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Solar Ordinance

The Planning Commission held a public hearing on the proposed solar ordinance at the March
meeting. There were no public comments on the ordinance. The Commission discussed two
issues related to the ordinance, and decided 1) to keep the minimum lot size at 25 acres, and 2)
to include a requirement that if Xcel Energy required communication poles for a commercial
solar project (as they have at some sites), the poles would need to meet the requirements for
Wireless Communication Towers and Antennas.

Please review the attached draft. The Commission may recommend the ordinance to the Town
Board at this meeting if there are no additional changes.

Zoning Authority

Washington County and the Township currently have joint land use and zoning authority in the
Township. This means that planning applications such as variances and CUP’s, subdivisions,
the zoning map, and comprehensive plan must be approved by both the Township and the
County. However, the County is reducing its involvement in zoning in the Townships, and the
change is likely fo happen during 2016.

Earlier this year, the County announced that it would give up its authority for land use and
zoning except for these areas:
+ Shoreland Overlay Districts
Floodplain Districts
St. Croix River Overlay District
Mining
Subdivisions

The County has since received requests from Townships fo transfer authority to subdivisions to
the Townships. The County is seeking Township comments on this issue. The County would
continue to have authority with the Towns for subdivisions in Shoreland Districts and the St.
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Croix River District, but would no longer approve subdivisions outside those areas. The
County’s letter discussing this change in authority is attached.

Al the meeting on April 7, the Planning Commission will

Discuss the County’s proposed transfer of authority for subdivisions—ithe Board would
like to know if you think this is a good idea. They need to respond to the County by May
24 about whether the Township would like sole authority over most subdivisions. Some
pro’s to Township authority include:

Subdivisions should be approved faster and at lower cost to Township residents
as they would not need to go through a County approval process after the
Township process.

The Township will have more autonomy over subdivisions within its boundaries.

“can’s” to sole Township authority include:

Some Townships prefer to let the County be the “bad guy” to deny an application
or deal with controversial applications.

There may be less consistency throughout the County on what is permitted or
denied.

Stillwater Township has its own Subdivision Ordinance. It will require some changes to
take the County process out of the ordinance (except for Shoreland Districts and the St.
Croix River District). The Township could also make other changes in the ordinance if
needed as these changes are made. | have attached a copy of the ordinance with
changes to the process shown in “track changes.”

o}

Please review the ordinance and identify questions about the proposed changes
or other issues the Township may want to work on as it updates the ordinance to
take new authority.

One issue that has come up during the past couple of years is whether the option
for “cluster” or "open space” subdivisions should be removed from the ordinance.
It has become a significant problem to find an organization that is willing to
manage and monitor the conservation easements that are required for this type
of subdivision. The Planning Commission can give some thought to this issues
as the Town updates its ordinance.

See you on April 7.



ORDINANCE 163

STILLWATER TOWNSHIP
WASHINGTON COUNTY, MINNESOTA

AN ORDINANCE CONCERNING SOLAR ENERGY SYSTEMS

THE BOARD OF SUPERVISORS OF THE TOWN OF STILLWATER ORDAINS:

SECTION 1. Stillwater Township’s Zoning Ordinance, Chapter One, Section 2 shall be
amended to add new definitions; and Chapter Two, Part 3, shall be amended to
add Section 2.21 (Solar Energy Systems), as follows:

CHAPTER 1, SECTION 2: Definitions. Add the foltowing definitions to the Township’s
Ordinance:
Solar Collector: A device, structure or a part of a device or structure for which the
primary purpose is to capture sunlight and transform it into thermal, mechanical,
chemical or electrical energy.

Solar Energy: Radiant energy received from the sun that can be collected in the form of
heat or light by a solar collector.

Solar Energy System (SES): A device or structural design feature, a substantial purpose
of which is to provide daylight for interior lighting, or provide for the collection, storage
and distribution of solar energy for space heating, cooling, eleciricity generation, or water
heating.

Solar Energy System, Active: An active system that collects or stores solar energy and
transforms solar energy into another form of energy or transfers heat from a collector to
another medium using mechanical, electrical, thermal or chemical means.

Solar Energy System, Building-Integrated: A solar energy system that is an integral part
of a principal or accessory building, replacing or substituting for an architectural or
structural component of the building. Building integrated systems include, but are not
limited to, photovoltaic or hot water solar energy systems that are contained within or
substitute for roofing materials, windows, skylights, awnings and shade devices.

Solar Energy System, Community (also Community Solar Garden): A community solar
energy system that generates electricity by means of a ground-mounted or building-
integrated solar system and that is supplied to multiple community members or
businesses residing or located off-site from the location of the solar energy system under
the provisions of Minnesota statutes 216B.1641 or successor statute.




Solar Energy System, Ground-Mounted: A freestanding solar system mounted directly to -
the ground using a rack, pole, or stabilizers or similar apparatus rather than being
mounted on a building.

Solar Bnergy System, Residential (RSES): A solar energy system that is accessory to the
primary land use, and designed to supply energy solely for the primary use.

Solar Energy System, Roof or Building-Mounted: Solar energy system (typically panels)
that are mounted on the roof or building using brackets, stands or other apparatus.

Solar Farm: A commercial facility that converts sunlight into electricity, whether by
photovoltaics, concentrating solar thermal devices, or other conversion technology, for
the primary purpose of wholesale sales of generated electricity. A solar farm is the
primary land use for the parcel on which it is located.

Solar Hot Water System: A system that includes a solar collector and a heat exchanger
that heats or preheats water for building heating systems or other hot water needs,
including residential domestic hot water and hot water for commercial processes.

CHAPTER TWO, PART 3: Stillwater Township’s Zoning Ordinance, Chapter Two,
Part 3, shall be amended to add Section 2.21 Solar Energy Systems.

(1) Accessory Residential Solar Energy Systems (RSES). Aécessory RSES
include building-integrated, roof-mounted, and ground-mounted solar
energy systems that are up to ten (10) kilowatts in size.

(A)  Approvals required

1. Building-integrated and roof-mounted RSES are allowed as
accessory uses to restdential uses in all zoning districts. No
Township land use permit is required. The owner or
contractor shall obtain a building permif and related permits
before installing a building-integrated or roof-mounted
RSES.

2. Ground-mounted RSES that are ten (10) kilowatts and less
are allowed as an accessory use to residential uses in all
zoning districts. Ground-mounted RSES that are greater

than ten (10) kilowatts in size require a Conditional Use
Permit.

(B)  Performance Standards
1. Standards for all RSES

a. Flectrical RSES components must have an
Underwriters Laboratory (UL) listing,.
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b. All RSES shall comply with the Minnesota State

Building Code and Electrical Code.

2. Roof-Mounted RSES

Roof-mounted and building-integrated RSES shall
comply with the accessory structure setbacks for the
zoning district on which the system is located.

Roof-mounted and building-integrated RSES shall
not exceed the maximum allowed building height in
any zoning district,

The collector surface and mounting devices for
Roof-mounted RSES shall not extend beyond the
exterior perimeter of the building on which the
system is mounted or built, unless the setback
standards are not violated. Exferior piping for solar
hot water systems shall be allowed to extend
beyond the perimeter of the building on a side yard
exposure,

3. Ground-Mounted RSES

a.

Ground-mounted RSES shall comply with the
accessory structure standards for the district in
which they are located, including setback, height,
and impervious surface coverage Hmits. Ground-
mounted RSES may not extend into the side-yard or
rear-yard setback when oriented at minimum design
tilt.

Ground-mounted RSES are not permitted in
Shoreland Districts.

The collector surface of a Ground-mounted RSES
located outside Shoreland Districts is not considered
an impervious surface if the Ground-mounted RSES
has natural vegetated ground cover under and
between the collectors and surrounding the system
foundations or mounting devices.

No Ground-mounted RSES shall cover or
encompass more than 10 percent of the total lot.




The height of Ground-mounted RSES shall not
exceed 15 feef,

Ground-mounted RSES shall not be counted as an
accessory structure for the purpose of meeting
limits on the total number and square footage of
accessory structures in allowed all zoning districts.

(2) Solar Farms and Community Solar Gardens

(A)  Disfricts and Permits

1.

Solar Farms and Community Solar Gardens are allowed
within the Agriculture District and require an Interim Use

Permit.

The Interim Use Permit shall expire at the same time the
facility’s lease expires, but in no case shall exceed thirty
{(30) years. The owner may apply for a new [P based on
the zoning ordinance requirements.

The Township prohibits Solar Farms and Community Solar

a.

d.

. Gardens within the following Districts and areas:

Within areas designated as Shoreland Districts by
the Department of Natural Resources.

- Within six hundred (600) feet of areas designed or _

formally protected from development by Federal,
State or County agencies as wildlife habitat, wildlife
management areas, or designed as National Wild
and Scenic lands or corridors.

Within wetlands to the extent required by the
Minnesota Wetlands Conservation Act.

Within Floodplain Districts.

Permit Application Requirements

a.

Existing Site Plan Required. The applicant for an
IUP for a Solar Farm or Community Solar Garden
shall submit a detailed site plan of existing
conditions, showing site boundaries; existing access
roads, driveways, and easements; existing
structures; setbacks; surface water drainage



patterns, floodplains, Shoreland districts, delineated
wetlands, toe and top of bluffs, ordinary high water
mark and other protected natural resources; existing
vegetation, soil types, topography (2-foot contour
intervals), and all other items required in Chapter 1,
Section 7 of this ordinance for Conditional Use
Permits. The Existing Site Plan shall include a

- graphic scale and north arrow, and shall be drawn at
a scale not less than 1:100,

Proposed Site Plan required. The applicant shall
also submit a site plan of proposed conditions,
including the proposed number, location, and
spacing of solar panels and arrays; proposed height
of panels; setbacks; location of access roads,
driveways, and drive aisles; planned location of
underground or overhead electric lines connecting
the Solar Farm/Garden to the building substation or
other electric load; new electrical equipment other
than at the existing building or substation that is the
connection point for the Solar Farm/Garden;
wetlands and required buffers; proposed stormwater
management facilities; proposed erosion and
sediment control measures; and other information as
required by the Township. The Proposed Site Plan
shall include a graphic scale and north arrow, and
shall be drawn at a scale not less than 1:100.

The application shall also include a vertical sketch
elevation of the premises accurately drawn to a
scale identified on the drawing, depicting the
proposed solar energy conversion system and
maximum height of solar panels. The sketch shall
depict the proposed system’s relationship to
structures on adjacent lots within 150 feet of the
parcel boundary (if any). The sketch elevation shall
include a graphic scale not less than 1:50, or as
needed to clearly show the vertical relationship
between the proposed solar facilities and structures
on adjacent lots.

Use of public roads. The applicant shall obtain all
necessary approvals from the appropriate road
authority for site access and driveways.




d. Interconnection Agreement. The applicant shall
complete an interconnection agreement with a local
utility prior to the issuance of a building permit, and
provide a copy of the Agreement to the Township
with the TUP application. The system operator shall
provide a visible external disconnect if required by
the ntility.

e. Natural Resource Assessment. The Township may
require that applicants for Solar Farms and
Community Solar Gardens that propose a project
size exceeding forty (40) acres provide a Natural
Resource Impact Assessment. If the Natural
Resource Assessment indicates that the project may
impact natural resources, the Township may require
that the applicant provide a mitigation plan to avoid,
minimize, or mitigate for potential impacts.

£ Liability Insurance. The applicant shall maintain a
current general liability policy covering bodily
injury and property damage with limits of at least
$1 million per occurrence and $1 million in the
aggregate, and provide proof that it meets the
insurance requirement to the Township.

2. Decommissioning Plan. The applicant shall submit
a decommissioning plan and cost estimate to ensure
that facilities are properly removed after their useful
life. If the solar energy system remains
nonfunctional or inoperative for a continuous period
of one year, the system shall be deemed to be
abandoned and shall constitute a public nuisance.
The plan shall include provisions for removal of all
structures and foundations, restoration of soil and
vegetation, and a plan ensuring financial resources
will be available to fully decommission the site. The
Township may require the posting of a bond, [etter
of credit or the establishment of an escrow account
to ensure decommissioning.

5. Performance Standards

a. Solar Farms which have a generating capacity of 50
megawatts of power or more shall fall under the
jurisdiction of the Minnesota Public Utilities
Commission. The limitations on the number or



cumulative generating capacity of Community Solar .
Garden facilities is regulated by Minnesota Statutes
216B.164 and related regulations.

Solar Farms and Community Solar Gardens shall be
located on a parcel of at least 25 acres.

Solar Farms and Community Solar Gardens shall be
in compliance with any applicable local, state and
federal regulatory standards, including the State of
Minnesota Uniform Building Code, as amended; the
national Electric Code, as amended; the State
Plumbing Code, as amended; and the Minnesota
Energy Code, as amended.

All Solar Farms and Community Solar Gardens
shall comply with the principal structure setback
standards and Jot coverage standard for the
applicable zoning district in which they are located.
The Township may require a greater setback
between adjoining properties if conditions warrant.

Solar Farms and Community Solar Gardens shall be
setback a minimum of two hundred (200) feet from
the centerline or one hundred and fifty (150) feet
from the right-of-way of minor arterial roadways,
whichever is greater.

Ground-mounted solar energy systems shall not
exceed fifteen (15) feet in height. Building-
integrated solar energy systems shall not exceed the
maximum height permitted in the zoning district.

Communication poles, antennas, or an similar
structures that are associated with the operation of
the solar farm or community sotar garden that
exceed the height standard in the zoning district
where the solar energy system is located shall
comply with Chapter 2, Part 3, Section 2.25,
Wireless Communication Antennas and Towers.

Solar Farms and Community Solar Gardens shall be
screened from view of the public right-of-way to the
extent possible without reducing the efficiency of
the facility by topography, setbacks, berming,
existing vegetation, landscaping, or a combination




k.

thereof. The Township may require a buffer
between the Solar Farm or Community Solar
Garden and adjoining properties.

Solar Farms and Community Solar GGardens are
subject to stormwater management, erosion and
sediment control best practices, and permit
requirements, and shall obtain all required permits
from the MPCA, the local Watershed District, and
the Township.

The manufacturer’s engineer or another qualified
engineer shall certify that the foundation and design
of the solar panels is within accepted professional
standards, given local soil and climate conditions.

Power and communication lines that are not defined
in this ordinance as Essential Services and running
between banks of solar panels and to electric
substations or interconnections with structures that
are on adjacent parcels shall be buried underground.
Exemptions may be granted by the Township in
instances where shallow bedrock, water courses or
other elements of the natural landscape interfere
with the ability to bury lines, or the distance to a
substation reasonably precludes burial. Substations
or other buildings that are part of the Solar Farm or
Community Solar Garden shall be screened from
view from adjacent parcels and public roadways.

All Solar Farm and Community Solar Garden
facilities shall be designed and located in order to
prevent reflective glare toward any inhabited
buildings on adjacent properties, as well as adjacent
street rights-of-way. Steps to control glare nuisance
may include selective placement of the system,
screening on the side of the solar array facing the
reflectors, reducing the use of the reflector system,
or other remedies that limit glare. Solar Farms and
Community Solar Gardens utilizing a reflector
system shall conduct a glare study to identify the
impacts of the system on occupied buildings and
transportation rights-of-way within a half mile of
the project boundary.



The collector surface of a ground-mounted solar
energy system located outside Shoreland Districts is
not considered an impervious surface if it has a
natural vegetated ground cover under and between
the collectors and surrounding the system
foundations or mounting devices, and meets the
coverage standards of the local Watershed District,
and if the system is mounted on removal posts or
anchors. The Township may require ground-
mounted systems that have other types of ground
cover or that are mounted on permanent foundations
to meet the impervious cover requirements of the
zoning district.

A clearly-visible warning sign concerning voltage
must be placed at the base of all pad-mounted
Aransformers and substations. All mechanical
equipment, including any structure for batteries or
storage cells, shall be completely enclosed by a
minimum eight (8) foot high fence with a self-
locking gate, and provided with screening in
accordance with the requirements of this ordinance.

If the solar energy system remains nonfunctional or
inoperative for a continuous period of one year, the
system shall be deemed to be abandoned and shall
constitute a public nuisance. The owner shall
remove the abandoned system at their expense after
obtaining a demolition permit. Removal includes
the entire structure including transmission
equipment. '




SECTION 2. This Ordinance shall be effective immediately upon its passage and publication.

ADOPTED by the Board of Supervisors of Stillwater Township this day of
2016.
STILLWATER TOWNSHIP
BY:

David Johnson, Board Chair

ATTEST:

Kathy Schmoeckel, Township Clerk

10



ORDINANCE 164

STILLWATER TOWNSHIP
WASHINGTON COUNTY, MINNESOTA

AN ORDINANCE CONCERNING SUBDIVISIONS

THE BOARD OF SUPERVISORS OF THE TOWN OF STILLWATER ORDAINS:

SECTION 1. Stillwater Township’s Zoning Ordinance, Cha

Subdivisions is hereby repealed in
its entirety. '

SECTION 2. Stillwater Township’s Zoning Ordinance:";ﬂéll be amendé&%’jinclude a new Chapter 3
(Subdivision Regulations) as hereinafter stated:

y,

Stiliwater Township Zoning Ordinance, Chapter Three




EFFECTIVE : Chapter Three ¢ Subdivision Regulations
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SUBDIVISION REGULATIONS
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SECTION 1.0 TITLE AND APPLICATION

1.1 Purpose and Intent. This Chapter of the Stillwater Township Zoning Ordinance is adopted for the
following purposes:

(1)  To implement the Stillwater Township Comprehensive Plan;

(2) To ensure that subdivisions are consistent with all applicable provisions of all applicable
plans, laws and regulations;

(3) To establish standard requirements, conditions, and procedures for the design and review of
subdivisions;

(4) To provide for the orderly subdivision of land, and to ensure proper legal descriptions and
monumentation of subdivided land;

(5) To encourage the wise use and management of land and natural resources throughout the
Townshp in order to preserve the integrity, stability, and natural beauty of the community;

(6) To ensure that adequate public infrastructure, facilities and services are available concurrent
with development;

(7) Torequire subdividers to furnish land, install infrastructure, pay fees, and establish mitigative
measures to ensure that development provides its fair share of capital facilities;

(8) To encourage a beneficial relationship between the uses of land and circulation of traffic
throughout the Township, and to provide for the proper location and design of streets,

(9} To prevent problems associated with inappropriately subdivided lands, including premature
subdivision, excess subdivision, partial or incomplete subdivision, or scattered subdivision;

(10) To assure that new subdivisions will contribute toward an attractive, orderly, stable, livable,
and safe community.

1.2 Relationship to Comprehensive Plan. It is the policy of the Township that the enforcement,
amendment, and administration of this Chapter be accomplished consistent with the Township’s
Comprehensive Plan, as may be amended from time to time. The Town Board recognizes the
Comprehensive Plan as the official policy for the regulation of land use and development in
accordance with the policies and purposes herein set forth.

1.3  Conformity With This Chapter. No land shall be divided, subdivided, or re-subdivided in a manner
that does not comply with the provisions of this Chapter.

1.4  Applicability.

(1) The regulations contained in this Chapter shall apply to any division of land into two or more
parcels or Tot line adjustment for the purpose of transfer of ownership, building development
or tax assessment purposes by platting, re-platting, registered land survey, conveyance, sale,
contract for sale or other means by which a beneficial interest in land is transferred. The
regulations contained in this Chapter shall not apply to cases where all parcels resulting from
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the land division exceed 20 acres in size and have 500 feet of frontage on a public road and
subdivision approval is not required.

(2} Creation of a security interest in a portion of a parcel less than the entire parcel does not entitle
the property to be subdivided even in the event of foreclosure of the security interest unless
the parcel is in conformance with this Chapter and the Zoning Ordinance.

(3) After the effective date of this Chapter:

(A) No land shall be subdivided or platted nor shall any plat or deed be recorded except as
provided in this Chapter and approved by the Township as having fulfilled the
requirements of this Chapter and the other chapters of the Stillwater Township Zoning
Ordinance. '

(B) Any parcel of land, either platted or unplatted, that has been combined for tax
purposes, or for any other reason, cannot be re-separated without approval in the
manner prescribed in this Chapter.

{(C) No registered land survey shall be recorded with the Registrar of Titles until the
registered land survey shall have been approved by the Township as having fulﬁlled
the requirements of this Chapter.

(4) More Restrictive Provision to Apply. Where the regulations imposed by any provision of this
Chapter are either more or less resirictive than comparable regulations imposed by this
Chapter, or any other law, ordinance, rule, or regulation of the city, state, or federal
government, the law, ordinance, rule, or regulation which imposes the more restrictive
condition, standard, or requirement shall prevail.

1.5 Separability. It is hereby declared to be the intention of the Township that the several provisions of
this Chapter are separable in accordance with the following:

(1} If any court of competent jurisdiction shall adjudge any provision of this Chapter to be invalid,
such judgment shall not affect any other provisions of this Chapter not specifically included in
said judgment.

(2} I any court of competent jurisdiction shall adjudge invalid the application of any provision of
this Chapter to a particular property, such judgment shall not affect the application of said
provision to any other property not specifically included in said judgment.
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SECTION 2.0 ENFORCEMENT AND PENALTIES

2.1 Enforcement. If any subdivision, construction, reconstruction, or use occurs in violation of this
Chapter, the Town board may, in addition to other remedies, institute any proper criminal action ot
proceedings in the name of Stillwater Township, and hereby shall have the powers of a police
officer to prevent such unlawful subdivision, construction, reconstruction, or use, to restrain or
correct such violations, to prevent the occupancy of said property, or to prevent any illegal act,
conduet, business or use in or about said premises.

2.2 Penalties. Any person who violates a provision of this Chapter is guilty of a misdemeanor and, upon
conviction thereof, shall be fined or penalized not more than the maximum levels established by the
State of Minnesota for misdemeanor offenses.
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3.2

33

3.4

SECTION 3.0 ADMINISTRATION

Designation of Town Board as the Zoning Administrator. Pursuant to Chapter One of the
Development Code, the Town Board shall administer and enforce these regulations acting as the
Zoning Administrator.

Duties of Zoning Administrator. The Zoning Administrator’s duties shall include, but not be limited
to, the following:

(1) Notify, in writing, any person responsible for violating a provision of this Chapter, indicating
the nature of the violation and ordering the action necessary to correct it,

(2)  Order discontinuance of illegal work being done or take any other action authorized by this
Chapter to insure compliance with or to prevent violation of its provisions, including
coaperation with the City Attorney in the prosecution of complaints.

(3) Maintain permanent and current records of this Chapter.

(4) Maintain current files of all subdivision approvals and copies of notices of violations thereto
and, upon request, provide complaint and violation information to any person having a
proprietary or tenancy interest in any specific property.

(5) Receive, file and forward as applicable to the Planning Commission and City Council all
applications for subdivision as required herein,

Coordination with Other Chapters of the Zoning Ordinance. Administration and enforcement of
this Chapter shall be coordinated with the procedures and regulations in all chapters of the Zoning
Ordmance.

Coordination with Requirements for Environmental Review. Subdivision review shall be
coordinated with the requirements and procedures for Environmental Review as contained in
Zoning Ordinance. Any mandatory or discretionary Environmental Assessment Worksheet or
Environmental Impact Statement shall be submitted as part of the application for preliminary plat
approval.
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SECTION 4.0 RULES AND DEFINITIONS

4.1 Rules of Word Construction. For the purposes of interpretation of the Subdivision Ordinance,

certain terms or words herein shall be interpreted as follows:

(1)

2)

(3)

(4)

()

(©)

)

The word “person™ includes an owner or representative of the owner, firm, association,
organization, partnership, trust, company or corporation as well as an individual.

The words “shall” and “must” are mandatory; the word “may” is permissive.

Unless the context clearly requires otherwise, the singular includes the plural, the plural
includes the singular, and the use of past, present and future tense shall include the other
fenses.

All measured distances expressed in feet shall be to the nearest tenth of a foot.

When calculating parking stall requirements, any fraction of a number shall constitute an
additional parking space.

For terminology not defined in this Chapter, elsewhere in the Development Code, in another
City ordinance, or in the Minnesota Siate Building Code, Merriam-Webster’s Collegiate
Dictionary Tenth Edition shall be used to define such terms.

If a conflict arises between any graphic illustrations presented in this code and the text of this
code, the text shall prevail.

4.2 Definitions. The following words and terms, wherever they oceur in the Development Code, shall
be interpreted as herein defined:

ey

)

)

)

)

()

™)
®)

Applicant: The owner of the land proposed to be subdivided or the owner’s representative
(see also “Developer.”)

Block: The enclosed area within the perimeter of roads, outlots, property lines or boundaries
of the subdivision.

Boulevard: The portion of the street right-of-way between the curb Hne and the property tine.

Concept Plan: A sketch preparatory to the preparation of the preliminary plat to enable the
subdivider to save time and expense in reaching general agreement with the City as to the
form of the development and the objectives of these reguiations.

Contour Interval: The vertical height between contour lines.

Contour Map: A map on which irregularities of land surface are shown by lines connecting
points of equal elevations.

County: Washington County, Minnesota

Cul-De-Sac: A street with only one outlet measured from the point where there is no
secondary access, baving an appropriate turn around area at its terminus.
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(9} Developer: The owner of land proposed to be subdivided or the owner’s representative (see
also “Applicant.”)

(10) Development: The act of subdividing land, building structares and installing site
improvements.

(11) Double Frontage Lots: Lots that have a front line abutting on one street and a back or rear line
abutting on another street.

(12) Easement: A grant by an owner of land for a specific use by persons other than the owner.

(13) Final Plat: A drawing or map of an approved subdivision, meeting all requirements of this
Chapter and in such form as required by the community for purposes of recording.

14) Grade: The slope of a road, street, or other public way specified in percentage (%) terms.
(14) D ) ) p Y Sp P ge (%)

(15) Subsurface Sewage Disposal System or SSTS: an individual sewage treatment system or part
thereof, as set forth in Minnesota Statutes, sections 115.03 and 115.55, that employs sewage
tanks or other treatment devices with final discharge into the soil below the natural soil
elevation or elevated final grade that are designed to receive a sewage design flow of 5,000
gallons per day or less, SSTS also includes all holding tanks that are designed to receive a
design flow of 10,000 gallons per day or less; sewage collection systems and associated tanks
that discharge wto ISTS treatment and dispersal components; and privies. SSTS does not
include those components defined as plumbing under Minnesota Rules Chapter 4715.

(16) Metes and Bounds: A property description in which successive sides are described by
direction and distance as one would wallk around the area being described.

(17) Outlot: A lot remnant or any parcel of land included in a plat that is not buildable at the time
of platting. Such outlot may be a large tract that could be subdivided in the future; or a lot
which may be too small to comply with the minimum size requirements of zoning and
subdivision ordinances; or a lot otherwise unsuitable for development and therefore not usable
as a building site.

(18) Preliminary Plat: The preliminary drawing or drawings indicating the proposed manner or
layout of the subdivision o be submitted to the City for approval. '

(19) Reserve Strips: A narrow strip of land placed between lot lines and streets to control access.

(20) Right-of-Way: The land covered by a public road or land dedicated for public use or for
cerfain private use such as land over which a power line passes.

(21) Road, Dead-End: A road or a portion of a street with only 1 vehicular traffic outlet.
(22) Street, Rural Design: A street without curb and gutter having either paved or gravel shoulders.
(23) Street, Urban Design: A street that incorporates either concrete or bituminous curb and gutter,

(24) Subdivider: The owner, agent, or person having control of such land as the term is used in this
chapter.
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(25) Subdivision: The process of dividing land into two or more parcels for the purpose of transfer
of ownership, building development or tax assessment purposes by platting, replatting, .
registered land survey, conveyance sale, contract for sale or other means by which a beneficial
interest in land is transferred.

(26) Subdivision, Major: All subdivisions not classified as minor subdivisions including, but not
limited to, subdivisions of 4 or more lots, or any size subdivision requiring any new street or
extension of an existing street.

(27) Subdivision, Minor: Any subdivision containing 3 or less lots fronting on an existing street,
not involving any new street or road, or the extension of municipal facilities, or the creation of
any public improvements, and not adversely affecting the remainder of the parcel or adjoining
property, and not in conflict with any provisions or portion of the Comprehensive Plan,
Official Map, Zoning Regulations or these regulations.

(28) Survey, Land: The process of determining boundaries and areas of tracts of land. Also called
property survey or boundary survey. The ferm cadastral survey is sometimes used to designate
a land survey, but in this country its use should be restricted to the surveys of public lands of
the United States (USPLS).

(29) Surveyor: A land surveyor licensed under Minnesota State Laws.

(30) Thoroughfare: A street primarily designated to carry large volumes of traffic and provide for
vehicular movement between and among large areas,

(31} Vicinity Map: A map drawn to comparatively small scale which shows the area proposed to be
platted in relation to known geographical features.
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5.1

52

SECTION 5.0 PREMATURE SUBDIVISION PROHIBITED

Premature Subdivision Prohibited. Any proposed subdivision deemed premature for development

shall not be approved by the Town Board.

Premature Subdivision Defined. A subdivision shall be deemed premature if the Town Board

determines that any of the following conditions exist. The burden of proof shall be upon the
subdivider to show that the proposed subdivision is not premature.

(1

@)

()

)

()

Inconsistent with the Comprehensive Plan. A proposed subdivision may be deemed
premature if it is inconsistent with the goals, policies, or implementation strategies of the
Township’s Comprehensive Plan, as may be amended. Application to amend the
Comprehensive Plan and/or zoning map may be made simultaneously with an application for
subdivision approval, however, a subdivision application will not be considered for approval
by the City Council until and unless any necessary Comprehensive Plan amendment and/or
rezoning application is approved by the Town Board.

Inconsistent with the Capital Improvements Program. A proposed subdivision may be
deemed premature if it is inconsistent with the capital improvements program because public
improvements, facilities, or services necessary to accommodate the proposed subdivision
would not be completed within two years of the date of application.

Lack of Adequate Sewage Treatment Systems. A proposed subdivision may be deemed
premature if sanitary sewer is neither available nor proposed; or if sewage treatment cannot be
achieved onsite.

Lack of Adequate Streets to Serve the Subdivision. A proposed subdivision may be deemed
premature if:

(A) streets which serve the proposed subdivision are of such a width, grade, stability,
vertical and horizontal alignment, site distance or surface condition that the fraffic
volume generated by the proposed subdivision would create a hazard to public safety
and general welfare, or would seriously aggravate an existing hazardous condition; or

(B) the traffic volume generated by the proposed subdivision would create congestion or
unsafe conditions on existing or proposed streets. '

Lack of Adequate Drainage. A proposed subdivision may be deemed premature if:

(A) surface or subsurface water retention and runoff is such that it constitutes a hazard to
the stability of proposed or existing structures; or

(B) the proposed subdivision would cause pollution of water sources or would cause
damage from erosion or siltation on downstream property; or

(C) factors including, but not limited to, the presence of floodplain, poor soils or subsoils,
or steep slopes exist in such a manner as to preclude adequate site drainage or
treatment of runoff.
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(6) Inconsistent with Environmental Requirements. A proposed subdivision may be deemed
premature if it is inconsistent with the rules and policies of the Minnesota Environmental
Quality Board, as may be amended, and could adversely impact critical environmental areas,
or potentially disrupt or destroy, in violation of State historical preservation laws, historic
areas which are designated or officially recognized by Stillwater Township.
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SECTION 6.0 MINOR SUBDIVISIONS

6.1 Purpose and Intent. The purpose of the minor subdivision process is to allow the city to waive
certain procedures and requirements of a major subdivision. The purpose is to reduce the time and
cost to the property owner for dividing land in locations and situations that are well defined and
where no new public infrastructure is required. The minor subdivision process allows concurrent
review and approval of a Preliminary and Final Plat.

6.2 Criteria for Minor Subdivision. Minor subdivisions are limited to situations meeting all of the
following criteria:

(1} The parcel of land has not been part of a minor subdivision within the last 5 years.
(2} The minor subdivision shall result in 3 or fewer parcels.

(3) All contiguous parcels in common ownership shall be included in the Minor Subdivision
applcation.

(4) 'The subdivision shall not be premature based on the criteria in Section 5.0 of this Chapter.

(5) All parcels resulting from the minor subdivision shall not conflict with any provision of the
Comprehensive Plan.

(6) The applicant shall enter into a development agreement specifying the number of density units
allocated among the parcels, if required by the Town Board.

(7y  All parcels resulting from the minor subdivision shall meet all applicable requirements of this
Zoning Ordinance including but not limited to density, lot size, lot width, minimum frontage
on a public road unless a variance has been approved according to procedures set forth in
Chapter 1 of the Zoning Ordinance.

(8) No new public rights-of-way or streets shall be necessary for or created by the subdivision.

(9) Streets, utility easements, drainage easements or public park land or cash in lieu of land shall
be dedicated or paid as required by the Township.

(10) All wetland areas and DNR protected waters shall be protected with a conservation easement
up to the 100-year flood elevation or the wetland boundary, whichever is more restrictive, and
any other requirements of the DNR.

(11) The minor subdivision shall comply with all applicable requirements of the road authority,
including access spacing and location criteria for sight distances if located adjacent to a state
or county highway, and/or of the watershed district(s) in which it is located.

6.3 Procedures. Before any contract is made for the sale of any part thereof, and before any permit for
the erection of any structure on such proposed subdivision shall be granted, the owner or developer
shall file an application and secure approval of a minor subdivision, which will be reviewed by the
following procedure.

(1) Requests for minor subdivision shall be filed with the Township Clerk on an official
application form. The applicant’s signature shall be provided on the application form.
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@)

(3)

(4)

()

(6)

(7

(&)

©)

Additionally, if the applicant is not the fee owner of the property, the fee owner’s signature
shall also be provided on the application form, or the applicant shall provide separate written
and signed authorization for the application from the fee owner. Such application shall be
accompanied by 1) a fee as set forth by the Township’s adopted fee schedule, 2) detailed
written and graphic materials fully explaining the proposed minor subdivision and 3) a list of
property owners located within 500 feet of the subject property in a format prescribed by the
Township, The application shall be considered as being officially submitted and complete
when the applicant has complied with all the specified information requirements.

Requests for minor subdivisions that are located within Shoreland Districts and the St. Croix
Riverway District, identified on the Township Zoning Map, shall also be filed with
Washington County and reviewed by Washington County under procedures identified in the
County’s Zoning Ordinance.

The Township shall forward a copy of the application for a minor subdivision abutting any
existing or proposed trunk highway, county road or highway or county state-aid highway to
the Minnesota Department of Transportation and/or Washington County Highway Department
for review and comment. Final action on a minor subdivision shall not be taken until
comments and recommendations have been received or until the mininum 30-day review
period has elapsed.

The Township shall forward a copy of the application for a minor subdivision within a
Shoreland Overlay District and/or Floodplain Management District to the Department of
Natural Resources (DNR) and to the applicable Watershed District(s).

Upon receipt of a complete application, as determined by staff review, and following
preliminary staff analysis of the application and request, the Township, shall set a public
hearing following proper hearing notification. The Planning Commission shall canduct the
hearing, and report its findings and make recommendations to the Town Board.

Notice of said hearing shall congsist of a legal property description and a description of the
request, which shall be published in the local newspaper at least 10 days prior to the hearing
and written notification of said hearing shall be mailed at least 10 days prior to the hearing to
all owners of land within 500 feet of the boundary of the property in question. Failure of a
property owner to receive said notice shall not invalidate any such proceedings as set forth
within this Chapter.

The Town Board shall instruct the appropriate staff persons to prepare technical reports where
appropriate, and to provide general assistance in preparing a recommendation on the action to
the Planning Commission and Town Board.

The Planning Commission and Township staff shall have the authority to request additional
information from the applicant or to obtain expert testimony with the consent and at the
expense of the applicant, if such additional information is necessary to establish performance
conditions in relation to all pertinent sections of this Chapter.

The applicant or a representative thereof may appear before the Planning Commission in order
to present information and answer questions concerning the proposed request.
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6.4

(10)

(11)

(12)

(13)

(14)

(15)

The Planning Commission shall make a finding of fact and recommend such actions or
conditions relating to the request as it deems necessary to carry out the intent and purpose of
this Chapter.

The Town Board shall not approve a minor subdivision until it has received a report and
recommendation from the Planning Commission and the Township staff, or until 60 days after
the first regular Planning Commission meeting at which the request was considered.

Approval of a minor subdivision shall require passage of a resolution by a majority vote of a
quorum of the Town Board.

Prior to certification by the city of the approval of the minor subdivision, the applicant shall
submit the final plat for signature, supply the deed(s) granting the city any easements required
by the city and pay any required fees,

Whenever an application for a minor subdivision has been considered and denied by the City
Council, a similar application for a minor subdivision affecting substantially the same property
shall not be considered again by the Planning Commission or City Council for at least 6
months from the date of its denial unless a decision to reconsider such matter is made by a
majority vote of the entire City Council.

The Washington County Plat Commission shall review and approve or deny the preliminary
plat if the proposed subdivision is located within a Shoreland Overlay District or the St. Croix
Riverway District designated on the Zoning Map.

Information Requirement. Applications for minor subdivision shall be accompanied by the

following information. The applicant shall submit a minimum of 3 large scale copies and 1 reduced
scale (117 x 177) copy of all graphics. suitable for electronic transfer:

(D

A preliminary plat prepared by a registered land surveyor which includes:
(A) Graphical scale not more than 1 inch equals 100 feet.
(B) Nerth point indication.
(C) Original and proposed lot boundaries.
(D) Topographic data at 2 foot contours.
(E) Existing and resulting parcel legal descriptions.
(F) Buildable area on each lot and proposed building pad.
(G) The location of existing structures on the site.
(H) Existing and proposed driveway locations.
(I)  Existing easement locations,

(J) Existing parks, streets and utility easements,
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(2)
(3)
(4)
)
(6)

(K) Delineated wetlands and water bodies including ordinary high water elevations and
floedplain boundaries as applicable.

(1) Individual sewage treatment systems and/or well locations,
Drainage, grading and erosion control plans.
Existing and proposed lowest floor elevations for each lot.
Wetland delineation report and map.
Sotl testing for the installation of individual subsurface sewage treatment system.

If driveways to a state or county highway are required, driveway permits or a letter of intent to
approve said driveways from the applicable road authority.

6.5 Expiration and Recording of Documents.

(1)

@)

Unless the Town Board specifically approves a different time when action is officially taken
on the request, approvals which have been issued under the provisions of this section shall
expire without further action by the Planning Commission or the City Council, unless the
applicant completes ail conditions of approval and records all required documents including a
final plat within 1 year of the date the minor subdivision is approved; or, unless before the
expiration of the 1 year period the applicant shall apply for an extension thereof by completing
and submitting a request for extension, including the renewal fee as set forth by the
Township’s adopted fee schedule. The request for extension shall state facts showing a good
faith attempt to complete the requirements. A request for an extension not exceeding 1 year
shall be subject to the review and approval of the Town Board. Should a second extension of
time or any extension of time longer than 1 year be requested by the applicant, it shall be
presented to the Planning Commission for a recommendation and to the Town Board for a
decision.

The applicant shall, immediately upon receipt of recorded document(s) from the County
Recorder, furnish the Township Clerk with a copy of the document(s) showing evidence of the
recording, No building permits shall be issued for construction of any structure on any lot in
the minor subdivision until the city has received evidence of the document(s) being recorded
and that all conditions of approval have been met.

6.6 Financial Guarantee. Following the approval of a minor subdivision as required by this Section and

prior to the issuing of any building permits or the commencing of any work, the applicant may be
required to guarantee to the Township the completion of any improvements as shown on the
approved plans and as required as a condition of minor subdivision approval.

6.7 Certification of Taxes Paid. Prior to approval of an application for a minor subdivision, the

applicant shall provide certification to the Township that there are no delinquent property taxes,
special assessments, interest, or City utility fees due upon the parcel of land to which the minor
subdivision application relates.
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7.2

73

SECTION 7.0 LOT CONSOLIDATION/LOT LINE ADJUSTMENT

Purpose and Intent. The lot consolidation/lot line adjustment process provides a simple
administrative procedure for the consolidation of 2 or more lots into 1 parcel, or to adjust a common
lot line affecting existing parcels. In areas that are well defined and land descriptions are simple,
the Township may permit the conveyance of land using metes and bounds descriptions or without
the preparation and recording of a plat. In areas which are not well defined, or where lots are
irregular in shape and/or are included in more than one plat, the city may require that fot
consolidation/lot line adjustment occur through the major or minor subdivision platting
requirements of this chapter.

Criteria for Lot Consolidation/ Lot Line Adjustment, This procedure is limited to situations
meeting all of the following criteria:

(1) TParcels resulting from these procedures must be consistent with all Zoning Ordinance
requirements and other applicable regulations and may not result in a new buildable parcel.

(2) Lot hine adjustments shall be made for the purpose of adding a parcel of land to an abutting lot
or to otherwigse exchange property between adjacent lots, Newly acquired land must be
combined on the same deed for recording purposes as the remainder of the owner’s property.

(3) Any easements that become unnecessary as a result of the combination of parcels must be
vacated. A request to vacate easements shall be made concwrrently with the application for lot
consolidation/lot line adjustment. Review of the easement vacation request, including any
public hearings and Town Board action, shall be completed before action may be taken on the
application for lot consolidation/lot line adjustment.

(4) New easements shall be established as appropriate.
Procedures.

(1) Requests for lot consolidation or lot line adjustment shall be filed with the Township Clerk on
an official application form. The applicant’s signature shall be provided on the application
form. Additionally, if the applicant is not the fee owner of the property, the fee owner’s
signature shall also be provided on the application form, or the applicant shall provide separate
written and signed authorization for the application from the fee owner. Such application shall
be accompanied by 1) a fee as set forth by the Township’s adopted fee schedule, and 2}
detailed written and graphic materials fully explaining the request. The application shall be
considered as being officially submitied and complete when the applicant has complied with
all the specified information requirements.

(2) The Town Board or designated staff shall review the application and required information to
determine conformance with the Comprehensive Plan and the Zoning Ordinance, and may
request reports from other staff or consultants as necessary to review the application. The
Town Board or designated staff may give final approval if all requirements are met, with any
conditions as deemed necessary to ensure compliance with the Zoning Ordinance. Unless a
request for additional review time is requested by the Township, action on the application
shall be taken within 60 days after a complete application is submitted.
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7.4

7.5

7.6

(3) If an application for lot consolidation or lot line adjustment is denied by the Town Board or its
designated staff, the applicant may appeal to the Town Board as the Board of Adjustment and
Appeals as provided in Chapter 1, Section 7.0 of the Development Code.

Information Reguirement. The following information shall be submitted with the application for lot
consolidation/ lot line adjustment. The applicant shall submit a minimum of 3 large scale copies
and 1 reduced scale (11" x 17”) copies of all graphics, suitable for electronic transfer.

(1) A certificate of survey prepared by a registered land surveyor which includes:
(A) Graphical scale not more than 1 inch equals 100 feet.
(B) North point indication.
(C) Original and proposed lot boundaries.
(D) Existing and resulting parcel legal descriptions.
(E) The location of existing structures on the site(s).
(F) Existing and proposed driveway locations.
(@) Existing and proposed easement locations.

(H) Delineated wetlands and water bodies including ordinary high water elevations and
floodplain boundaries as applicable.

(I)  Individual sewage treatment systems and/or well locations.
(2) A title search showing ownership of the property and any existing deed restrictions.
(3) Any additional information if deemed necessary and required by the Township. The
Township my waive for good cause certain information requirements not pertinent to the

particular lot consolidation/ lot line adjustment request.

Expiration and Recording of Documents

(1) Upon approval, the applicant shall record the appropriate documents in the office of the
Washington County Recorder within 120 days of the date of approval. If not recorded within
the 120-day period, the approval shall be considered void.

(2) The applicant shall, immediately upon receipt of recorded document(s) from the County
Recorder, furnish the Township Clerk with a copy of the document(s) showing evidence of the
recording. No building permits shall be issued for construction of any structure on any lot
affected by the lot consolidation or lot line adjustment until the city has received evidence of
the document(s) being recorded and that all conditions of approval have been met.

Certification of Taxes Paid. Prior to approval of an application for a lot consolidation/lot line
adjustment, the applicant shall provide certification to the Township that there are no delinquent
property taxes, special assessments, interest, or utility fees due upon the parcel of land to which the
consolidation/lot line adjustment application relates.
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SECTION 8.0 MAJOR SUBDIVISIONS- CONCEPT REVIEW

8.1 Purpose and Intent. In order to ensure that all applicants are informed of the procedural
requirements and mininmum standards of this Chapter, and the requirements or limitations imposed
by other Township regulations prior to the development of a preliminary plat, the subdivider shall
present a concept plan to the Township for review and comment. Any opinions or comments
provided on the concept plan shall be considered advisory only and cannot be construed as approval
or denial of the proposed plat.

8.2 Procedure for Concept Review.

(1) Requests for concept plan review shall be submitted to the Township Clerk on an official
application form. The applicant’s signature shall be provided on the application form.,
Additionally, if the applicant is not the fee owner of the property, the fee owner’s signature
shall also be provided on the application form, or the applicant shall provide separate written
and signed authorization for the application from the fee owner. Such application shall be
accompanied by 1} a fee as set forth by the Township’s adopted fee schedule, and 2) written
and graphic materials fully explaining the proposed subdivision.

(2) The Township Clerk or Town Board may refer the application to the appropriate staff and
consultants for review and preparation of informal comments on the concept plan.

(3) The Town Board may refer the concept plan to the Parks Committee to secure its
recommendation as to the location of any property that should be dedicated to the public, such
as parks, playgrounds, trails, open space or other public property.

(4) The Town Board or its designated staff shall review the concept plan with the subdivider and
provide comments on the concept plan. The Planning Commission shall have the prerogative
and authority to refer the concept plan to the City Council for discussion, review, and informal
comment. The Planning Commission and/or City Council will take no formal or informal
action at this stage of review and discussion that occurs at this stage cannot be construed as
approval or denial of the proposed plat.

(5) Requests for concept plan review for major subdivisions located with Shoreland Districts and
the St. Croix Riverway District shall be submitted to Washington County at the same time that
the request is submitted to the Township Clerk.

8.3 . Information Requirement. The applicant shall prepare and submit the required number of copies of
a concept plan containing the following information:

(A) A scale drawing of the proposed site with reference to existing development within
500 feet of the proposed site.

(B) A statement showing the proposed density with the method of calculating said density
also shown.

(C) Resource Inventory that includes:

1. Hydrologic characteristics, including surface water bodies, floodplains, wetlands,
natural swales and drainageways.

Stillwater Township Zoning Ordinance, Chapter 3 Page 3-16




2. Tepographic contours at 2 foot intervals.

3. Context: general outlines of existing buildings, land use, and natural features such
as wooded areas, roads and property boundaries within 500 feet of the tract. This
information may be presented on an aerial photograph at a scale of no less than 1
inch equals 200 feet.

(D) Proposed general street and lot layout with lot sizes of individual parcels designated.

(E) General location of proposed public and private open space areas, recreational areas,
sidewalks, trails, etc,

(F} Current zoning of the property.
(G) An explanation of the proposed subdivision and its purpose.
() Any additional information that may be required to explain the concept plan. Concept

plans for Open Space Conservation Design Subdivisions shall meet all requirements of
Chapter 2, Section 6 of the Development Code.
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SECTION 9.0 MAJOR SUBDIVISIONS — PRELIMINARY PLAT

9.1 Filing and Review of Preliminary Plat Application. After recetving comments during concept
review, the applicant may apply for Preliminary Plat approval. An application for a preliminary plat
shall be approved or denied within 120 days from the date of its official and complete submission
unless extended pursuant fo Minnesota Statutes or a time waiver is granted by the subdivider.

(D

@)

()

4)

)

(6)

9

Requests for preliminary plat approval shall be filed with the Township Clerk on an official
application form. The applicant’s signature shall be provided on the application form.
Additionally, if the applicant is not the fee owner of the property, the fee owner’s signature
shall also be provided on the application form, or the applicant shall provide separate written
and signed authorization for the application from the fee owner. Such application shall be
accompanied by 1} a fee as set forth by the Township’s adopted fee schedule, 2) detailed
written and graphic materials as provided by this Section and 3} a list of property owners
located within 1,320 feet of the subject property in a format prescribed by the Township. The
application shall be considered as being officially submitted and complete when the applicant
has complied with all the specified information requirements.

The Township shall forward a copy of the application for a preliminary plat abutting any
existing or proposed trunk highway, county road or highway or county state-aid highway to
the Minnesota Department of Transportation and/or Washington County Highway Department
for review and comment. Final action on preliminary plat shall not be taken until comments
and recommendations have been received or until the minimum 30-day review period has

- elapsed.

‘The Township shall forward a copy of the application for a preliminary plat within a
Shoreland Overlay District and/or Floodplain Management District to the Department of
Natural Resources (DNR) and to the applicable Watershed District(s).

Requests for preliminary plat approval in Shoreland Districts and the St. Croix River District
shall be submitted to Washington County for review and approval consistent with the
requirements of the Washington County Zoning Ordinance.

Upon receipt of a complete application, as determined by staff review, and following
preliminary staff analysis of the application and request, the Township shall set a public
hearing following proper hearing notification. The Planning Commission shall conduct the
hearing, and report its findings and make recommendations to the Town Board.

Notice of said hearing shall consist of a legal property description and a description of the
request, which shall be published in the official newspaper at least 10 days prior to the hearing
and written notification of said hearing shall be mailed at least 10 days prior to the hearing to
all owners of land within 1,320 feet of the boundary of the property in question. Failure of a
property owner to receive said notice shall not invalidate any such proceedings as set forth
within this Chapter.

The Town Board shall instruct the appropriate staff persons to prepare technical reports where
appropriate, and to provide general assistance in preparing a recommendation on the action to
the Planning Commission and Town Board,
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9.2  Planning Commission Consideration. The Planning Commission shall consider a preliminary plat
application, as follows:

(1) The Planning Commission shall review the preliminary plat and conduct the official public
hearing,

(2) The subdivider or representatives thereof may appear before the Planning Commission to
present information and answer questions concerning the proposal.

(3) The Planning Commission and staff shall have the authority to request additional information
from the subdivider concerning the proposal, as deemed necessary to formulate a
recommendation on the proposal.

(4) The Planning Commission shall recommend approval of the preliminary plat if it in all ways
conforms to the Township’s Comprehensive Plan and Zoning Ordinance. The Commission
shall recommend denial of the preliminary plat if it makes any of the following findings:

(A) That the proposed subdivision is in conflict with the Township’s Comprehensive Plan,
Development Code, Capital Improvements Program, or other policy or regulation.

(B) That the physical characteristics of the site, including but not limited to topography,
vegetation, susceptibility to erosion and siltation, susceptibility to flooding, water
storage, and retention, are such that the site is not suitable for the type or intensity of
development or use contemplated.

(C) Thatthe design of the subdivision or the proposed improvements are likely to cause
substantial and irreversible environmental damage.

(D) That the design of the subdivision or the type of improvements will be detrimental to
the health, safety, or general welfare of the public.

(E) That the design of the subdivision or the type of improvement will conflict with
easements on record or with easements established by judgment of a court.

(F) That the subdivision is premature as determined by the standards of this Chapter.

9.3 Town Board Consideration. The Town Board shall consider a preliminary plat application, as
follows:

(1) Upon receiving the reports and recommendations of the Planning Commission and staff, the
Town Board shall consider the application. The Town Board shall have the option of
receiving additional testimony on the matter 101t chooses.

(2) The Town Board shall either approve or deny the application.

(3) Approval of a preliminary plat shall require passage by a majority vote of the entire Town
Board. Such approval shall constitute general acceptance of the layout, but shall not constitute
final acceptance of the subdivision. Subsequent approval of a final plat will be required
before recording of the plat. The Town Board may require plan revisions and may impose
conditions upon approval, as deemed necessary to protect the health, safety, and general
welfare of the City.
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(4) Tfapreliminary plat is denied by the Town Board, the reasons for such action shall be
recorded in the Council proceedings and transmitted to the applicant.

9.4  Preliminary Plats in Shoreland Districts and the St. Croix River District. Washington County shall
constder and approve or deny applications for preliminary plats in Shoreland Districts and the St.
Croix River District, identified on the Zoning Map.

9.5 Effect of Approval. For one year following preliminary plat approval, unless the subdivider and
Township agree otherwise, no amendment to the Comprehensive Plan or other official controls shall
apply to or affect the use, development density, lot size, or lot layout that was approved.

9.6 Effect of Denial. If a preliminary plat application is denied by the Town Board, a similar application
for a preliminary plat affecting substantially the same property shall not be considered again by the
Planning Commission or Town Board for at least six months from the date of its denial.

9.7 Expiration of Preliminary Plat Approval, Unless the Town Board specifically approves a different
time period, the approval of a preliminary plat shall expire one year from the date it was approved,
unless the applicant has filed a complete application for approval of a final plat; or, unless before
expiration of the one year period, the applicant submits a written request for an extension thereof,
Such request for an extension shall include the following: 1) an explanation for why a final plat has
not been applied for, 2) what, if any, good faith efforts have been made to complete the platting
process, and 3) the anticipated completion date. The Township may approve up to two such
extensions of not more than one additional year per extension.

9.8 Application Requirements, The following information shall be submitted for preliminary plat
application.

(1} Application form, as provided by the Township, and completed by the applicant.

(2) Application fee, as set by the Township’s adopted fee schedule, and escrow in the amount
estimated by the City that may be needed to cover the cost of any consultant review of the
preliminary plat, including but not limited to planning and engineering.

(3) Drawings, General Requirements.

(A) Drawings must meet all following specifications:

1. Beatascale of 1 inch equals 50 feet (17 = 507) or less using an engineer’s scale
only. '

2. Be on paper not exceeding 24 inches by 36 inches.

3. Include a title, and north point indication, the name and address of the subdivider,
and the name and address of the designer of the drawing.

4.  Tnclude a signature of the person who prepared the drawing, together with any
registration, license number or other professional certification number or title,

5.  Provide the date of preparation and any revisions.
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B)

(©)

The subdivider shall provide complete full-sized (24 inches by 36 inches) assembled
sets of the drawings in the number specified by the Township Clerk. An additional
full-sized set of the drawings may be required in each of the following cases: 1) when
the plat contains or abuts a county road, 2) when the plat contains or abuts a state
highway, and 3) when the plat contains or abuts a wetland or shoreland district.

Reductions. The subdivider shall provide complete, assembled sets of the drawings
reduced to half scale at 11 inches by 17 inches, and copies of the final plat reduced to
8.5 inches by 11 inches, the number of which shall be determined by the Zoning
Administrator.

{4) Existing Conditions. The application form shall be accompanied by drawings and information
indicating the following:

(A)

(B)

(©)

(D)

®)

(F)

(G)

(H)

M

Proposed name of the subdivision. The proposed name of the subdivision shalil not
duplicate or too closely approximate phonetically, the name of any other subdivision
in the County. The City shall have final authority to designate the name of the
subdivision.

An accurate certified survey of the proposed plat, current within one year, showing
existing conditions and providing the current legal descriptions of all parcels within
the proposed plat.

Existing zoning classifications for land in and abutting the subdivision, including
floodplain, shoreland, and river district boundaries.

Gross acreage and net acreage of the proposed plat, computed to one-tenth of an acre.
Gross acreage means the total site area, and net acreage means gross acreage minus all
wetland areas and areas below the 100-year ordinary high water level.

Location, right-of-way width, and names of existing or platted streets or other public
ways, parks and other public lands, wooded areas, rock oufcrops, power trangmission
poles and lines, significant physical features/natural resources, permanent buildings
and structures, easements and section, corporate and school district lines within the
plan and to a distance of 300 feet beyond.

Location and size of existing septic systems, culverts, wells, septic systems, drain tile,
or other underground facilities within the preliminary plat area and to a distance of
100 feet beyond the boundaries of the plat. Such data as grades and location of catch
basins, manholes, hydrants, and street paverment width and type shall also be shown.

Location and size of private overhead and underground utilities, including electric,
gas, telephone and cable,

Boundary lines of adjoining unsubdivided or subdivided land within 100 feet,
identified by name and ownership, and including all contignous land owned or
controlled by the subdivider.

All wetlands shall be field delineated by a qualified and experienced wetlands
delineator and shown appropriately on the preliminary plat. A copy of the wetland
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delineation report shall be submitted. Mapping must show surveyed location of all
wetland boundary marlkers.

(1)  Topographic data, including contours at vertical intervals of not more than 2 feet,
except in those areas where the slope is less than one percent (1%) a 1 foot vertical
interval shall be shown. At the discretion of the Zoning Administrator, spot elevations
may substitute for the one-foot contour intervals.

(K) Soil types and location of limits of each soil type as shown in the Soil Survey of
Washington County. If severe soil limifations for the intended use are noted, a plan or
statement indicating the soil conservation practice or practices to be used to overcome
said limitation shall be submitted as part of the application. A geotechnical review
report and soil borings meeting Mn/DOT guidelines shall be submitted within the
alignment of proposed public streets

(L) For lands proposed to be platted in the Lower Saint Croix River District the bluff line,
and all slopes over 12% within a horizontal distance of 50 feet or greater, shall be
delineated. In Shoreland Districts, all slopes over 18% within a horizontal distance of
50 feet or greater shall be delmeated Slopes in excess of 25% shalI be delineated on
all properties.

(M) On all lakes, ponds and wetlands, all water surface elevations, ordinary high water
elevation and 100-year flood elevations shall be denoted.

(5) Subdivision Design Features. The application form shall be accompanied by drawings and
information indicating the following:

(A) Layout of proposed streets showing right-of-way widths and proposed names of
streets. The name of any street shall conform to the Washington County street naming
system.

(B) Locations and widths of proposed alleys, pedestrian ways and utility easements.

{C) Lot and block numbers, dimensions of each lot, and area of each lot, calculated to one-
ienth of an acre.

(D) Buildable area of each lot, calculated to one-tenth of an acre.

(B} Proposed building pad location, building style, building pad elevations at the lowest
floor, and garage slab.

(F) Required and proposed front, side and rear building setbacks as well as setbacks from
water bodies and bluff lines.

{G) Proposed on-site septic system location and back-up location. Soil borings shall be
completed on each lot with results submitted to the Washington County Department of
Health and Environment. If it appears that soil may not be suitable on any lot for the
installation of an on-site septic system, additional borings and percolatlon tests may be
required at the discretion of the County,

() Source of water supply and proposed locations.
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(I) Location and size of proposed sanitary sewer lines and water mains or proposed City
sewer and water systems,

(1)  Gradients of proposed streets and sewer lines. Plans and profiles showing locations
and typical cross-sections of street pavement including curbs, gutters, sidewalks,

drainage easements, servitude right-of-ways, manholes and catch basins.

(K) Areas (other than streets, alleys, pedestrian ways and utility easements) intended to be
dedicated or reserved for public use including the size of such arca(s) in acres.

(L) Grading and drainage plan. If any fill or excavation is proposed in a wetland or lake,
approval may be required from the Minnesota Department of Natural Resources,
Army Corps of Engineers, the City and/or Watershed District.

(M) Erosion and sediment control plan.

(N) Storm water pollution prevention plan.

(O) Landscape Plan, as applicable.

(P) Woodland and Tree Preservation Plan as applicable.

(6) Other Information.

(A) Statement of the proposed use of lots stating type of residential buildings with number
of proposed dwelling units; type of business or industry so as to reveal the effect of the
development on traffic, fire hazards and congestion of population.

(B) A copy of all propesed private restrictions.

(C) Drainage calculations for storm water runoff for the 2-year, 10-year and 100-year
occurrence storm runoff events. Additional information may be requested depending
on unique or special circumstances such as land-locked basins or environmentally

sensitive areas.

(D) Such other information as may be requested by the Township or its staff,
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SECTION 10.0 MAJOR SUBDIVISION — FINAL PLAT

10.1 Filing and Review of Final Plat Application. Application for final plat approval may be made
following approval of a preliminary plat. The application shall be in substantial compliance with
the approved preliminary plat, including any modifications required as a condition of preliminary
plat approval. An application for a final plat shall be approved or denied within 60 days of the date
from the date of its official and complete submission unless extended pursuant to Statute or a time
waiver is granted by the subdivider.

(1) Filing. Requests for final plat approval shall be filed with the Township Clerk on an official
application form. The applicant’s signature shall be provided on the application form.
Additionally, if the applicant is not the fee owner of the property, the fee owner’s signature
shall also be provided on the application form, or the applicant shall provide separate written
and signed authorization for the application from the fee owner. Such application shall be
accompanied by 1) a fee as set forth by the Township’s adopted fee schedule and 2) detailed
written and graphic materials as provided by this Section. The application shall be considered
as being officially submitted and complete when the applicant has complied with all the
specified information requirements.

(2} Staff Analysis. Upon receiving a complete application, as determined by staff review, the
Township Clerk shall refer copies of the final plat to the City staff and other applicable public
agencies as needed in order to receive wriften comments. The Town Board shall instruct the
appropriate staff person to coordinate an analysis of the application, prepare technical reports
and coordinate preparation of the development agreement, and assist in preparing a
recommendation to the Town Board.

(3) Town Board Consideration. The Town Board shall consider a final plat as follows:
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{A) Approval of a final plat and any related development agreement shall require passage
by a majority vote of the entire Town Board. The Board may require such revisions in
the final plat as it deems necessary for the health, safety, general welfare and
convenience of the City.

(B) Ifa final plat is denied by the Town Board, the reasons for such action shall be
recorded in the Council proceedings and transmitted to the applicant.

10.2 Final Plats in Shoreland and St. Croix River Districts. Applications for Final Plats for subdivisions
in Shoreland Districts and St, Croix River Districts shall be submitted to Washington County for
review and approval by the County.

10.3 Recording of Final Plat. If the final plat is approved and signed by the Town Board, the subdivider
shall record the final plat with the County Recorder or the Registrar of Titles. No changes, erasures,
modifications or revisions shall be made in any final plat after approval has been given by the Town
Board and endorsed in writing on the plat.

10.4 Effect of Approval. For two years following final plat approval, unless the subdivider and
Township agree otherwise, no amendment to the Comprehensive Plan or other official controls shall
apply to or affect the use, development density, lot size, or lot layout that was approved.

10.5 Expiration of Final Plat Approval. Unless the Town Board specifically approves a different time
period, the approval of a final plat shall expire two years from the date it was approved, uniess the
applicant has recorded the final plat with Washington County; or, unless before expiration of the
two year period, the applicant submits a written request for an extension thereof, Such request for
an extension shall include the following: 1) an explanation for why a final plat has not been filed, 2)
what, if any, good faith efforts have been made to complete the platting process, and 3) the
anticipated completion date. The Town Board may approve one such extension for a term not to
exceed one additional year, Additional extensions may be approved by the Town Board.

10.6 Application Requirements. The materials, information, and drawings required for submission of a
final plat application are listed in this section. In order for a final plat application to be deemed
complete, it shall include or have attached thereto all materials, information, and drawings listed in
this section.

(1) Application form, as provided by the Township, and completed by the applicant.

(2) Application fee, as set by the Township’s adopted fee schedule, and escrow in the amount
estimated by the City that may be needed to cover the cost of any consultant review of the
final plat, inciuding but not limited to planning and engineering,

(3) Other Writien Materials. The application form shall be accompanied by, or address, the
following written materials:
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(A) Three specification books for construction of public improvements.
(B) Cost estimates for grading and all public improvements.
(C) Lot sizes for all lots and outlots in tabular form.

(D) A copy of any proposed homeowners association documents, private covenants or
deed restrictions.

(E) Drainage calculations for storm water runoff for the 2-year, 10~year and 100-year
occurrence storm runoff events. Additional information may be requested depending
on unique or special circumstances such as land-locked basins or environmentally
sensitive areas.

(F} An Opinion of Title prepared by the subdivider’s attorney or a current title insurance
policy or commitment certified to within 30 days of submission of the final plat to the
City Council for approval.

(4) Drawings, General Requirements,
(A) Drawings must meet all following specifications:

1. Be at a scale of one inch equals 50 feet (1” = 50°) or less using an engineer’s scale
only.

2., Be on paper not exceeding 24 inches by 36 inches.

3.  Include a title, and north point indication, the name and address of the subdivider,
and the name and address of the designer of the drawing.

4. Include a signature of the person who prepared the drawing, together with any
registration/license number or other professional certification number or title.

5. Provide the date of preparation and any revisions.

(B) The subdivider shall provide complete full-sized (24 inches by 36 inches) assembled
sets of the drawings in the number specified by the Township. An additional full-
sized set of the drawings may be required in each of the following cases: 1) when the
plat contains or abuts a county road, 2) when the plat contains or abuts a state
highway, and 3) when the plat contains or abuts a wetland or shoreland district.

(C) Reductions. The subdivider shall provide complete, assembled sets of the drawings
reduced to half size at 11 inches by 17 inches, and copies of the final plat reduced to
8.5 inches by 11 inches, the number of which shall be determined by the Township.

(D) If the plat is approved, the subdivider shall submit electronic files of the drawings in a
manner specified by the Township.

(5) Existing Conditions. The application form shall be accompanied by drawings and information
indicating the following:
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(A)

(B)
(©)

(D)

An accurate certified survey of the proposed plat, current within one year, showing
existing conditions and providing the current legal descriptions of ail parcels within
the proposed plat.

Floodplain, shoreland, and river district boundaries within the proposed plat.

Gross acreage and net acreage of the proposed plat, computed to one-tenth of an acre.
Gross acreage means the total site area, and net acreage means gross acreage minus all
wetland areas and areas below the 100-year ordinary high water level.

Location, width, and name of all existing streets, public ways, parks, and other public
lands (including permanent structures), railroads, utility rights-of-way, corporate lines,
and easements within the proposed plat, and to a distance of 100 feet beyond the
boundary lines of such plat.

(6) Final Plans. The application form shall be accompanied by drawings and information
indicating the following;

(A)

L.

2.

Final plat, including the following:
Name of the proposed plat.
Layout of all proposed lot lines with dimensions and lot and block numbers.
Layout of all proposed sireets, showing right-of-way widths and street names
pursuant to the Washington County Uniform Street Naming and Numbering
System.,
Location, dimensions, and purpose of all easements.
Areas other than streets, sidewalks, trails, pedestrian ways, and utility easements
intended to be dedicated or reserved for private or public use, including the size of

such area(s).

Certification by a registered surveyor, as required by Minnesota Statutes, Section
505.03, as may be amended.

Space for signatures of all owners of any interest in the land and holders of a
mortgage thereon, in the format prescribed by Washington County.,

Space for certificates of approval to be filled in by the signatures of the Town
Board Chair and Township Clerk.

Space for certificates of approval and review in the format prescribed by
Washington County.

(B) Final grading and drainage plan for the proposed plat, including the following:

1.

Lot and block numbers, building pad locations, building style and proposed
building pad elevations at the lowest floor and garage slab for each lot.

Stillwater Township Zoning Ordinance, Chapter 3 Page 3-27




10.

11,

12.

13.

14.

Topography in two-foot contour intervals, with existing contours shown as dashed
lines and proposed contours shown as solid lines. Existing topography shall
extend 100 feet beyond the borders of the proposed plat.

Location of all existing natural features on the tract including, but not limited to,
tree lines, wetlands, ponds, lakes, streams, drainage channels, bluffs, steep slopes,
etc.

Location of all existing and proposed storm sewer facilities, including pipes,
manholes, catch basins, ponds, swales, and drainage channels within 100 feet of
the proposed plat. Pipe type and size, pipe grades, rim and invert elevations, and
normal and high water elevations shall be included.

Flood elevations and locations if the plat is located within, or adjacent to, a 100-
year flood plain.

Spot elevations at drainage break points and directional arrows indicating site and
swale drainage, and emergency overflow locations, elevations and routes.

Locations, grades, and rim invert elevations of all storm sewer facilities, including
ponds and rain gardens, proposed to serve the plat.

Locations and elevations of all street high and low points.

Street grades.

Phasing of grading,

Benchmark descriptions and elevations.

Location and efevation of all retaining walls.

Location of all easements including oversize or non-typical easements.

Location, size, grades, and rim and invett elevations of existing and proposed
storm sewer and other utilities, as applicable.

(C) Final street plan for the proposed plat, including the following:

L.

Plan view of proposed and existing streets including location, dimensions, and
purpose of all rights of way and easements and location of existing or proposed
utilities.

Street profiles including existing and proposed elevations extended to show how
they tie into the adjacent properties.

Street cross-section and design information based on the soi r-value,
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(D) Final erosion control plan.

(E) Final stormwater pollution prevention plan.

(F) Final drainage calculations for storm water runoff for the 2-year, 10-year and 100-year
occurrence storm runoff events. Additional information may be requested depending
on unique or special circumstances such as land-locked basins or environmentally
sensitive areas.

{(G) Final woodland and tree preservation plan.

(H) Final landscaping plan.
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