on the plat, and that the topography of the land is correctly shown in the plat.

Section 320:36.  General Design Requirements.
Subd. 1.  General design, street pattern, street widths, proposed private and public 
areas, facilities and uses, and proposed density of population shall conform to applicable

plans, ordinances and regulations, including:  major thoroughfare plan, land use plan, 
other portions of the Comprehensive Plan, building and zoning regulations, and other 
applicable regulations, and the official map adopted by reference.

Subd. 2.  Valuable topographic and scenic features and ground cover shall be preserved 

and retained to the maximum possible extent.  Drainage shall be provided for in the 
subdivision by adequate storm drains or by maintenance of natural drainage channels.

Section 320:39.  Streets and Thoroughfares.
Subd. 1.  The arrangement, character, extent, width, grade and location of all streets 
shall conform to the Comprehensive Plan and shall be considered in their relation to existing 
and planned streets, to topographical conditions, to public convenience and safety, and in their appropriate relation to the proposed uses of the land to be served by such streets.

Subd. 2.  Where such is not shown in the Comprehensive Plan, the arrangement of 
streets in a subdivision shall either:

a.
Provide for the continuation or appropriate projection of existing principal streets in surrounding areas; or 

b.
Conform to a plan for the neighborhood approved or adopted by the Planning Commission and Council to meet a particular situation where topographical or other conditions make continuance or conformance to existing streets impracticable.

Subd. 3.  The street patterns shall be adequate to serve platted lots when developed and 
shall not be such as to obstruct the development of adjoining unsubdivided lands in conformity with the Comprehensive Plan and platting, existing or proposed, as shown on the official map.

Subd. 4.  Minor streets shall be so laid out that their use by through traffic will be discouraged. 

Subd. 5.  Where a subdivision abuts or contains an existing or proposed arterial street, the Planning Commission may require marginal access streets, reverse frontage with screen planting contained in a non‑access reservation along the rear property line, deep lots with rear service alleys, or such other treatment as may be necessary for adequate protection of residential properties and which will afford separation of through and local traffic.

Subd. 6.  Where a subdivision borders on or contains a railroad right‑of‑way or limited access 
highway right‑of‑way, the Planning Commission may require a street approximately parallel to and on each side of such right‑of‑way, at a distance suitable for the appropriate use of the intervening land, as for park purposes in residential districts, or for commercial or industrial purposes in appropriate districts.  Such distances shall also be determined with due regard for the requirements of approach grades and future grade separations.

Subd. 7.  Street jogs with center line offsets of less one hundred and twenty‑five (125) feet shall be prohibited. 

Subd. 8.  Streets shall intersect or intercept each other at right angles with variations of not more than ten (10) degrees permitted when considered necessary.

Subd. 9.  Names of streets which are extensions of existing streets shall be the same.  No street names shall be used which will duplicate or be confused with the names of separate existing streets.  Street names shall be subject to the approval of the Council.

Subd. 10. At residential street corners the street lines (property lines) at each corner shall be connected by a circular arc having a radius of not less than ten (10) feet, and the curb lines (or lines designating outside edges of roadways) shall be connected by a circular arc having a radius of not less than fifteen (15) feet.  At business and industrial corners, these lines shall be similarly connected by arcs or their equivalent chords according to standards approved by the Council.

Subd. 11. Half‑width streets shall be prohibited except where essential to the reasonable development of the subdivision in conformity with the other requirements of these regulations.  Where an existing half‑width street adjoins a portion of the boundary of a proposed subdivision, street dedication in a width needed to make this a full‑width street may be required.

Subd. 12. Streets for residential development, when of a length of 1,600 feet or more, and dead‑end streets when of a length of 800 feet or more shall be not less than 66 feet in width.  When shorter, a lesser width, but not less than 50 feet, may be provided. Dead‑end streets shall be less than 500 feet in length, wherever possible. The roadway diameter at the dead‑end shall be not less than 80 feet and the street property line diameter not less than 100 feet.

Subd. 13. Cul-de-sacs.  Due to the introduction of complications in and increased cost of the City’s maintenance activities, and a diminished ability to provide expedient and effective emergency response cul-de-sacs shall be allowed only in those instances where it is determined in the sole discretion of the Planning Commission and City Council that there is no other viable means by which to design a plat or portion thereof without a cul-de-sac.

Subd. 14. Unlimited access to railroads, trunk highways, and major thoroughfares including all limited‑access traffic ways, shall be discouraged.  Local service streets parallel to any such facility or the rearing of lots upon its right‑of‑way line with intersections at infrequent intervals only, four or less per mile, and at regular spacings shall be encouraged.

Subd. 15. For all public ways hereafter dedicated and accepted, the minimum right‑of‑way widths for streets and thoroughfares shall be shown in the Comprehensive Plan and where not shown therein, the minimum right‑of‑way width for streets, arterial highways or pedestrian ways included in any subdivision shall be not less than the minimum dimensions for each classification as follows:

Classification



Desirable



Acceptable

Urban Expressway







138 feet

Principal Arterial Highway

104 feet



74‑80 feet

Minor Arterial Highway






75 feet

Collector Streets


75 feet




66 feet

Local Streets







 
66 feet

Marginal Service Access Roads





50 feet

Alley









20 feet

Pedestrian Way







10 feet

Where existing or anticipated traffic on principal and minor arterial highways warrants greater widths of rights‑of‑way, these shall be required.

Subd. 16. Street Grades:  The grades in all streets, arterial highways, collector streets, minor streets and alleys in any subdivision shall not be greater than the maximum grades for each classification as follows:

Urban Expressway


(as required by the Minnesota State Highway

Department)

Principal Arterial Highway

5 per cent

Minor Arterial Highway

5 per cent

Collector Street


5 per cent

Local Street



8 per cent

Alley




8 per cent

In addition, there shall be a minimum grade on all streets and arterial highways of not less than one‑half () of one (1) per cent.

Subd. 17. Street Alignment:  The horizontal and vertical alignment standards on all streets shall be as follows:

a.  Horizontal:  radii of centerline:

Minimum

Desirable


Acceptable
Urban Expressway   


(as required by the Minnesota State Highway 






Department)

Principal Arterial Highway 

800 feet



500 feet

Minor Arterial Highway

800 feet



500 feet

Collector Street


500 feet



300 feet

Local Street



500 feet



100 feet

There shall be a tangent between all reversed curves of a minimum length as follows:

Minimum

Acceptable
Urban Expressway

(as required by the Minnesota State Highway Department)

Principal Arterial Highway





100 feet

Minor Arterial Highway





100 feet

Collector Street






50 feet

Local Street







50 feet

b.  Vertical:  All changes in street grades shall be connected by vertical parabolic curves of such length as follows:

Principal or Minor Arterial Highways



30 times the algebraic










difference in the per

cent of grade of the 

two adjacent slopes.

Collector or Local Street





20 times the algebraic

difference in the per

cent of grade of the 

two adjacent slopes.

Subd. 18.  All proposed streets shall be offered for dedication as public streets.  Except that private streets may be permitted, following approval of the variance application, within 
the boundaries of property under one ownership.

Section 320:42.  Alleys.
Subd. 1.  Alleys may be required at the rears of lots to be used for multiple dwellings, commercial, industrial and institutional purposes, lots fronting trunk highways, and major thoroughfares and lots needing a secondary means of access.

Subd. 2.  Alleys shall be not less than twenty (20) feet in width.  

Subd. 3.  Alley intersections and sharp changes in alignment shall be avoided, but, where necessary, corners shall be cut off sufficiently to permit safe vehicular movement.

Subd. 4.  Dead‑end alleys shall be avoided where possible, but if unavoidable, shall be provided with adequate turn-around facilities at the dead‑end, as determined by the Planning Commission.

Subd. 5.  The Planning Commission may recommend, and the Council require, the placement of alleys in subdivision developments where they would be essential for utilities, service access or health and general welfare.

Section 320:43.  Sidewalks and Trails. 


Subd. 1.  Purpose.  It is the City’s intent to ensure that a safe, efficient and effective transportation system is provided for non-motorized traffic in the community.  The City does recognize the additional capital expense involved in constructing these transportation features and additional on-going expense in maintaining these systems; accordingly this Section is intended to ensure that a basic non-motorized transportation system is created. 


Subd. 2.  Sidewalks Required.  The necessity and benefit of a sidewalk will vary depending on the extent of motorized and non-motorized traffic on that street.  Within a preliminary plat the Planning Commission shall designate the category under Section 15 that a particular street will be classified under; the extent to which sidewalks are required on that street shall be determined according to that designation and the requirements below. 

a.   Sidewalks shall be required on both side of an Urban Expressway, Principal Arterial Highway, Minor Arterial Highway or Collector Streets.  

b.   Sidewalks shall be required on at least one side of Local Streets.  The side of a street upon which the sidewalk is located shall be determined by the ability to connect with other sidewalks or trails, the design which maximizes the safety of pedestrians and the overall practicality of one side versus the other.

c.   Sidewalks shall not be required on Marginal Service Access Roads.


Subd. 3.  Standards for Sidewalks.  The following standards shall be applied to the constructed of sidewalks.  

a.   Sidewalks shall be no less than four feet in width.

b.   Sidewalks shall be located at the outermost edge of any right-of-ways.

c.   Sidewalks shall be constructed to the standards established from time to time by the City and the City Engineer.

d.   In new developments sidewalks shall be constructed prior issuing a certificate of occupancy for any new home or business located within that development.


Subd. 4.   Trails as Alternative.  Trails shall be permitted as an alternative to construction of sidewalks providing that the following criteria are met.  

a.   The trail shall be designated for public use, and there shall be no impediment to the public’s use of the trail; such as, a break in the surface trail, a disconnect from other public pedestrian areas, natural or constructed barriers.

b.   The trail shall be equivalently accessible to those pedestrians that would have other wise benefited from the sidewalks.

c.   Construction of a trail shall not be constructed as an alternative to sidewalks on an Urban Expressway, Principal Arterial Highway or Minor Arterial Highway.

d.   The trail shall have a paved surface.

e.   The trail shall be no less than six feet wide.

f.   Maintenance of the trail shall be the responsibility of a homeowners association or similar organization.

Section 320:45.  Easements.
Subd. 1.  An easement for utilities, at least five (5) feet wide, shall be provided along each side of a side line of lots and/or the rear line of lots where necessary to form a continuous right‑of‑way, at least ten (10) feet in width.  If necessary for the extension of main water 

or sewer lines, electrical transformer pads or similar utilities, easements of greater 

width may be required along lot lines or across lots.

Subd. 2.  Utility easements shall connect with easements established in adjoining properties.  These easements, when approved, shall not thereafter be changed without the approval of the Council, by ordinance, upon the recommendation of the Planning Commission.

Subd. 3.  Additional easements for pole guys should be provided at the outside of turns.  Where possible, lot lines shall be arranged to bisect the exterior angle so that pole guys will fall along side lot lines.

Subd. 4.  Where a subdivision is traversed by a water course, drainage way, channel or stream, a storm water easement, drainage right‑of‑way or park dedication, whichever the Planning Commission may deem most adequate, conforming substantially with the lines of such water course shall be provided, together with such further width or construction, or both, as will be adequate for the storm water drainage of the area.  The width of such easements shall be determined by the Planning Commission.

Section 320:48.  Blocks.
Subd. 1.  The lengths, widths and shapes of blocks, and lots within blocks, shall be determined with due regard to:

a. 
 Provision of adequate building sites suitable to the special needs of the principal and all required accessory uses.

b.  
Zoning requirements as to lot sizes and dimensions, and provisions regulating 

off‑street parking and loading spaces.

c.
Needs for convenient access, circulation, control and safety of street traffic.

d.
Limitations and opportunities of topography.

Subd. 2.  Residential blocks shall normally be of sufficient width for two tiers of lots.  Block lengths shall be determined by circulation and other needs. Where residential blocks 
with lots deeper than two hundred (200) feet are proposed, a reservation for a future street through the middle of the block, longitudinally, may be required.

Subd. 3.  Pedestrian crosswalks, not less than ten (10) feet wide, shall be required where deemed essential to provide circulation, or access to schools, playgrounds, shopping centers, transportation and other community facilities.

Section 320:51.  Lots.
Subd. 1.  The lot size, width, depth, shape and orientation, and the minimum building setback lines shall be appropriate for the location of the subdivision and for the type of development and use contemplated.

Subd. 2.  Lot dimensions shall conform to the requirements of the Zoning Ordinance.

Subd. 3.  Ordinarily side lines of lots shall be at right angles to straight lines and radial to curved street lines.

Subd. 4.  Double frontage, and reverse frontage lots, should be avoided except where essential to provide separation of residential development from traffic arteries or to overcome special disadvantages of topography and orientation.  A planting screen easement of at least ten (10) feet, and across which there shall be no right of access, shall be provided along the line of lots abutting such a traffic artery or other disadvantageous use.

Subd. 5.  The subdividing of the land shall be such as to provide, by means of a public street, each lot with satisfactory access to an existing public street for purposes of fire fighting, utilities and other public and quasi‑public service.

Section 320:54.  Public Sites and Open Spaces. 
 Pursuant to Minnesota Statutes § Section 462.358, subd. 2 (b), and in accordance with Section 560 of City Code, a reasonable portion of any proposed subdivision of lands within the City shall be dedicated to the public as parklands, or that a reasonable cash payment be received from the subdivider in lieu thereof in order to facilitate development of similar facilities. 

Section 320:55.  Flood Boundary Signage.
  The limits of the areas which have been or would be inundated by a 100-year flood event shall be delineated as reasonably practical at each side lot line or three hundred (300) foot intervals, whichever is more frequent.  Such delineation shall be made by means of firmly placed signs of sufficient size to be easily read from a distance of twenty (20) feet.  The signs shall record the maximum known depth of flooding or height to the flood protection level, whichever is greater.  All flood warning signs in floodprone areas shall be in accordance with the above requirements or any additional requirements as provided by the use of the 100-year flood profile and other supporting technical date in the Flood Insurance Study and the Flood Insurance Rate Map.  Said signs shall meet the following specifications:

1.
The signs shall be on substantial permanent metal posts. 

2.
The signs shall have notification painted white and shall be stenciled or otherwise lettered with the inscription “100-year flood elevation.”  This lettering is to be of a permanent nature. 

3.
The sign shall be firmly placed in the ground and be at least two (2) feet above the ground. 
4.
The cost of preparing and installing such markers shall be borne by the Subdivider and the signs shall be installed prior to the sale of lots and construction of any buildings or structures.

Section 320:57.  General Requirements for Variances.  The Council may grant a variance from 
these regulations following a finding that all of the following conditions exist:

a.
There are special circumstances or conditions affecting  said property such that the strict application of the provisions of this ordinance would deprive the applicant of the reasonable use of his land.

b.
The variance is necessary for the preservation and enjoyment of a substantial property right of the petitioner.

c.
The granting of the variance will not be detrimental to the public welfare or injurious to other property in the territory in which said property is situated.

In making this finding the Council shall consider the nature of the proposed use of land and the existing use of land in the vicinity, the number of persons to reside or work in the proposed subdivision and the probable effect of the proposed subdivision upon traffic conditions in the vicinity.  In granting a variance as herein provided the Council shall prescribe only conditions that it deems desirable or necessary to the public interest.

Section 320:60.  Special Application Requirements.  Application for any such variance shall be made in writing by the subdivider at the time when the Preliminary Plat is filed for the consideration of the Planning Commission and Council, stating fully and clearly all facts relied upon by the petitioner, and shall be supplemented with maps, plans or other additional data which may aid the Planning Commission and Council in the analysis of the proposed project. 
The plans for such development shall include such covenants, restrictions or other legal provisions necessary to guarantee the full achievement of the plan.

In all cases where applications for variance are submitted for conditional approval along with the Preliminary Plat, the action on such conditional approval shall issue from the  Council.  Where a petition for variance is not involved, the Planning Commission may grant conditional approval subject to procedural requirements stated in this ordinance.

Section 320:63.  Registered Land Surveys.  It is the intention of this ordinance that all registered land surveys in the City should be presented to the Planning Commission in the form of a Preliminary Plat in accordance with the standards set forth in this ordinance for preliminary plats and that the Planning Commission shall first approve the arrangement, sizes, and relationship of proposed tracts in such registered land surveys, and that tracts to be used as easements or roads should be so dedicated.  Unless such approvals have been obtained from the Planning Commission and Council in accordance with the standards set forth in this ordinance, building permits will be withheld for buildings on tracts which have been so subdivided by registered land surveys and the City may refuse to take over tracts as streets or roads or to improve, repair or maintain any such tracts unless so approved.

Section 320:66.  Conveyance by Metes and Bounds.  No conveyance of two or more parcels in which the land conveyed is described by metes and bounds shall be made or recorded if the parcels described in the conveyance are less than two and one‑half (2 ) acres in area and one hundred fifty (150) feet in width unless such parcel was a separate parcel 
of record at the effective date of this ordinance.  Building permits will be withheld for buildings on tracts which have been subdivided and conveyed by this method and the City may refuse to take over tracts as streets or roads or to improve, repair or maintain any such tracts.

Section 320:69.  Conditions for Recording.  No plat of any subdivision shall be entitled to record in the County Register of Deeds Office or have any validity until the plat thereof has been prepared, approved and acknowledged in the manner prescribed by this ordinance.

Section 320:70.  Minor Subdivisions/Waiver of Platting Requirement.


Subd. 1.   Application.  Minor Subdivisions shall apply to the following applications:


a.   In the case of a request to divide a lot where the division is to permit the adding of a parcel of land to an abutting lot.


b.   In the case of a request to divide a lot from a larger tract of land thereby creating no more than two lots.  To qualify, the parcels of land shall not have been part of a Minor Subdivision within the last five (5) years.


c.  In the case of a request to divide a base lot upon which a two family dwelling, townhouse, or a quadraminium which is a part of a recorded plat where the division is to permit individual private ownership of a single dwelling unit within such a structure and the newly created property lines will not cause any of the unit lots or the structure to be in violation of this Ordinance.


Subd. 2.  Contents and Data Required.


a.   Certificate of Survey.  The requested Minor Subdivision shall be prepared by a licensed land surveyor in the form of a Certificate of Survey.  If the property affected is registered land, a Registered Land Survey shall be required.  Contents of the Certificate of Survey shall include:


1.   North arrow.

2.   Lot sizes in square feet, prior to and after the proposed split.

3.   Existing buildings and setbacks from proposed lot lines.

4.   Tree cover.

5.   Legal descriptions for the parcels to be created.

6.   Streets and easements


b.   Additional Information.  In addition to the Certificate of survey, the applicant shall submit:

1.   A special assessment search.

2.   Property owners’ names and addresses and proof of ownership.

3.   Zoning of all affected parcels.

Subd. 3.  Procedure for Minor Subdivisions.

a.   Filing.  Ten (10) reproducible (11” x 17”) copies of the certificate of survey, prepared by a licensed land surveyor shall be filed with the City Administrator at least fourteen days prior to the regular Planning Commission meeting, at which time the Minor Subdivision is to be considered, along with the required application information and fee.

b.   Action by the Planning Commission.  The Planning Commission shall consider the Minor Subdivision together with the reports from City staff and consultants, and compliance with City Code.  The Planning Commission shall formulate a recommendation concerning the Minor Subdivision and promptly transmit it to the City Council together with one copy of the Certificate of Survey, application and staff report, or the Council may take action without a recommendation.

c.   Action by the City Council.  The City Council shall approve, conditionally approve or deny the Minor Subdivision.  If the City Council disapproves the Minor Subdivision, the grounds for such refusal shall be set forth in the proceedings of the City Council and reported to the applicant.

d.   Term of Approval.  Approval of the Minor Subdivision shall be expire after a period of twelve (12) months after approval if no action is taken by the applicant upon the property; unless an extension is granted by the City Council.  

Subd. 4.  Design Standards.  The Minor Subdivision shall conform to all design standards as specified in Section 320:36 of this Chapter.  Any proposed deviation from said standards shall require the processing of a variance request as governed by Section 320:57 of this Chapter.


Subd. 5.  Processing.

a.   If the land division results in two (2) lots each greater than ten (10) acres in size, the City Council may administratively approve the subdivision without Planning Commission review and approval, provided that it complies with applicable provisions of City Code.

b.   In the case of applications involving the division of property, which results in a lot less than ten (10) acres in area, applicable procedure provisions of Section 320:70, Subdivision 3 shall be followed.

Subd. 6.  Filing.  

Upon execution of the Council’s resolution approving the petition for a minor subdivision, the City Administrator or Zoning Administrator shall be authorized to sign the deed or registered land survey as meeting the requirements of the City.  The Certificate of Survey or Registered Land Survey shall be filed by the applicant and recorded at the Office of the County Recorder.

Section 320:72.  Building Permits.  No building permits shall be issued for the construction of any building structure or improvement to the land or to any lot in a subdivision, as defined herein, until all requirements of this ordinance have been fully complied with.

Section 320:75.  Sale of Lots from Unrecorded Plats.  It shall be unlawful to sell, trade or otherwise convey or offer to sell, trade, or otherwise convey any lot or parcel of land as a part of, or in conformity with, any plan, plat or replat of any subdivision or portion of the land under the jurisdiction of this ordinance unless said plan, plat or replat shall have first been recorded in the Office of the Register of Deeds of the County.

Section 320:78.  Receiving or Recording Unapproved Plats.   It shall be unlawful to receive or record in any public office any plans, plats or replats of land laid out in building lots and streets, alleys or other portions of the same intended to be dedicated to public or private use, or for the use of purchasers or owners of lots fronting on or adjacent thereto, and located within the jurisdiction of this ordinance, unless the same shall bear thereon, by endorsement or otherwise, the approval of the Planning Commission and the Council.

Section 320:81.  Misrepresentations as to Construction, Supervision, or Inspection of Improvements. It shall be unlawful for any person, firm or corporation owning an addition or subdivision of land within this municipality to represent that any improvement upon any of the streets, alleys 
or avenues of said addition or subdivision or any sewer in said addition or subdivision has been constructed according to the plans and specifications approved by the Council, or has been supervised or inspected by the City, when such improvements have not been so constructed, supervised or inspected.

Section 320:84.  Penalty.  Anyone violating any of the provisions of this ordinance shall be guilty of a penal offense.  Each month during which compliance is delayed shall constitute a separate offense.

� Amended on October 4, 2005, by Ordinance No. 272


� Amended on October 4, 2006, by Ordinance No. 272





