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REGULAR MEETING
OF THE
VADNAIS HEIGHTS PLANNING COMMISSION
DECEMBER 27, 2016
OPEN MEETING
Chairperson Brian Carnes called the Regular Meeting of the Vadnais Heights Planning
Commission to order at 7:02 p.m. on December 27, 2016.
ROLL CALL
Brian Carnes, Chairperson
Dave Anderson
Linda Bigelbach
Edward Caillier
Gary Nelson
Rachel Nitz
Greg Urban
Joseph Stumph, First Alternate
Evan Cordes, Second Alternate

Present
Present
Present
Present
Present
Present
Present
Present
Present

Also present: Nolan Wall, Planning/Community Development Director; Jeff Melcoch,
Cable Producer; and Michaela Kujawa-Daniels, Recorder.
APPROVAL OF AGENDA
Upon motion by Commissioner Nitz, seconded by Commissioner Anderson, it was
“RESOLVED, to approve the December 27, 2016, Regular Meeting Agenda.”
Ayes – 7

Nays – 0

The resolution was adopted.
APPROVAL OF MINUTES
Upon motion by Commissioner Bigelbach, seconded by Commissioner Nelson, it was
“RESOLVED, to approve the minutes of the November 22, 2016, Regular
Meeting.”
Ayes – 6

Abstain – 1

Nays – 0

Commissioner Urban abstained from voting due to his absence for the meeting which was
held on November 22, 2016.
The resolution was adopted.
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December 27, 2016

OPEN TO THE PUBLIC
Chairperson Carnes opened the floor to the public at 7:04 p.m. for questions and comments
on items not on the agenda.
No one wished to address the Commission, Chairperson Carnes closed the meeting to the
public at 7:05 p.m.
PUBLIC HEARINGS
A.

Case 16-015: Vadnais Square, LLC. Site Plan Review at 955 E. County Road E.

Planning/Community Development Director Wall reviewed the site plan review request
for the subject property with the Planning Commission.
Chairperson Carnes asked for clarification on where the proposed handicap parking space
is to be installed, as well as, why they would need one when there are steps leading to the
building entrances. Planning/Community Development Director Wall stated the handicap
space needs to be put in to comply with regulation and it is to be installed near space B
within the existing off-street parking.
Attorney Bill Griffith, representing the applicant, addressed the Commission. He
introduced Jeff Hagen and Frank Frattalone as two of the three owners. Mr. Griffith stated
they are happy the application is moving along and appreciate the Commission’s time and
consideration on this application. He also noted both Mr. Hagen and Mr. Frattalone are
available to answer any questions the Commission may have.
The Commission had no questions for the applicants at this time.
Upon motion by Commissioner Urban, seconded by Commissioner Nelson, it was
“RESOLVED, to recommend approval of the Site Plan for use of the tenant spaces
in the back of the building on the subject property, based on the findings of fact,
with the following conditions:
1. The applicant obtains a certificate of occupancy for all new uses within the
proposed tenant spaces and remain compliant with all conditions in Ordinance
700.
2. An additional accessible parking stall is required to be striped and signed near
Space B within the existing off-street parking area, prior to issuance of
occupancy for that tenant space.
3. Compliance with the conditions included in the Fire Chief’s memo, dated
December 16, 2016.
Ayes – 7

Nays – 0

The motion carried.
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NEW BUSINESS
A.

2017 Meeting Calendar

Planning/Community Development Director Wall provided the dates for the 2017 Planning
Commission meetings. He stated the meeting date of December 26, 2017 falls on a City
holiday therefore the Commission would need to decide on an alternate date for that
meeting, noting that staff recommends moving the meeting to December 19, 2017.
The consensus of the Commission was to move the December 27, 2017 meeting to
December 19, 2017.
Upon motion by Chairperson Nelson, seconded by Commissioner Bigelbach, it was
“RESOLVED to approve the 2017 Meeting Calendar as presented with the
change of moving the December 27, 2017 Planning Commission meeting to
December 19, 2017.”

110
111
112
113
114
115
116
117
118
119
120
121
122
123
124
125
126
127
128
129
130
131
132
133
134
135
136
137
138
139
140
141
142

December 27, 2016

Ayes – 7

Nays – 0

The motion carried.
OLD BUSINESS
None.
REPORTS
A.

Council Liaison

No report.
B.

Planning Commissioners

Chairperson Carnes presented a certificate to Rachel Nitz recognizing her time serving on
the Planning Commission and thanked her for her commitment and time. The Commission
echoed his sentiments and wished her well in her future endeavors.
C.

Staff

Planning/Community Development Director Wall stated the City Council will continue
their discussion on the chicken ordinance at one of their meetings in January after the new
Councilmembers are appointed and seated. He stated at the January 4, 2017 City Council
meeting they will discuss the microbreweries/microdistilleries ordinance.
Planning/Community Development Director Wall stated with Rachel Nitz stepping down
from the Commission that leaves an open seat to be filled. He stated Commissioner Stumph
has been appointed Commissioner Nitz’s seat and Commissioner Cordes will become the
3
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first alternate. He stated that leaves an open seat for a second alternate and they will be
posting the vacancy for the seat.
NEXT MEETING
The next Planning Commission meeting will be held on January 24, 2017.
ADJOURN MEETING
Upon motion by Commissioner Urban, seconded by Commissioner Nelson, the meeting
was adjourned at 7:23 p.m.
Respectfully submitted,
Michaela Kujawa-Daniels
TimeSaver Off Site Secretarial, Inc.
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Mary Matze
Consulting Planner

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

612.638.0227 Phone
612.638.9077 Fax
mmatze@landform.net

Memorandum:
TO:

Chair Carnes and Planning Commission Members

FROM:

Mary Matze, Consulting Planner

DATE:

February 28, 2017

SUBJECT:

Planning Staff Report: Case 17-001
Site Plan Review and Variance at 1125 Willow Lake Boulevard

Recommended Commission Action
Staff recommends approval of the site plan for the proposed 11,385 sq. ft. building addition at 1125
Willow Lake Boulevard, based on the following findings of fact:
1. The building addition is consistent with the purpose and intent of the Comprehensive Plan and all
applicable ordinances.
2. The building addition will expand an existing permitted use and no other changes to the existing
building are proposed.
Approval of the variances, based on the following findings of fact:
1. The property owner proposes to use the property in a reasonable manner not permitted by an
official control. The variance for a reduction in parking is reasonable given the parking provided
on-site exceeds the number of employees by 70 parking stalls and that the facility does not serve
public customers. There are a significant number of parking spaces provided on-site that are never
used. It is reasonable to allow the vestibule as the site does not allow for the property owner to add
enough square footage to operate the facility and provide an appropriate entryway for the facility.
2. The plight of the landowner is due to circumstances unique to the property not created by the

landowner. If the building addition were to be constructed on a different portion of the building,
more prime parking would be reduced and critical areas for loading and emergency vehicle access
may be impacted. The applicant could not locate an entrance on an alternative location of the
building without significantly changing the internal operation of the facility.
3. The variance will not alter the essential character of the locality. The surrounding businesses are

primarily industrial uses. The reduction in parking will not cause an increase in street parking or
congestion. The location of the vestibule will increase visual interest on the building, which will
be an asset to the local businesses.
4. The variance is in harmony with the purposes and intent of the Ordinance and the Comprehensive

Plan. The variance is consistent with the intent of the code, which in many cases gives Council the
flexibility to respond to the needs of its residents and businesses. The vestibule is very close to
being an “ornamental feature” which Section 20.070 of the Zoning Ordinance allows as a permitted
encroachment on setback requirements. Similarly, for parking, Section 17.030 of the Zoning
Planning Staff Report: Case 17-001
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Ordinance allows Council to reduce parking requirements on site in order to “encourage a common
access drive and parking facilities.” Parking requirements in the code are constructed around the
maximum number of employees on a shift. Dynamic Air states that there are only 18 employees
on a maximum shift and the reduction in parking would have little impact on the site circulation
or surrounding properties. Both a reduction in parking and the location of the vestibule are
reasonable and meet the intent of the zoning ordinance.
The variances are consistent with the Comprehensive Plan, which supports the “development of
light manufacturing, warehousing and supportive uses in a functional, attractive manner which
does not unduly affect the development or use of nearby properties.”
Subject to the following conditions:
1. The applicant shall demonstrate compliance with Section 20.020 (2)(2) of the Zoning
Ordinance or the applicant shall replace the trees removed on the premises and provide a
revised site plan showing the location of the new trees for staff review and approval prior to
obtaining a building permit. Tree shall be placed in a location that is acceptable to the applicant
and City staff.
2. The applicant shall obtain a certificate of occupancy for the new building addition.
3. The applicant shall comply with the Fire Chief’s memo dated 01/31/2017.
4. Prior to release of the building permit, the applicant shall enter into a development agreement
with the City.
Description of Request
The applicant is requesting approval of a site plan to allow the construction of a 11,385-sq. ft. building
addition, with an 80-sq. ft. entryway vestibule, a variance to allow the proposed vestibule to encroach on
the minimum building setback, and a variance to allow for fewer parking spaces than the required
minimum number of parking spaces.
Discussion
The City’s discretion in approving or denying a site plan is limited to whether or not the proposed request
meets the standards outlined in the City Code. If it meets these standards, the City must approve the site
plan.
The City’s discretion in approving or denying a variance is limited to whether or not the proposed project
meets the standards in the Zoning Ordinance for a variance. The City has a higher level of discretion with
a variance because the burden of proof is on the applicant to show that the variance standards have been
met.
Action Timeline
Received
1/24/17

Complete
1/24/17

60-day Deadline
3/25/2017

Extension
N/A

120-day Deadline
5/24/17

In accordance with Minn. Stat. Sec. 15.99, the required 60-day action deadline is March 25, 2017 and can
be extended an additional 60 days to May 24, 2017 upon written notice to the applicant.

Background
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Ramsey County property records show that the building was constructed in 1976. In 1995, the City
approved a site plan to construct a 25,000-sq. ft. building addition and a variance to allow for a reduced
parking lot setback.
Dynamic Air’s manufacturing and warehousing business has grown since that time, and now requires
additional square footage to accommodate that growth.
The 5.34-acre site is guided Industrial in the 2030 Land Use Plan and zoned I - Industrial District.
Surrounding properties are guided and zoned as follows:
Location

Land Use Guidance

Zoning District

North

Office – Business

I - Industrial

East

Industrial

I - Industrial

South

Industrial

I - Industrial

West

Vadnais Center

CC – City Center

Analysis
Site Plan Review
The applicant has proposed an 11,385-sq. ft. building addition and an 80-sq. ft. vestibule on an area that
is currently parking spaces to an existing 96,244 sq. ft. building. The facility has on-site warehousing and
offices that support the primary business of manufacturing a variety of conveyance systems.
Setbacks
Section 17.050 of the Zoning Ordinance establishes minimum setback standards based on the functional
classification of roadway systems. Table T-1 of the 2011 Comprehensive Plan classifies Willow Lake
Boulevard as a Minor Collector street, which requires a minimum building setback of 40 feet from the
right-of-way. The building addition complies with the setback requirement; however, the proposed
entryway vestibule encroaches on the minimum building setback by 7 feet. The applicant has requested a
variance for the vestibule, which is discussed below.
Lot Area and Lot Coverage
The plans show that impervious surfaces will cover 84% of the lot, which complies with the maximum lot
coverage standards of 90% coverage required by Section 17.040 of the Zoning Ordinance.
Transportation / Access
The plans comply with Section 17.030 of the Zoning Ordinance, which requires 150 feet between curb
cuts and allows curb cuts only to collector streets.
The applicant is proposing a 56-foot 6-inch driveway width on the southeast corner of the site. Section
20.080 of the Zoning Ordinance limits the distance between curb cuts to 24 feet unless approved by the
City Engineer. The City Engineer reviewed the plans on February 1, 2017, and determined that the
extended driveway width is acceptable.
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Screening
Section 20.020 (1) of the Zoning Ordinance states that when industrial sites are within 75 feet of a
Residence One, Two, or Three District or when there is parking in the front of the building, screening is
required. The applicant is removing parking from the front of the building and is not within 75 feet of a
residential district therefore no screening is required.
Landscaping
The current landscaping is legally nonconforming. Section 20.020 (2)(2) of the Zoning Ordinance requires
that property owners provide a minimum number of trees on site. If the building were to be constructed
today, the applicant would be required to provide 107 trees on site (107,629 sq. ft. / 1000 sq. ft.). It does
not appear that the current site contains 107 trees. The applicant is proposing to remove six trees on the
property, which would increase the nonconforming landscape. Section 6.110 (3) (d) of the Zoning
Ordinance prohibits the expansion of non-conforming site characteristics. To ensure that the nonconformity is not increased, staff has included a condition that the applicant replace the trees removed by
planting an equal number of trees on the property in a location agreed upon by staff and the applicant or
demonstrate compliance with Section 20.020 (2)(2) of the Zoning Ordinance.
Parking
The applicant is proposing 195 parking spaces to accommodate 125 total employees. Section 20.080 (5)
of the Zoning Ordinance requires a total of 217 parking spaces.
Dynamic Air Parking Summary
Total # of Employees:
Total provided parking spaces:
Total required parking spaces:
Institute of Transportation Engineers (ITE)
recommendation:

125
195
217
125

The applicant has requested a variance to allow for 195 parking spaces. The applicant’s narrative states
that the site is currently over-parked, and that the company has never needed the required amount of
parking to accommodate its staff. The applicant notes that the number of employees at the facility has
decreased from 155 in 1998 to 125 at present, and they do not anticipate this number to change
dramatically.
Staff also agrees that the number of parking spaces on site regularly exceeds the number of cars parked at
the facility. Staff reviewed industry standards for parking requirements in industrial districts and found
that at the highest range of parking requirements the Institute of Transportation Engineers recommends
125 parking spaces for the site. Staff also reviewed the Zoning Ordinances of several nearby communities
and found that some communities had higher parking requirements for similar facilities and some had
lower parking requirements for a similar facility.
Building and Architecture
The applicant is proposing an addition constructed of materials that are consistent with the height and
materials of the existing building.
Lighting
No new lighting is proposed in the parking areas.
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Signage
Any new signage will need a sign permit.
Stormwater and Utilities
The City Engineer reviewed plans on February 1, 2017 and noted that no new impervious surface would
be created. Since the building addition is less than one acre and it is constructed on existing impervious
surface, no permit is needed from the Ramsey Washington Metro Watershed District.
Fire
The Fire Chief reviewed plans on January 31, 2017 and is requiring that the applicant install sprinklers
and monitors that meet NFPA 13 standards in the building addition.
Variances
The applicant is requesting a variance to allow the building entry vestibule to encroach 7 feet in the
required building setback. Section 17.050 of the code requires the building to be setback 40 feet from the
public right-of-way on collector streets. The applicant is also asking for a variance to allow 195 parking
spaces instead of the 217 parking spaces required by Section 20.080 (5) of the Zoning Ordinance.
Section 6.05 of the Zoning Ordinance allows the City Council to grant variances under the following
circumstances:
When the applicant for the variance establishes that there are practical difficulties in complying with the
official control. “Practical difficulties” as used in connection with the granting of a variance, means that
•

The property owner proposes to use the property in a reasonable manner not permitted by an
official control;
Staff finds that the property owner is proposing to use the property in a reasonable manner not
permitted by an official control. Dynamic Air has been conducting business in this location for
over 40 years and need the additional space to continue the business in this location. The use is
consistent with the zoning district and surrounding properties. The Zoning Ordinance requires that
217 stalls be provided and the applicant is proposing to provide 195 stalls. A variance for a
reduction in parking is reasonable given the parking provided on site exceeds the number of
employees by 70 parking stalls and that the facility does not serve public customers. There are a
significant number of parking spaces provided on-site that are never used. It is reasonable to allow
an 80-sq. ft. vestibule to encroach 7 feet into the setback as the site does not allow for the property
owner to add enough square footage to operate the facility and provide an appropriate entryway
for the facility.

•

The plight of the landowner is due to circumstances unique to the property not created by the
landowner;
Staff finds that the plight of the landowner is due to circumstances unique to the property not
created by the landowner. If the building addition were to be constructed on a different portion of
the building, more prime parking would be reduced and critical areas for loading and emergency
vehicle access may be impacted. The applicant could not locate an entrance on an alternative
location of the building without significantly changing the internal operation of the facility.
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•

The variance, if granted, will not alter the essential character of the locality.
The variances will not alter the essential character of the locality. The surrounding businesses are
primarily industrial uses. The reduction in parking will not cause an increase in street parking or
congestion. The location of the vestibule will increase visual interest on the building, which will
be an asset to the local businesses.

•

In addition to demonstrating practical difficulties, the applicant must also demonstrate that the
variance is in harmony with the purposes and intent of the Ordinance and the Comprehensive
Plan.
The variances are consistent with the intent of the code, which in many cases gives Council the
flexibility to respond to the needs of its residents and businesses. The 80 sq. ft. vestibule is similar
to an “ornamental feature” which Section 20.070 of the Zoning Ordinance allows as a permitted
encroachment on setback requirements. Similarly, for parking, Section 17.030 of the Zoning
Ordinance allows Council to reduce parking requirements on site in order to “encourage a common
access drive and parking facilities.” Parking requirements in the code are constructed around the
maximum number of employees on a shift. Dynamic Air states that there are only 18 employees
on a maximum shift, the reduction in parking would have little impact on the site circulation or
surrounding properties. Both a reduction in parking and the location of the vestibule are reasonable
and meet the intent of the zoning ordinance.
The variances are consistent with the Comprehensive Plan, which supports the “development of
light manufacturing, warehousing and supportive uses in a functional, attractive manner which
does not unduly affect the development or use of nearby properties.”

Public Hearing Notice
According to Chapter 6.066(1) of the Zoning Code:
A notice of Site Plan review shall be mailed at least 7 days prior to the Planning Commission
meeting to each owner of property situated wholly or partly within 350 feet of the property to
which the site plan relates.
Public hearing notices were mailed to the surrounding property owners on February 17, 2017.
Findings of Fact
In consideration of approval of the site plan, staff recommends the following:
1. The building addition is consistent with the purpose and intent of the Comprehensive Plan and all
applicable ordinances.
2. The building addition will expand an existing permitted use and no other changes to the existing
building are proposed.
In consideration of approval of the variances, staff recommends the following:
1. The property owner proposes to use the property in a reasonable manner not permitted by an
official control. The variance for a reduction in parking is reasonable given the parking provided
on site exceeds the number of employees by 70 parking stalls and that the facility does not serve
public customers. There are a significant number of parking spaces provided on-site that are never
used. It is reasonable to allow the vestibule as the site does not allow for the property owner to add
enough square footage to operate the facility and provide an appropriate entryway for the facility.
Planning Staff Report: Case 17-001
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2. The plight of the landowner is due to circumstances unique to the property not created by the

landowner. If the building addition were to be constructed on a different portion of the building,
more prime parking would be reduced and critical areas for loading and emergency vehicle access
may be impacted. The applicant could not locate an entrance on an alternative location of the
building without significantly changing the internal operation of the facility.
3. The variance will not alter the essential character of the locality. The surrounding businesses are

primarily industrial uses. The reduction in parking will not cause an increase in street parking or
congestion. The location of the vestibule will increase visual interest on the building, which will
be an asset to the local businesses.
4. The variance is in harmony with the purposes and intent of the Ordinance and the Comprehensive

Plan. The variance is consistent with the intent of the code, which in many cases gives Council the
flexibility to respond to the needs of its residents and businesses. The vestibule is very close to
being an “ornamental feature” which Section 20.070 of the Zoning Ordinance allows as a permitted
encroachment on setback requirements. Similarly, for parking, Section 17.030 of the Zoning
Ordinance allows Council to reduce parking requirements on site in order to “encourage a common
access drive and parking facilities.” Parking requirements in the code are constructed around the
maximum number of employees on a shift. Dynamic Air states that there are only 18 employees
on a maximum shift, the reduction in parking would have little impact on the site circulation or
surrounding properties. Both a reduction in parking and the location of the vestibule are reasonable
and meet the intent of the zoning ordinance.
The variances are consistent with the Comprehensive Plan, which supports the “development of
light manufacturing, warehousing and supportive uses in a functional, attractive manner which
does not unduly affect the development or use of nearby properties.”
Staff Recommendation
Staff recommends approval of the Site Plan and Variances, subject to the following conditions:
1. The applicant shall demonstrate compliance with Section 20.020 (2)(2) of the Zoning Ordinance
or the applicant shall replace the trees removed on the premises and provide a revised site plan
showing the location of the new trees for staff review and approval prior to obtaining a building
permit. Tree shall be placed in a location that is acceptable to the applicant and City staff.
2. The applicant shall obtain a certificate of occupancy for the new building addition.
3. The applicant shall comply with the Fire Chief’s memo dated 01/31/2017.
4. Prior to release of the building permit, the applicant shall enter into a development agreement with
the City.
Action Requested
Following the public hearing, the Planning Commission may consider the following actions:
1. Recommend approval of the Site Plan and Variances for the building addition on the subject
property, based on the findings of fact, with conditions.
OR
2. Recommend denial of the Site Plan for use of the tenant spaces in the back of the building on
the subject property, based on finding of facts as determined by the Planning Commission.
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OR
3. Table the request and advise staff to extend the application review period an additional 60 days,
in compliance with Minn. Stat. Sec. 15.99.

Enclosures:
• Aerial site map
• Site photos
• City Engineer Memo dated February 1, 2017 and February 2, 2017
• Fire Chief Memo dated January 31, 2017
• Public Hearing Notice
• Application, including supporting materials

Planning Staff Report: Case 17-001
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Case 17-001: 1125 Willow Lake Boulevard

Existing parking lot along Willow Lake Boulevard

Site Photos: 1125 Willow Lake Boulevard

Case 17-001

Landscaping along Willow Lake Boulevard

Site Photos: 1125 Willow Lake Boulevard

Case 17-001

Edward J. Leier
Fire Chief

Vadnais Heights Fire Department
3595 Arcade Street
Vadnais Heights, MN 55127

651.204.6032 Phone
Edward.leier@cityvadnaisheights.com

Memorandum:
FROM:

Ed Leier, Fire Chief

DATE:

January 31, 2017

SUBJECT:

Dynamic Air – 1125 Willow Lake Boulevard

The Vadnais Heights Fire Department has reviewed the plans submitted for the addition to the exiting
building and the following are our requirements:
•

The addition shall be fully sprinkler & monitored to meet NFPA 13 standards.

Nolan W. Wall, AICP
Planning/Community Development Director

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com

Memorandum:
TO:

Chair Carnes and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

February 28, 2017

SUBJECT:

Planning Staff Report: Case 17-003
Comprehensive Plan Amendment: Garceau Corner Properties

Recommended Commission Action
Staff recommends approval of the Comprehensive Plan Amendment request, based on the following
findings for fact:
1. The proposed high-density residential land use designation is compatible with the surrounding
existing/planned land uses.
2. Future commercial development on the applicable properties may not be viable due to access,
visibility, and market constraints.
3. Future single-family residential development on the applicable properties is unlikely due to the
intent to include them as part of a future high-density residential development.
4. The proposed increased expected density range is consistent with surrounding suburban
communities, allows for adequate open space as part of a proposed future development, provides
for construction of a housing-type that is lacking in the community, assists in meeting the
forecasted population/household projections, and offers the City flexibility in determining the
appropriate density for future high-density residential developments.
Subject to the following conditions:
1. The proposed amendment shall be reviewed by affected agencies/jurisdictions and approved by
the Metropolitan Council.
2. The subject properties shall be rezoned to correspond to the appropriate zoning district to ensure
consistency with the approved Comprehensive Plan Amendment.
3. Should the proposed project necessitating the request not come to fruition, the City may reconsider
the future land use designation as part of the Comprehensive Plan update process.
Description of the Request
The City, in cooperation with a willing private property owner, is considering the following amendments
to the Comprehensive Plan:
1. Re-guide the future land use designation from Commercial/Low Density Residential to High
Density Residential.
2. Increase the High Density Residential maximum expected density range above 22 units/acre.
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Discussion
The City is using its legislative authority when considering action on a comprehensive plan amendment
request and has broad discretion; the only limitations are that actions must be constitutional, rational, and
in some way related to protecting the health, safety and general welfare of the public.
Action Timeline
There is no applicable action timeline in this case due to the request being city-initiated.
Background
According to the current Comprehensive Plan:
The Land Use Plan translates the community vision for growth and conservation into a
recommended physical pattern of neighborhoods, commercial and employment areas, road and
parks. Land use policies seek to influence the location, types, amount and timing of future growth
through private real estate development, public investment in infrastructure and community
facilities, and conservation of natural areas.
The subject properties encompass 3.54 acres and contain vacant/dilapidated commercial buildings,
undeveloped land, and an existing single-family dwelling. Single-family residential uses to the
north/south/east and Vadnais-Snail Lakes Regional Park to the west surround the redevelopment site. The
following properties are included in the proposed amendment (see the enclosed maps):
Address
N/A
3429 Centerville Road
3437 Centerville Road
3447 Centerville Road

Acreage
0.29
2.38
0.46
0.41

Zoning
R-1
C-1
C-1
R-1

Future Land Use
Low Density Residential
Commercial
Commercial
Low Density Residential

Property Owner
City of Vadnais Heights
City of Vadnais Heights
City of Vadnais Heights
Paul Houck

Since purchasing the properties and obtaining funding for clean-up and demolition activities, the City has
surveyed the community and conducted a developer’s roundtable in an effort to determine the appropriate
future use of the redevelopment site. Through that process, the following options surfaced:
1. Park/Open Space
Several community members expressed a desire to see the land cleaned-up and developed into a
park/open space area. While the surrounding natural amenities would make an attractive location for
such a facility, there are already county and regional parks that surround the majority of East/West
Vadnais Lake. In addition to the development and future operating costs for a park, the City would
also be missing-out on the proceeds from the sale of the property and future tax revenues.
Furthermore, multi-agency clean-up grants were obtained by proposing to redevelop the site into a
high-density residential development and the associated costs required for appropriate remediation.
As a result, there is a strong likelihood that those grant funds cannot be utilized if the site is
redeveloped into a park/open space.
2. Restaurant
Several community members expressed a desire to have a high-end restaurant on the site that would
take advantage of the lake views. Staff consulted with restaurateurs as to the site’s viability for such
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a use and were told the constraints included low traffic counts, inability to attract lunch business, and
distance from the highway and commercial uses. Due to the site’s size, it would also have to include
additional commercial or mixed use components to drive traffic and activity. According to informal
feedback from developers, suburban mixed-use projects are difficult to finance in the post-recession
economy and are struggling in some surrounding communities.
3. Senior Housing
Two groups wanting to construct a senior housing project on the site approached the City. Both deals
would most likely have relied on federal tax credits, which the government is considering making
unavailable in the near future for such projects. The City Council also expressed concerns that the
market for senior housing may be reaching saturation due to similar developments recently constructed
in the surrounding area.
4. Market-Rate Apartment
Upon discussion of all the potential land uses for the site, the City Council directed staff to pursue a
development partner for a market-rate apartment project. Members of the business community also
weighed-in that they would like to see housing options that attract younger workers to live in the area.
This housing option is lacking in the community and may also attract empty-nesters and residents
looking to downsize, which could help free-up the existing stock of single-family dwellings for new
residents.
In anticipation of a potential project, and the subsequent land use approval process, the first step is to
approve appropriate amendments to the Comprehensive Plan.
Analysis
The current future land use designation for the subject properties is a combination of commercial and low
density residential. Therefore, the City is required to amend the Comprehensive Plan to re-guide them to
high density residential and increase the allowable density.
Future Land Use Designation
The enclosed maps depict the current future land use designation for the subject properties, which must
be amended to facilitate construction of a high-density residential development at a density greater than 8
units/acre. Other areas guided as High Density Residential in the City include several properties along
County Road D that contain existing apartment developments, the Liberty Village development at
Edgerton Street/I-694, and the Arcade Estates East/West parcels south of Summit Orthopedics.
The private property owner at 3447 Centerville Road is voluntarily participating in the required
amendment process so the land can be included in the proposed redevelopment project; see the enclosed
letter. As part of a subsequent land use approval process, the subject properties will need to be rezoned
to facilitate the proposed multi-family development.
Expected Density Range
The following table depicts the expected density range for residential land uses in the current
Comprehensive Plan; High Density Residential Land Uses have an expected density of 8-22 units/acre:
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LU-9: Current and Forecast Land Use Acreage, 2006 to 2030

Within Urban Service Area
Residential Land Use
Low Density Residential
Medium Density Residential
High Density Residential
MDR from LDR
HDR from LDR
LDR Loss
Manufactured [Housing] Residential

Allowed Density Range
Housing Units/Acre
Min.
Max.
-4
8

4
8
22

6

9

2010
1,515
1,307
127
43
-

38

2015

2020

2025

2030

1,541
1,323
135
45
-

1,567
1,333
148
48
5

1,592
1,339
166
50
10

38

5
38

10
38

1,618
1,339
184
57
10
5
15
38

Change
20102030
103
32
57
14

-

The following table depicts the ranges in suburban communities’ densest land use designations:
Community
Roseville
New Brighton
Maplewood
White Bear Lake
Little Canada
Shoreview
Arden Hills
Mounds View
Edina
Richfield
Eagan

Highest Density Range
12+ units/acre
12+ units/acre
10.1-25 units/acre
9-17 units/acre
10-20 units/acre
8-20 units/acre
9-12 units/acre
Up to 17.4 units/acre
12-30 units/acre
24 units/acre
12+ units/acre

While the existing expected density range is in line with other suburban communities, the recent trend in
the metro area has been to increase density in appropriate locations that have good access and are
compatible with surrounding land uses. The proposed redevelopment project meets the criteria for
increased density and still allows adequate space for landscaping and on-site stormwater retention. Many
new suburban apartment projects are approved as planned unit developments (PUD), which may allow
local governments to determine the appropriate density as part of the land use approval process that may
or may not be consistent with the comprehensive plan’s density guidelines.
The existing apartment developments in the City are concentrated along County Road D and have densities
ranging from 10-18 units/acre. Many contain multiple buildings, large off-street parking lots, and unused
open space, all of which make them difficult to compare to the potential development on the subject
properties. The Gable Pines senior housing development was approved by the PUD overlay process and
has a density of 29 units/acre (124 units on 4.27 acres). New apartment developments approved/under
construction in Shoreview and Little Canada have densities ranging from 26-40 units/acre.
The ultimate density of the potential apartment development is still unknown. The most-recent
preliminary site plan includes 105 units on the 3.54-acre redevelopment site, which is a density of 29.7
units/acre. The soil conditions and their impact on construction of the building may also affect the final
number of units. Therefore, staff is recommending that the expected density range be amended to not
include a maximum for the High Density Residential land use designation:
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Land Use Designation
High Density Residential

Allowed Density Range
Housing Units/Acre
Min.
Max.
8
-

The Code currently allows for properties over five acres to rezone to Planned Unit Development (PUD)
and includes the following provisions on density:
18A.020 General Requirements and Standard for Parcels of Five Acres or More.
(4)
A residential PUD may provide for a variety of housing types in any one of the basic residential
zoning districts. The total number of dwelling units allowed in a development shall be determined
by either: (a) the area standards of the zoning district in which the proposed development is to be
located, or (b) the density specified by the Planning Commission and approved by the Council,
consistent with the intent of the City's Land Use Plan. A plan may provide for a greater number of
dwelling units per acre than would otherwise be permitted by the regulations applicable to the site,
but if the density or intensity of land use exceeds by more than 10 percent that permitted by the
regulations otherwise applicable to the site, the applicant has the burden to show that such excess
will not have an undue and adverse impact on existing public facilities and on the reasonable
enjoyment of neighboring property. The Planning Commission and Council, in determining the
reasonableness of the increase in the density or intensity of land use, shall consider the following
factors: (1) the location, amount and proposed use of common open space, (2) the location, design
and type of dwelling units, and (3) the physical characteristics of the site.

It is likely that any future high-density residential uses will be proposed as a PUD. Therefore, the City
will have control and discretion to determine the appropriate density based on the specifics of the request.
Staff does not feel that the proposed expected density range amendment invalidates the City’s ability to
restrict the density of any future high-density residential projects. Rather, it offers greater flexibility to
developers without the additional step of amending the density ranges in the Comprehensive Plan.
Application Requirements
The Land Use Plan Amendment application contains a list of required questions; the following are the
responses for both proposed components of the request:
1. Explain if the applicant will have a development project readily available for the site.
The City Council recently discussed the potential development of a market-rate apartment project
on the subject properties. The City and potential developer are currently in the process of
negotiating a pre-development agreement for the project. Demolition activities, site grading, and
construction could begin in late 2017 if the required land use approvals are granted.
2. Is the change consistent with the goals and objectives or other elements of the Vadnais Heights
Comprehensive Plan?
The proposed amendment is consistent with the following goals and objectives:
• Plan for development that accommodates growth forecasts at appropriate densities. (CP-3)
• Accommodate growth forecasts through reinvestment at appropriate densities (5 units plus
in developed areas and target higher density in locations with convenient access to
transportation corridors and with adequate sewer capacity). (CP-3)
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•
•
•
•
•

•
•
•
•
•
•

Approve and permit reinvestment projects that make cost effective use of infrastructure
and increased density. (CP-3)
Support the conversion or reuse of underutilized lands in order to accommodate growth
forecasts, ensure efficient utilization of existing infrastructure investments and meet
community needs. (CP-3)
Plan for and guide infill development, redevelopment, and adaptive reuse of structures to
diversify housing, connect housing and jobs, and integrate new development into existing
neighborhoods. (CP-4)
Encourage the preservation of existing neighborhoods and expansion of housing choices
within the city. (CP-4)
The City will consider reasonable requests to intensify land use through residential
redevelopment and adjust its zoning appropriately. The City agrees with the Metropolitan
Council that land that benefits from the availability of regional and local transportation and
wastewater facilities should be used efficiently. (LU-25)
The City will allow and encourage re-use of previously built sites in order to raise the level
of land use to contemporary standards on industrial, commercial or residential properties.
(LU-33)
Continue to provide a range of housing choices in terms of style, size, location, tenure and
cost. (LU-35)
Provide a balanced housing supply with housing available for people at all income levels.
(LU-35)
Provide a variety of housing types for people in all stages of the life-cycle. (LU-35)
Create housing that respects the natural environment of the community while striving to
accommodate the need for a variety of housing types and costs. (LU-35)
Adopt the land use plan map and policies presented in this comprehensive plan, which
guide the community toward a range of housing types and densities ranging from singlefamily to apartments and from approximately 2 to more than 20 housing units per acre.
(LU-36)

3. Will the amendment create an adverse impact on public facilities and services that cannot be
mitigated? (ie., Roads, sewers, water supply, drainage, schools, police, fire, and parks)?
No adverse impacts to public facilities and services that cannot be mitigated are anticipated by
approval of the proposed amendment.
4. Will development resulting from the amendment create an undue impact on surrounding
properties?
The subject properties are surrounded by undeveloped/park lands to the west/south and singlefamily residential properties to the east/north. The adjacent residential uses can be adequately
buffered from any new development by screening and other site design components.
5. Is the proposed development consistent with the physical character of the surrounding
neighborhood? Would the development upgrade and improve its viability?
The surrounding neighborhood contains open space and residential uses. Potential redevelopment
of the subject properties into a high-density residential use would be more consistent with the
surrounding neighborhood than a commercial use. Historically, the site functioned as a
neighborhood commercial hub. With expanded residential housing throughout the community and
the retail/restaurant development within the City Center District, neighborhood commercial on the
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site is unlikely to be supported by the market. The proposed redevelopment project will not
degrade the physical character of the surrounding neighborhood, and will allow more residents to
live near Vadnais Lake by converting the existing underutilized subject properties.
6. Will the amendment allow a more viable transition to the planned uses on adjacent properties than
the current use?
A high-density residential use on the subject properties will have traffic patterns similar to the
surrounding single-family residential uses, albeit an increase from the existing condition. It is
assumed that a redeveloped commercial use, in compliance with the current future land use
designation, on the city-owned properties may increase traffic on weekends and evenings that may
have a negative impact on adjacent properties.
7. Will the amendment have a significant advertise impact on the natural environment including
trees, slopes and groundwater? Could the impact be mitigated by improvements on the site or in
the same vicinity?
The proposed redevelopment project would increase the amount of pervious surface/green space
from the existing condition, contain significant landscaping, and capitalize on the lake views as an
amenity. It is anticipated that the building/site design will accommodate the existing topography
and there may be an opportunity to improve stormwater drainage issues that currently plague the
surrounding area.
8. Has there been a change in City policies or neighborhood characteristics that would justify an
amendment?
Based on feedback from real estate development professionals, the commercial viability of the
redevelopment site is constrained. It is unlikely that the site would attract the investment required
for a high-quality commercial or mixed-use development due to its distance from the freeway and
lack of surrounding residential density. Therefore, the City Council is considering the proposed
comprehensive plan amendment to accommodate a high-density residential development.
9. Does the amendment correct an error made in the original Comprehensive Plan?
No, the commercial and low density residential future land use designations were consistent with
the existing land use at the time the current Comprehensive Plan was adopted.
10. Is there a community or regional need identified in the Comprehensive Plan for the proposed land
use or service?
Members of the business community have indicated that they would like to see housing options
that attract younger workers to live in the area. Recently-constructed market-rate apartments with
amenities are currently lacking in the community and may attract empty-nesters and residents
looking to downsize, which could free-up single-family homes for new residents.
11. Does the amendment help the City meet its life-cycle and affordable housing objectives?
The proposed project would be marketed to “rent-by-choice” residents, which could include
millennials and empty-nesters. Renting is becoming increasingly popular as a life-style choice
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due to its flexibility. The potential developer is exploring the possibility of including a few
affordable units in the project, but there is no commitment at this time.
12. Does the amendment adversely impact any landmarks or other historically significant structures
or properties? Can the impacts be mitigated through relocation, commemoration, or dedication?
The privately-owned property within the redevelopment site contains an existing single-family
dwelling that would be demolished as part of the potential project. According to historical records,
it is one of the oldest dwellings in the City. The potential developer has indicated a desire to name
the development after the Garceau family and include a plaque commemorating the historical
significance of the site.
13. What are the differences in traffic generation from the current versus the proposed land use?
The existing commercial sites are vacant, so any redevelopment on the site will increase traffic
from the existing condition. The site is located at the intersection of two County roads, which are
assumed to have adequate capacity to accommodate traffic generated by the proposed high-density
residential development. The subsequent land use approval process will address specific traffic
and access issues, including review and comment by Ramsey County.
14. If applicable, is the proposed traffic in conformance with the I-35E Corridor Study?
Not applicable.
Public Hearing Notice
According to Chapter 6.066(1) of the Zoning Code:
…No Land Use Plan Amendment may be adopted until public hearings have been held on the
matter by the Planning Commission and by the City Council. A notice of the time, date, place, and
purpose of the hearings shall be published in the official newspaper of the City of Vadnais Heights
at least 10 days prior to the date of the City Council Hearing. A similar notice shall be mailed at
least 10 days before the day of the first hearing to each owner of property situated wholly or partly
within 350 feet of the property to which the Land Use Plan Amendment relates…
The Public Hearing Notice was published in the February 15 edition of the Vadnais Heights Press and
mailed to surrounding property owners on February 17.
Agency Review
The Metropolitan Council requires notification to affected jurisdictions/agencies to provide the
opportunity to submit written comments. The City provided notice to the required affected
jurisdictions/agencies on January 31, 2017; the 60-day review period expires on April 1, 2017. Ultimately,
the City Council may decide to delay final action until receiving and addressing all comments.
As of February 23, the City had received notice from 11 out of the 17 affected jurisdictions/agencies that
they will not be providing any comments; the comments that were submitted are enclosed. Those that
have not yet responded include ISD 624, Ramsey-Washington Metro Watershed District, and Ramsey
County Parks. Staff does not anticipate any potential comments that would affect the Planning
Commission’s ability to make a recommendation to the City Council concerning the proposed
Comprehensive Plan amendment.
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Findings of Fact
In consideration of approval of the proposed request in this case, staff recommend the following findings:
1. The proposed high-density residential land use designation is compatible with the surrounding
existing/planned land uses.
2. Future commercial development on the applicable properties may not be viable due to access,
visibility, and market constraints.
3. Future single-family residential development on the applicable properties is unlikely due to the
intent to include them as part of a future high-density residential development.
4. The proposed increased expected density range is consistent with surrounding suburban
communities, allows for adequate open space as part of a proposed future development, provides
for construction of a housing-type that is lacking in the community, assists in meeting the
forecasted population/household projections, and offers the City flexibility in determining the
appropriate density for future high-density residential developments.
Staff Recommendation
Staff recommends approval of the Comprehensive Plan Amendment request, based on the findings of fact,
with conditions.
The proposed amendments are necessary to facilitate redevelopment of the site by a potential developer
into a market-rate apartment use. The City Council has determined the highest and best use of the
redevelopment site is for high-density residential housing, which requires the proposed amendments to
the future land use map and expected density range. Several subsequent land use approvals are required
prior to approval and construction of the proposed project, which will include collaboration with
stakeholders and notice to surrounding property owners.
Action Requested
Following the public hearing, the Planning Commission may consider the following actions:
1. Recommend approval of the proposed Comprehensive Plan Amendment, based on the findings of
fact, with conditions, and direct staff to submit the application to the Metropolitan Council.
OR
2. Recommend denial of the proposed Comprehensive Plan Amendment, based on the findings of
fact that the request is inconsistent with the desired future land use designation contained in the
current Comprehensive Plan and with surrounding existing and future land uses.
OR
3. Table the request, pending additional information from staff and responses from affected
jurisdictions/agencies.

Enclosures:
• Agency Review Letter
• Agency Comments
• Letters of Support
• Application, including supporting materials
• Public Hearing Notice
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Nolan W. Wall, AICP
Planning/Community Development Director

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com

January 31, 2017

ATTN:

Affected Jurisdiction

RE:

Comprehensive Plan Amendment Agency Response

APPLICANT: City of Vadnais Heights/Paul Houck
CASE:

17-003

To Whom It May Concern:
Please be advised that your agency has received notice from the City of Vadnais Heights of a proposed
Comprehensive Plan Amendment concerning 3.54 acres located in the northeast quadrant of the Centerville
Road/Edgerton Street intersection (see enclosed maps). The proposed amendment includes the following:
1. Re-guide the future land use designations from Commercial/Low Density Residential to High Density
Residential.
2. Increase the High Density Residential maximum expected density range above 22 units/acre.
The proposed amendment is intended to facilitate future development of an 80-100 unit market-rate apartment
project on a combination of properties currently owned by the City of Vadnais Heights and an adjacent private
property owner. Public hearings on the matter are tentatively scheduled for the Planning Commission on
February 28, 2017 and for the City Council on March 15, 2017. If the redevelopment project moves forward,
several land use approvals will be required and notifications sent to surrounding property owners.
The Metropolitan Council’s 60-day adjacent review period for affected jurisdictions expires on April 1, 2017.
However, we respectfully request that the enclosed form is returned and any written comments be submitted the
soonest your review process can accommodate. Please contact me with any questions at (651) 204-6027 or
nolan.wall@cityvadnaisheights.com.
Sincerely,
The City of Vadnais Heights

Nolan Wall, AICP
Planning/Community Development Director

Enclosures (4):

Agency Response Form
Property Maps

cc/ec:

Case File #17-003

City of Vadnais Heights
ATTN: Nolan Wall, Planning/Community Development Director
800 East County Road E
Vadnais Heights, MN 55127
Email: nolan.wall@cityvadnaisheights.com
RE:

Comprehensive Plan Amendment Agency Response

APPLICANT: City of Vadnais Heights/Paul Houck
CASE:

17-003

Please be advised that the __________________________________________________ has received notice of
the proposed Comprehensive Plan Amendment by the City of Vadnais Heights and has the following comments:

 The proposed amendment is not anticipated to affect the jurisdiction/agency and no comments on the
request will be forthcoming.

 This agency will submit written comments on the request by___________________________________.
(date)

Name:

___________________________________________________________

Title:

___________________________________________________________

Agency:

___________________________________________________________

Date:

___________________________________________________________

Comprehensive Plan Amendment Agency Response

Case 17-003
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From:
To:
Cc:
Subject:
Date:
Attachments:

Sorensen, Jenifer (DNR)
Nolan Wall
Petrik, Daniel (DNR)
RE: Agency Response Request - City of Vadnais Heights Comprehensive Plan Amendment
Tuesday, January 31, 2017 5:08:34 PM
Shoreland Model Ordinance_010917_with commentary.pdf

Nolan –
Thanks for sending this notice to me and congratulations on your new position at the City of Vadnais
Heights.
As the DNR area hydrologist for Ramsey and Washington Counties, I help to administer the state
shoreland program and work with the cities and counties in my work area to provide technical
assistance and comments on land use proposals. Please send notices of public hearings to consider
variances, ordinance amendments, proposed subdivisions/plats, or conditional uses within the City’s
water management overlay district (shoreland district) to me. Please also send final decisions.
The purpose of the comprehensive plan amendment for the property located at the Centerville
Road/Edgerton Street intersection is to facilitate future development of high density residential. The
City’s water management overlay district does not contain shoreland PUD provisions. When a
community does not have shoreland PUD standards in its shoreland ordinance, DNR is required to
approve shoreland PUDs to make sure they meet the shoreand PUD density and open space
requirements. I wanted to make sure you are aware of this, to consider potential conflicts in
planning that may arise, since the City does not have full control over the review process for
PUD/CUP developments within the City’s shoreland district. I’ll be happy to discuss proposed plans
and provide early feedback on potential development scenarios, and I’ve attached DNR’s recently
updated shoreland model ordinance as a reference to what is contained in the shoreland PUD
standards.
Please feel free to contact me about this or other shoreland or public waters – related questions.
Jen

Jenifer Sorensen
East Metro Area Hydrologist (Ramsey and Washington Counties)
Division of Ecological and Water Resources
Minnesota Department of Natural Resources
1200 Warner Road
St Paul, MN 55106
Phone: 651-259-5754
Email: jenifer.sorensen@state.mn.us
From: Nolan Wall [mailto:Nolan.Wall@cityvadnaisheights.com]
Sent: Tuesday, January 31, 2017 12:44 PM

Nolan W. Wall, AICP
Planning/Community Development Director

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com

Memorandum:
TO:

Chair Carnes and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

February 28, 2017

SUBJECT:

Planning Staff Report: Case 17-002
Zoning Code Amendment: Transportation/Transit Facility in the Industrial District

Recommended Commission Action
Staff recommends approval of the Zoning Code Amendment request contained in DRAFT Ordinance 708,
based on the following findings of fact:
1. Components of the proposed use are consistent with other permitted and special uses currently
allowed by the Zoning Code within the Industrial District.
2. The proposed use is appropriately-classified as a special use, with conditions, within the Industrial
District.
3. The proposed conditions ensure high-quality development standards and seek to mitigate any
potential negative impacts to surrounding properties.
4. The subject property is currently vacant and has several constraints for re-use by potential single
and multi-tenant warehouse, manufacturing, or office uses.
5. The applicant intends to make significant investments to improve the subject property in order to
operate the proposed use and bring jobs to the community.
Description of the Request
The applicant is requesting amendments to Chapter 17 of the Zoning Code to allow “transportation/transit
uses” by special use permit in the Industrial District. The request does not include consideration of an
actual special use permit, which would be required as part of a subsequent review process.
Discussion
The City is using its legislative authority when considering action on a zoning code amendment request
and has broad discretion; the only limitations are that actions must be constitutional, rational, and in some
way related to protecting the health, safety and general welfare of the public.
Action Timeline
Received
01/26/2017

Complete
01/26/2017

60-day Deadline
03/27/2017

Extension
N/A

120-day Deadline
05/26/2017

Background
The applicant intends to redevelop the 5.9-acre property located at 1239 Willow Lake Boulevard into a
transportation/transit facility. The proposed occupant is First Transit, which provides mobility services to
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handicapped individuals in the metro area and is currently located in Roseville. According to the
applicant, upwards of 300 employees will be working out of the facility on a daily basis, including 40-50
full-time office and maintenance personnel. The proposed use includes office, vehicle maintenance, and
outdoor storage components.
The existing 92,384-square-foot building is built-out with office (38,059 SF), warehouse (31,608 SF), and
manufacturing (22,717 SF) spaces and was most-recently occupied by Siemens/Evoqua Water
Technologies. The applicant identifies the following site/building constraints for the continued use of a
manufacturing/warehouse facility on the site:
• Built for a specific single-user.
• Limited potential for multi-tenant use.
• Low clear heights (18-20 feet).
• Parking configuration, in relation to the location of office space.
• Limited opportunities for loading.
If the proposed zoning code amendment and subsequent land use approvals are granted, the applicant
intends to demolish portions of the existing building and reconfigure it to create office and vehicle
maintenance/storage spaces totaling approximately 61,000 square feet. In addition, the existing parking
lot will be repaired and utilized for vehicle storage.
Staff received a letter on January 5, 2017 requesting a determination of the proposed use in the Industrial
District. Upon consultation with the City Attorney, staff notified the applicant by letter on January 10,
2017 that the use was not permitted. Based on the information provided by the applicant, it appears that
the proposed use is consistent with several permitted and special uses allowed in the Industrial District,
but that other components were not addressed in the applicable district regulations. Staff further advised
the applicant that a formal zoning code amendment process would be required to properly address all
components of the proposed use in order to determine it’s compatibly with the Industrial District and
surrounding properties.
Analysis
The Industrial District allows the following uses that are similar in nature to the proposed use:
Use
Offices
Motor vehicle body shops
Trucking businesses
Bulk storage of liquid
Screened outdoor storage of materials,
supplies, products or equipment

Permitted/Special
Permitted

Special

The applicant is proposing two options for a potential code amendment to address the proposed use:
Option 1: Amend Existing Special Uses
17.020
Uses in the Industrial District.
(3) Special Uses. The following uses may be permitted in the Industrial District if the City
Council determines that the health, safety, and welfare of the city residents will not be
endangered and if nearby land development will not be unduly impaired:
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(a)
(c)
(f)

Motor vehicle body, repair and maintenance shops.
Trucking and transit businesses.
Bulk storage of liquid including dispensing equipment and canopies associated
therewith.
(h) Screened outside Bulk storage of materials, supplies, products, or equipment, and
vehicles.
This option proposes to amend several existing special uses within the Industrial District to accommodate
the proposed use. Staff does not support this option as it may lead to expansion and potential unintended
consequences for pre-existing uses in the Industrial District.
Option 2: Add New Special Use
17.020
Uses in the Industrial District.
(3) Special Uses. The following uses may be permitted in the Industrial District if the City
Council determines that the health, safety, and welfare of the city residents will not be
endangered and if nearby land development will not be unduly impaired:
(k) Transportation/transit uses including maintenance, screened outdoor storage
of vehicles and bulk storage of fuel dispensing equipment.
This option proposes a new special use to accommodate the proposed use. Staff supports this option, but
recommends the Planning Commission consider the enclosed DRAFT Ordinance 708 that includes
additional conditions on the proposed use.
Recommended DRAFT Ordinance 708
Staff’s recommended ordinance in consideration of the proposed use contains the following sections:
1. Definition of “Transportation/Transit Facility.” (Chapter 5)
Staff recommends a definition is included that can be interpreted when making future use
determinations. The proposed definition is as follows:
Transportation/Transit Facility. A property containing a principal building with office and
maintenance functions to provide transportation/transit services, including outdoor storage of
vehicles, equipment, and bulk storage of liquids.
2. Conditions for “Transportation/Transit Facility” as a Special Use (Chapter 17), including:
Proposed Condition(s)

Rationale
Prevents open lot storage and requires a
Property occupied by a principal building no less
large enough building to deter uses that
than 50,000 SF.
are intended to primarily serve as a
parking lot.
Use is at least 500 feet from residentially-zoned
The proposed use should not be located
property.
in close proximity to residential uses.
All maintenance activities must be conducted inside Prevents hazardous material run-off
the principal building.
and mitigates potential noise.
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Outdoor storage:
• Confined to the rear/side yards
• Located on a paved surface
• Screened by solid opaque fence or wall
• Up to 10-foot-tall fencing/wall height
• Security gate required
Vehicles stored outside must be licensed and
operational, parked within striped stalls that meet
the setbacks, and drive aisles unobstructed.

Traffic Circulation Plan is required.

Bulk liquid storage must be compliant with Code.
Hours of operation.
The Council may include additional conditions.

Sets high standards to screen and
secure the use.

Prevents storage of non-operational
vehicles and limits the number of
vehicles that can be parked on the site
due to stall dimensions, setbacks, and
drive aisles.
To be reviewed by the City Engineer to
ensure negative impacts to surrounding
properties and roads are mitigated.
Already allowed by SUP in the
Industrial District; Chapter 20.160
contains additional conditions and is
referenced.
May be included to mitigate potential
negative impacts to surrounding
properties.

Public Meeting Notice
The Planning Commission is not required to conduct public hearings on proposed zoning code
amendments, only the City Council. While the request applies to the entire Industrial District, it concerns
the proposed use of the property at 1239 Willow Lake Boulevard. Therefore, staff mailed a public meeting
notice on February 17 to property owners within 350 feet of the subject property.
Findings of Fact
In consideration of approval of the proposed request, staff offers the following findings of fact:
1. Components of the proposed use are consistent with other permitted and special uses currently
allowed by the Zoning Code within the Industrial District.
2. The proposed use is appropriately-classified as a special use, with conditions, within the Industrial
District.
3. The proposed conditions ensure high-quality development standards and seek to mitigate any
potential negative impacts to surrounding properties.
4. The subject property is currently vacant and has several constraints for re-use by potential single
and multi-tenant warehouse, manufacturing, or office uses.
5. The applicant intends to make significant investments to improve the subject property in order to
operate the proposed use and bring jobs to the community.
Staff Recommendation
Staff recommends approval of the Zoning Code Amendment request contained in DRAFT Ordinance 708,
based on the findings of fact.
The existing building and property have several constraints for potential industrial-type uses. The
applicant/developer intends to make substantial investments to improve and utilize the property as a
transportation/transit use that will bring a significant number of jobs into the community.
Planning Staff Report: Case 17-002
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Infill redevelopment of existing underutilized/undervalued properties is important to maintaining a vibrant
industrial area. Redevelopment efforts should be encouraged as an enhancement to the community, not a
detraction. Staff is confident that reasonable conditions can be placed on the proposed use that mitigate
potential negative impacts to surrounding properties, while requiring high standards for the operation and
appearance of the subject property.
Action Requested
Following discussion, the Planning Commission may consider the following actions:
1. Recommend approval of either of the applicant’s Zoning Code Amendment options.
OR
2. Recommend approval of the Zoning Code Amendment request contained in DRAFT Ordinance
708, based on the findings of fact, as recommended by staff.
OR
3. Recommend denial of the proposed Zoning Code Amendment, based on the findings of fact that
the request is inconsistent with the applicable regulations and incompatible with existing uses
within the Industrial Zoning District.
OR
4. Table the request and advise staff to extend the application review period an additional 60 days, in
compliance with Minn. Stat. Sec. 51.99.

Enclosures:
• DRAFT Ordinance 708
• Aerial Site Map
• Site Photos
• Applicant Letter/Staff Response Correspondence
• Application, including supporting materials
• Public Meeting Notice
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CITY OF VADNAIS HEIGHTS
COUNTY OF RAMSEY
STATE OF MINNESOTA
ORDINANCE NO. 708
AN ORDINANCE AMENDING CHAPTERS 5 AND 17 OF THE CITY ZONING CODE,
CONCERNING TRANSPORTATION/TRANSIT USES IN THE INDUSTRIAL
DISTRICT
The City Council of the City of Vadnais Heights does hereby ordain:
I.
Chapter 5 (Definitions) of the City Zoning Code is hereby amended to read as follows
(strikethrough indicates deletions; underline indicates additions):
5.802 Transportation/Transit Facility. A property containing a principal building with office and
maintenance functions to provide transportation/transit services, including outdoor storage of
vehicles, equipment, and bulk storage of liquids.
II.
Chapter 17.020(3) (Special Uses in the Industrial District) of the City Zoning Code is hereby
amended to read as follows (strikethrough indicates deletions; underline indicates additions):
(k) Transportation/Transit Facility, in compliance with the following conditions:
(i) The property shall be occupied by a principal building of no less than 50,000 square
feet.
(ii) The use shall not be located within five hundred (500) feet from any residentiallyzoned property, measured from the closest point of the lot lines.
(iii) All maintenance activities, including vehicle washing, shall be conducted within
the principal building.
(iv) Outdoor storage of vehicles, equipment, or other materials shall be located in rear
or side yards of the property on a paved surface and screened by a solid opaque
wall or fence up to ten (10) feet in height equipped with a security gate(s). The
City Council may require a taller fence by special use permit or additional
landscaping, depending on the nature of the storage activities.
(v)
Vehicles stored outside shall be licensed and operational and parked within
designated striped parking stalls in compliance with the applicable setbacks. The
required drive aisles shall be unobstructed.
(vi) A traffic circulation plan that demonstrates that the use does not conflict with other
operations on the property or on surrounding properties, shall be submitted for
review and approval by the City Engineer.
(vii) Bulk storage of liquids shall be in compliance with Chapter 20.160 of the City
Code.
(viii) Hours of operation may be limited by the City Council upon findings that certain
activities may negatively affect surrounding properties.
Ordinance 708 – 02.28.17 Planning Commission Review
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(ix)

Additional conditions that mitigate potential negative impacts to surrounding
properties, natural environment, traffic, and infrastructure may be included, as
determined by the City Council.
III.

This Ordinance shall take effect and be enforced from and after its passage and publication.
PASSED by the City Council of the City of Vadnais Heights, Minnesota, this ______ day
of ___________, 2017.

______________________________
Bob Fletcher, Mayor
ATTEST:

_________________________________
Kevin Watson, City Administrator
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Case 17-002: 1239 Willow Lake Boulevard

VH Family Dentistry

Gable Pines
Senior Housing

Reell Manufacturing

Interplastic
Corporation
Proposed Site

Keebler Foods

Front entrance along Willow Lake Boulevard

Side yard driveway to rear parking lot

Site Photos: 1239 Willow Lake Boulevard

Case 17-002

Rear parking lot – looking north towards the dentist office

Rear parking lot – looking northeast towards Gable Pines

Site Photos: 1239 Willow Lake Boulevard

Case 17-002

Nolan W. Wall, AICP
Planning/Community Development Director

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com

January 10, 2017

Interstate Development
ATTN: Eric J. Simmer
6390 Carlson Drive
Eden Prairie, MN 55346
Via Email: esimmer@interstatedevelopment.com
RE:

Use Determination at 1239 Willow Lake Boulevard

Dear Mr. Simmer:
Thank you for sending the additional information on the proposed use of the subject property, as requested in our
initial meeting. We appreciate the services that First Transit provides to the region and your interest in Vadnais
Heights.
Upon review and consultation with the City Attorney, we have determined that the proposed use does not meet
the allowed uses in the Industrial District. According to the information you’ve provided, it appears that
components of the proposed use may be consistent with several permitted and special uses. However, there are
other components that are not addressed in the applicable district regulations. While the use may be appropriate
within the Industrial District, staff is advising that a zoning code amendment process be undertaken to properly
address all components of the proposed use in order to determine its compatibility within the District and with
surrounding properties.
Please contact me to discuss the code amendment process in greater detail at nolan.wall@cityvadnaisheights.com
or 651-204-6027. Enclosed for your consideration are the 2017 Land Use Application Submittal and Meeting
Schedule and Zoning Code Amendment Application.
Sincerely,
The City of Vadnais Heights

Nolan Wall, AICP
Planning/Community Development Director

Enclosures (2):

2017 Land Use Application Submittal and Meeting Schedule
Zoning Code Amendment Application

cc/ec:

Kevin Watson, City Administrator
Caroline Bell Beckman, City Attorney

1239 WILLOW LAKE BLVD

1289 Willow Lake Blvd

| SALE OFFERING

1239 WILLOW LAKE BLVD

1289 Willow Lake Blvd

| SALE OFFERING

FLOOR PLAN - OVERALL

Office - 38,059 square
feet

Manufacturing -22,717
square feet

Warehouse - 31,608
square feet

92,384 total square feet

1289 Willow Lake Blvd

| SALE OFFERING

Nolan W. Wall, AICP
Planning/Community Development Director

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com

Memorandum:
TO:

Chair Carnes and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

February 28, 2017

SUBJECT:

Planning Staff Report: Case 17-004
Zoning Code Amendment: Planning Commission

Recommended Commission Action
Staff recommends approval of the Zoning Code Amendment request contained in DRAFT Ordinance 709,
based on the following findings of fact:
1. Minor revisions are required to the Commissioner appointment and expense allowance processes
to be consistent with current practice.
2. State statute requires any municipality with zoning authority to provide by ordinance for a Board
of Zoning Appeals and Adjustments, which is proposed to be the Planning Commission.
3. The existing Variance Review Board has a narrow focus and limited role, which is proposed to be
eliminated and added to the duties of the full Planning Commission to encourage a more
transparent, consistent, and equitable variance review process.
If recommended for approval by the Planning Commission, a public hearing will be scheduled and the
proposed amendment forwarded to the City Council for their consideration. Staff would propose to bring
back any substantial revisions for review and further discussion at a future meeting prior to making a
recommendation to the City Council.
Description of the Request
The City is considering amendments to Chapter 211 of the Zoning Code concerning the Planning
Commission.
Discussion
The City is using its legislative authority when considering action on a zoning code amendment request
and has broad discretion; the only limitations are that actions must be constitutional, rational, and in some
way related to protecting the health, safety and general welfare of the public.
Action Timeline
There is no applicable action timeline in this case due to the request being city-initiated.
Background
Minn. Stat. Sec. 462.354, Subd. 2 requires any municipality with zoning authority to provide by ordinance
for a Board of Zoning Appeals and Adjustments. Minn. Stat. Sec. 462.357, Subd. 6 includes the powers
and duties of the Board. The proposed amendment outlined in the enclosed DRAFT ordinance seeks to
Planning Staff Report: Case 17-004
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clarify the variance review process and includes minor revisions to the Commission’s procedures and
duties.
Analysis
The proposed Zoning Code amendment includes the following sections:
Section 1: Appointment, Organization, and Expenses
The proposed amendments constitute minor revisions to include City Staff on the interview panel to
consider new Planning Commission appointees and to the expense allowance process:
(2)

Each proposed member shall submit a personal and occupational resume and be personally
interviewed by the cCouncil liaison to the Commission and City Staff. The purpose of the
foregoing is to acquaint the proposed member with the work of the Planning Commission
and to avoid conflicts of interest.

(4)

Members shall receive an expense allowance of not more than Twenty Dollars ($20) per
month for the chairperson and secretary, if appointed, and not more than Fifteen Dollars
($15) per month for other members, including alternates. The amount of such allowance
and the basis for its payment shall be determined by the Commission members at the first
meeting of the year. An additional expense allowance of tTen dDollars ($10) per month will
be provided to members who attend additional meetings per month for representing the City
at other meetings as requested. such as Lake Area Transit, Northeast Corridor or such other
meetings.

Section 2: Commission Duties
The Zoning Code does not explicitly designate a Board of Zoning Appeals and Adjustments, as required
by state statute. However, the City Council is charged with hearing appeals and making final
determinations on variance requests, as in Chapter 6.010(5) and (6). The Zoning Code currently requires
a Variance Review Board, consisting of three members appointed from the Planning Commission, to
consider variances to the Zoning Code that are not otherwise reviewed by the Commission. An example
would be consideration of a single-family home addition that encroaches into the required setbacks. The
vast majority of variance requests will include a companion site plan or special use permit request and would
typically be reviewed for recommendation by the entire Commission.
The proposed amendments include revisions to the Commission’s duties, including the following:
(5)

(6)

(8)

Study, plan, recommend and promote public transportation and transportation alternatives
and opportunities within the City including appointing representative(s) to the Lake Area
Bus Commission and other study commissions; on alternate methods for providing
transportation to the Vadnais Heights area;
Review and propose regulations to protect the natural environment and characteristics of
the City such as lakes/ponds, wetlands, woodlands, steep slopes and other environmental
concerns;
Appoint a three-person variance review board from the membership of the Commission to
review all variances to code not otherwise reviewed by the Planning Commission.
Recommendations by the review board shall consider applications on whether a hardship or
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uniqueness to the applicant’s land exists and whether granting a variance would create an
undue hardship on neighboring property(s);
Serve as the Board of Zoning Adjustment and Appeals, in the following capacities:
(a)
Hear and decide appeals where it is alleged that there is an error in any order,
requirement, decision, or determination made by an administrative officer in the
enforcement of the Zoning Code.
(b)
Hear requests for variances from the requirements of the Zoning Code and make
recommendations to the City Council.
Chapter 211.040(10) already limits the Commission’s authority as a recommending body to the City
Council; the proposed amendment does not change that authority. The Variance Review Board meets
infrequently and the process can be streamlined and more transparent by eliminating their function and
having the entire Planning Commission consider all variance requests.
Section 3: Meetings and Reports
The proposed amendment includes minor revisions to eliminate references to the Variance Review
Board:
All regular and special meetings of the Planning Commission and variance board shall be open to
the public, and such monthly regular and meetings, special meetings, and variance board meetings
shall be at the times that the membership determines. Meeting minutes shall be provided by the
cCommission and the cCommission shall report semi-annually its activities and recommendations
to the Council and such other reports as requested by the Council.
Public Hearing Notice
The Planning Commission is not required to conduct public hearings on proposed zoning code
amendments, only the City Council.
Findings of Fact
In consideration of approval of the proposed request, staff offers the following findings of fact:
1. Minor revisions are required to the Commissioner appointment and expense allowance processes
to be consistent with current practice.
2. State statute requires any municipality with zoning authority to provide by ordinance for a Board
of Zoning Appeals and Adjustments, which is proposed to be the Planning Commission.
3. The existing Variance Review Board has a narrow focus and limited role, which is proposed to be
eliminated and added to the duties of the full Planning Commission to encourage a more
transparent, consistent, and equitable variance review process.
Staff Recommendation
Staff recommends approval of the Zoning Code Amendment request contained in DRAFT Ordinance 709,
based on the findings of fact.
The proposed code amendment contains minor revisions of some administrative duties of the Planning
Commission and eliminates the rarely-used Variance Review Board.
Action Requested
Following discussion, the Planning Commission may consider the following actions:
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1. Recommend approval of the Zoning Code Amendment request contained in DRAFT Ordinance
709, as presented or amended by the Commission.
OR
2. Recommend denial of the Zoning Code Amendment request.
OR
3. Table the request, pending additional information and/or revisions from staff.

Enclosures:
• DRAFT Ordinance 709
• City Code Chapter 211
• Minn. Stat. Secs. 462.354 and 462.357, Subd. 6
• Application, including supporting materials

Planning Staff Report: Case 17-004

Page 4

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49

CITY OF VADNAIS HEIGHTS
COUNTY OF RAMSEY
STATE OF MINNESOTA
ORDINANCE NO. 709
AN ORDINANCE AMENDING CHAPTER 211 OF THE CITY ZONING CODE,
CONCERNING THE PLANNING COMMISSION
The City Council of the City of Vadnais Heights does hereby ordain:
I.
Chapter 211.030 (Appointments, Organization, and Expenses) of the City Zoning Code is hereby
amended to read as follows (strikethrough indicates deletions; underline indicates additions):
(2)

Each proposed member shall submit a personal and occupational resume and be
personally interviewed by the cCouncil liaison to the Commission and City Staff.
The purpose of the foregoing is to acquaint the proposed member with the work of
the Planning Commission and to avoid conflicts of interest.

(4)

Members shall receive an expense allowance of not more than Twenty Dollars ($20)
per month for the chairperson and secretary, if appointed, and not more than Fifteen
Dollars ($15) per month for other members, including alternates. The amount of such
allowance and the basis for its payment shall be determined by the Commission
members at the first meeting of the year. An additional expense allowance of tTen
dDollars ($10) per month will be provided to members who attend additional
meetings per month for representing the City at other meetings as requested. such as
Lake Area Transit, Northeast Corridor or such other meetings.
II.

Chapter 211.040 (Commission Duties) of the City Zoning Code is hereby amended to read as
follows (strikethrough indicates deletions; underline indicates additions):
(5)

(6)

(8)

Study, plan, recommend and promote public transportation and transportation
alternatives and opportunities within the City including appointing representative(s)
to the Lake Area Bus Commission and other study commissions; on alternate methods
for providing transportation to the Vadnais Heights area;
Review and propose regulations to protect the natural environment and
characteristics of the City such as lakes/ponds, wetlands, woodlands, steep slopes and
other environmental concerns;
Appoint a three-person variance review board from the membership of the
Commission to review all variances to code not otherwise reviewed by the Planning
Commission. Recommendations by the review board shall consider applications on
whether a hardship or uniqueness to the applicant’s land exists and whether granting
a variance would create an undue hardship on neighboring property(s);
Serve as the Board of Zoning Adjustment and Appeals, in the following capacities:
(a)
Hear and decide appeals where it is alleged that there is an error in any order,
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(b)

requirement, decision, or determination made by an administrative officer in
the enforcement of the Zoning Code.
Hear requests for variances from the requirements of the Zoning Code and
make recommendations to the City Council.
III.

Chapter 211.050 (Meetings and Reports) of the City Zoning Code is hereby amended to read as
follows (strikethrough indicates deletions; underline indicates additions):
All regular and special meetings of the Planning Commission and variance board shall be
open to the public, and such monthly regular and meetings, special meetings, and variance
board meetings shall be at the times that the membership determines. Meeting minutes
shall be provided by the cCommission and the cCommission shall report semi-annually its
activities and recommendations to the Council and such other reports as requested by the
Council.
IV.
This Ordinance shall take effect and be enforced from and after its passage and publication.
PASSED by the City Council of the City of Vadnais Heights, Minnesota, this ______ day
of ___________, 2017.

______________________________
Bob Fletcher, Mayor
ATTEST:

_________________________________
Kevin Watson, City Administrator
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CITY ORGANIZATION AND PROCEDURE
Chapter 211

211. Planning Commission
211.010 Commission Established. A Planning Commission for the City is hereby established.
211.020 Composition of Commission. Such Planning Commission shall consist of not more than seven (7)
members, to be appointed by the Council. Four (4) members shall constitute a quorum. Each
member of the Planning Commission shall be a resident of the City who does not hold any
elective or appointive public office. Civil Service employment does not constitute public office.
The City Engineer and the City Planner shall be ex-officio members of the Commission, but shall
not be entitled to vote as such. All other regular employees and consultants of the City shall
cooperate with the Planning Commission and make themselves available and attend meetings
when requested to do so.
211.022 Alternates. The Council may appoint no more than two (2) alternates to the Commission. Such
alternates may attend and take part in the Commission meeting but shall have no vote, provided
that if one (1) or more regular members is absent for any meeting, then an alternate (in order of
seniority if more than one (1)) may sit with all the privileges of a member for that meeting only.
211.030 Appointments, Organization, and Expenses.
(1) Each member shall be appointed by the Council for a term of three (3) years; vacancies
shall be filled for the remainder of an existing term.
(2) Each proposed member shall submit a personal and occupational resume and be personally
interviewed by the council liaison to the Commission. The purpose of the foregoing is to
acquaint the proposed member with the work of the Planning Commission and to avoid
conflicts of interest.
(3) The Planning Commission shall at its first meeting of each year, elect a vice chairperson
who shall automatically become chairperson the following year. No member shall serve
more than two consecutive years as chairperson. The Planning Commission may at its
discretion elect a secretary from their membership.
(4) Members shall receive an expense allowance of not more than Twenty Dollars ($20) per
month for the chairperson and secretary, if appointed, and not more than Fifteen Dollars
($15) per month for other members, including alternates. The amount of such allowance
and the basis for its payment shall be determined by the Commission members. An
additional expense allowance of ten dollars per month will be provided to members who
attend additional meetings per month for representing the City at meetings such as Lake
Area Transit, Northeast Corridor or such other meetings.
(5) Any members may be removed from office by the Council for cause duly found.
211.040 Commission Duties. The Planning Commission shall have the following duties:
(1) Recommend updates to the City’s comprehensive plan as required by the Metropolitan
Council;
(2) Periodically review and recommend modifications, if any, to the City’s zoning and
subdivision codes;
(3) Propose, draft or recommend overall or partial plans for the future physical development
and improvement of the City. including all matters relating to zoning and planning as cities
are authorized and empowered to undertake pursuant to state statutes and laws;.

211-1

(4)

Consider all plats submitted by private property owners, and all plans and proposals for
development of private or public property within the City;
(5) Study, plan, recommend and promote public transportation and transportation alternatives
and opportunities within the City including appointing representative(s) to the Lake Area
Bus Commission and other study commissions on alternate methods for providing
transportation to the Vadnais Heights area;
(6) Review and propose regulations to protect the natural environment and characteristics of
the City such as wetlands, woodlands, steep slopes and other environmental concerns;
(7) Promote life-cycle housing within the City and recommend methods to obtain such
housing;
(8) Appoint a three-person variance review board from the membership of the Commission to
review all variances to code not otherwise reviewed by the Planning Commission.
Recommendations by the review board shall consider applications on whether a hardship or
uniqueness to the applicant’s land exists and whether granting a variance would create an
undue hardship on neighboring property(s);
(9) Advise the Council on any and all matters referred to it by the Council.
(10) All action of the Planning Commission shall be in the nature of recommendations to the
Council, and the Commission shall have no final authority with reference to any matters
except as the Council may delegate authority to it.
211.050 Meeting and Reports. All regular and special meetings of the Planning Commission and variance
board shall be open to the public, and such monthly regular meetings, special meetings, and
variance board meetings shall be at the times that the membership determines. Meeting minutes
shall be provided by the commission and the commission shall report semi-annually its activities
and recommendations to the Council and such other reports as requested by the Council.
211.060 Expenditures. The Council shall provide, out of available funds, for the ordinary and necessary
expenses, including training of the Planning Commission.
(Source: Ord. 13; Ord. 232; Ord. 238; Ord. 272; Ord. 278; Ord. 281; Ord. 340; Ord. 372; Ord. 536; Ord.
556, 8-06-2003)
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MINNESOTA STATUTES 2016

462.354

462.354 ORGANIZATION FOR PLANNING.
Subdivision 1. Planning agency. A municipality may by charter or ordinance create a planning agency.
A planning agency created by ordinance may be abolished by two-thirds vote of all the members of the
governing body. The planning agency shall be advisory, except as other powers and duties are imposed on
it by sections 462.351 to 462.364, by statute, by charter, or by ordinance consistent with the municipal
charter. The planning agency may take the following alternative forms:
(1) It may consist of a planning commission, which may or may not include municipal officials among
its members. The planning commission may be provided with staff which may be a division of the
administrative structure of the municipal government. The commission shall be advisory directly to the
governing body.
(2) It may consist of a planning department with a planning commission advisory to it and shall function
as a department advisory to the governing body and the municipal administration. The planning department
may be provided with an executive director and other staff as in the case of other municipal departments.
Subd. 2. Board of adjustments and appeals. The governing body of any municipality adopting or
having in effect a zoning ordinance or an official map shall provide by ordinance for a board of appeals and
adjustments. The board shall have the powers set forth in section 462.357, subdivision 6 and section 462.359,
subdivision 4. Except as otherwise provided by charter, the governing body may provide alternatively that
there be a separate board of appeals and adjustments or that the governing body or the planning commission
or a committee of the planning commission serve as the board of appeals and adjustments, and it may provide
an appropriate name for the board. The board may be given such other duties as the governing body may
direct.
In any municipality where the council does not serve as the board, the governing body may, except as
otherwise provided by charter, provide that the decisions of the board on matters within its jurisdiction are
final subject to judicial review or are final subject to appeal to the council and the right of later judicial
review or are advisory to the council. Hearings by the board of appeals and adjustments shall be held within
such time and upon such notice to interested parties as is provided in the ordinance establishing the board.
The board shall within a reasonable time make its order deciding the matter and shall serve a copy of such
order upon the appellant or petitioner by mail. Any party may appear at the hearing in person or by agent
or attorney. Subject to such limitations as may be imposed by the governing body, the board may adopt rules
for the conduct of proceedings before it. Such rules may include provisions for the giving of oaths to witnesses
and the filing of written briefs by the parties. The board shall provide for a record of its proceedings which
shall include the minutes of its meetings, its findings, and the action taken on each matter heard by it,
including the final order. In any municipality in which the planning agency does not act as the board of
adjustments and appeals, the board shall make no decision on an appeal or petition until the planning agency,
if there is one, or a representative authorized by it has had reasonable opportunity, not to exceed 60 days,
to review and report to the board of adjustments and appeals upon the appeal or petition.
History: 1965 c 670 s 4; 1967 c 493 s 1
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462.357

Subd. 5. Amendment; certain cities of the first class. The provisions of this subdivision apply to the
adoption or amendment of any portion of a zoning ordinance which changes all or part of the existing
classification of a zoning district from residential to either commercial or industrial of a property located in
a city of the first class, except a city of the first class in which a different process is provided through the
operation of the city's home rule charter. In a city to which this subdivision applies, amendments to a zoning
ordinance shall be made in conformance with this section but only after there shall have been filed in the
office of the city clerk a written consent of the owners of two-thirds of the several descriptions of real estate
situate within 100 feet of the total contiguous descriptions of real estate held by the same owner or any party
purchasing any such contiguous property within one year preceding the request, and after the affirmative
vote in favor thereof by a majority of the members of the governing body of any such city. The governing
body of such city may, by a two-thirds vote of its members, after hearing, adopt a new zoning ordinance
without such written consent whenever the planning commission or planning board of such city shall have
made a survey of the whole area of the city or of an area of not less than 40 acres, within which the new
ordinance or the amendments or alterations of the existing ordinance would take effect when adopted, and
shall have considered whether the number of descriptions of real estate affected by such changes and
alterations renders the obtaining of such written consent impractical, and such planning commission or
planning board shall report in writing as to whether in its opinion the proposals of the governing body in
any case are reasonably related to the overall needs of the community, to existing land use, or to a plan for
future land use, and shall have conducted a public hearing on such proposed ordinance, changes or alterations,
of which hearing published notice shall have been given in a daily newspaper of general circulation at least
once each week for three successive weeks prior to such hearing, which notice shall state the time, place
and purpose of such hearing, and shall have reported to the governing body of the city its findings and
recommendations in writing.
Subd. 6. Appeals and adjustments. Appeals to the board of appeals and adjustments may be taken by
any affected person upon compliance with any reasonable conditions imposed by the zoning ordinance. The
board of appeals and adjustments has the following powers with respect to the zoning ordinance:
(1) To hear and decide appeals where it is alleged that there is an error in any order, requirement, decision,
or determination made by an administrative officer in the enforcement of the zoning ordinance.
(2) To hear requests for variances from the requirements of the zoning ordinance including restrictions
placed on nonconformities. Variances shall only be permitted when they are in harmony with the general
purposes and intent of the ordinance and when the variances are consistent with the comprehensive plan.
Variances may be granted when the applicant for the variance establishes that there are practical difficulties
in complying with the zoning ordinance. "Practical difficulties," as used in connection with the granting of
a variance, means that the property owner proposes to use the property in a reasonable manner not permitted
by the zoning ordinance; the plight of the landowner is due to circumstances unique to the property not
created by the landowner; and the variance, if granted, will not alter the essential character of the locality.
Economic considerations alone do not constitute practical difficulties. Practical difficulties include, but are
not limited to, inadequate access to direct sunlight for solar energy systems. Variances shall be granted for
earth sheltered construction as defined in section 216C.06, subdivision 14, when in harmony with the
ordinance. The board of appeals and adjustments or the governing body as the case may be, may not permit
as a variance any use that is not allowed under the zoning ordinance for property in the zone where the
affected person's land is located. The board or governing body as the case may be, may permit as a variance
the temporary use of a one family dwelling as a two family dwelling. The board or governing body as the
case may be may impose conditions in the granting of variances. A condition must be directly related to and
must bear a rough proportionality to the impact created by the variance.
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Memorandum:
TO:

Chair Carnes and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

February 28, 2017

SUBJECT:

Planning Staff Report: Case 17-005
Zoning Code Amendment: Interim and Special Uses

Recommended Commission Action
Staff recommends approval of the Zoning Code Amendment request contained in DRAFT Ordinance 710,
based on the following findings of fact:
1. The current Code provisions for interim and special uses are inconsistent with the applicable state
statutes.
2. In order to properly utilize interim use permits as a zoning tool and mitigate potential impacts to
surrounding properties, standards for reviewing, conditioning, revoking, and extending interim use
permits should be adopted.
If recommended for approval by the Planning Commission, a public hearing will be scheduled and the
proposed amendment forwarded to the City Council for their consideration. Staff would propose to bring
back any substantial revisions for review and further discussion at a future meeting prior to making a
recommendation to the City Council.
Description of the Request
The City is considering amendments to Chapters 5, 6, and 20 of the Zoning Code concerning interim and
special uses.
Discussion
The City is using its legislative authority when considering action on a zoning code amendment request
and has broad discretion; the only limitations are that actions must be constitutional, rational, and in some
way related to protecting the health, safety and general welfare of the public.
Action Timeline
There is no applicable action timeline in this case due to the request being city-initiated.
Background
Minn. Stat. Sec. 462.3597 permits cities to establish interim uses by provision in the local zoning code.
According to the state law, interim uses must conform to the zoning regulations and can be terminated
based on a date or event that can be identified with certainty. As a result, they are effective zoning tools
by allowing temporary uses of property without jeopardizing the long-range plan. The proposed ordinance
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amendment revises the existing interim and special use provisions to be consistent with the applicable
state statute and contains additional standards and procedures.
Representatives from the AFSA High School recently contacted staff concerning construction of a
temporary classroom building on their property. From a zoning perspective, the proposed use is an ideal
“interim” use. Upon further review of their plans and the existing interim use regulations, it was clear that
additional provisions to process and regulate interim use permits were necessary. The school plans to
submit an interim use permit for consideration by the March 23 deadline, which would be considered
under the proposed regulations/process if adopted by the City Council.
Analysis
The proposed Zoning Code amendment includes the following sections:
Section 1: Definitions (Chapter 5)
The proposed interim use definition is as follows, which is the same as included in the state statute:
Use, Interim. A temporary use of property until a particular date, until the occurrence of a
particular event, or until zoning regulations no longer permit the use.
Section 2: Procedure for Interim Use Permits (Chapter 6)
A new section is proposed to be added to Chapter 6 (Zoning Administration) to establish interim use
standards and permitting procedures. As proposed, interim uses would be allowed in any zoning district,
subject to conditions. The purpose for allowing interim use permits are to:
1. Allow for use of property for a limited time, under specific conditions, until the property is
developed as guided and zoned.
2. Allow a use for a limited period of time until a permanent location is obtained or while the
permanent location is under construction.
3. Allow a use that is presently acceptable, but that, with anticipated development or redevelopment,
may not be acceptable in the future or will be replaced in the future by a permitted or special use
allowed within the respective zoning district.
4. Allow a use that is seasonal or temporary in nature.
The application and review processes are proposed to be the same as for special use permits, which
requires notice and public hearings before the Planning Commission and City Council. As proposed,
interim use permits are reviewed under similar standards as for special use permits. In order to ensure
compliance with the applicable state statute, the following additional standards are included:
1. The date or event that will terminate the use can be identified with certainty;
2. permission of the use will not impose additional costs on the public if it is necessary for the public
to take the property in the future;
3. the use will not unreasonably delay anticipated development or redevelopment of the site.
Chapter 20.200 of the Zoning Code contains conditions for issuing interim use permits, which are
proposed to be incorporated into the new Chapter 6 section. The existing language limits interim use
permits to two years, which staff contends is too restrictive to realize the benefit for most uses and would
likely lead to extension requests relatively soon after issuance of the permit. As proposed, interim use
permits expire and cease operation at the earliest of the following:
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1. Four (4) years from the date of approval.
2. Upon an expiration date established as a condition of approval.
3. Upon reaching some other expiration threshold established as a condition of approval.
As proposed, interim use permits can be revoked upon notice to the permittee for any of the following
reasons:
1. A violation of any condition set forth in an interim use permit.
2. A violation of any law of the United States of the State of Minnesota, or City Code.
3. If after approval it is discovered the permit was issued based on false, misleading, or fraudulent
information.
4. An amendment to the City Code which prohibits the use.
5. The use becomes in conflict with the City Code.
6. The expiration date or occurrence of any event(s) stated in the permit for termination of the use.
7. The use has ceased for a continuous period of at least six (6) months.
8. The use has not commenced or a building permit for a structure to support the use has not been
issued within one (1) year after approval.
The remainder of the section includes the following permit revocation, review, and extension procedures:
1. Upon occurrence of the date or event for termination of the interim use permit, the permittee shall
be notified in writing that the permit shall terminate not later than six (6) months after the date of
such notice. In the case of a violation of the conditions of the interim use permit, the permit is
subject to immediate revocation after such notice.
2. An interim use permit may be reviewed by the City Council at any time to verify compliance with
the terms and conditions of the permit.
3. The interim use permit shall be granted for a particular use, not for a particular person or firm,
and does not confer on the property any vested right(s). Any transfer of an active permit to another
property owner is subject to approval by the Planning/Community Development Director.
4. The permittee may request an extension of the permit for such additional periods as are consistent
with the terms and conditions of the original permit, under the same notice and review
requirements as the original permit.
Section 3: Special Uses (Chapter 6)
Chapter 6.070 of the Zoning Code contains procedures for granting special use permits. Minn. Stat. Sec.
462.3595 establishes that a special/conditional use runs with the land and remains in effect as long as the
conditions agreed upon are observed. The following sections of the existing Zoning Code are proposed
to be amended as follows in order to be consistent with state statute:
6.070

Procedure for Special Use Permit Approval.
(1) Generally. Certain uses, while generally not suitable in a particular Zoning District, may,
under certain circumstances, be acceptable. When such circumstances exist, a Special Use
Permit may be granted. The Permit may be issued for a certain period of time, with
automatic cancellation at the end of the time unless it is renewed, or cConditions may be
applied to the issuance of the permit and/or periodic review may be required. The Permit
shall be granted for a particular use and not for a particular person or firm.
(6) Time Limits. In the event a special use permit is obtained and construction has not
commenced for such use within one year of the approval, then the special use permit shall
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be null and void unless an extension is granted by the City Council. Only one such
extension will be granted and not for more than six additional months.
Section 4: Interim Uses (Chapter 20)
Chapter 20.200 includes existing standards for granting interim use permits. The language is not
consistent with the applicable state statute and does not contain specific standards for reviewing and
granting interim use permits, it only references the same process as a special use permit.
It is assumed the existing language was drafted to accommodate a temporary rock-crushing operation on
private property during the Unweave-the-Weave construction project from 2006-2008. While the
provisions met the needs for that specific use, a more comprehensive ordinance amendment is required in
order to properly utilize interim use permits in other zoning districts.
Fundamentally, interim use permits should have specific standards of review and procedures to recognize
and differentiate them from special use permits. The conditions section in the existing ordinance language
is proposed to be relocated into the new Chapter 6 section.
Public Hearing Notice
The Planning Commission is not required to conduct public hearings on proposed zoning code
amendments, only the City Council.
Findings of Fact
In consideration of approval of the proposed request, staff offers the following findings of fact:
1. The current Code provisions for interim and special uses are inconsistent with the applicable state
statutes.
2. In order to properly utilize interim use permits as a zoning tool and mitigate potential impacts to
surrounding properties, standards for reviewing, conditioning, revoking, and extending interim use
permits should be adopted.
Staff Recommendation
Staff recommends approval of the Zoning Code Amendment request contained in DRAFT Ordinance 710,
based on the findings of fact.
The proposed amendment brings the City’s interim and special use permit standards and processes into
conformance with the applicable state statutes and includes additional standards for interim use permits.
Furthermore, it provides a more defined process for the AFSA High School to request a temporary
classroom building on their property as an interim use.
Action Requested
Following discussion, the Planning Commission may consider the following actions:
1. Recommend approval of the Zoning Code Amendment request contained in DRAFT Ordinance
710, as presented or amended by the Commission.
OR
2. Recommend denial of the Zoning Code Amendment request.
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OR
3. Table the request, pending additional information and/or revisions from staff.

Enclosures:
• DRAFT Ordinance 710
• City Code Chapters 20.200 and 6.070
• Minn. Stat. Sec. 462.3595 and 462.3597
• Application, including supporting materials
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CITY OF VADNAIS HEIGHTS
COUNTY OF RAMSEY
STATE OF MINNESOTA
ORDINANCE NO. 710
AN ORDINANCE AMENDING CHAPTERS 5, 6, AND 20 OF THE CITY ZONING
CODE, CONCERNING INTERIM AND SPECIAL USES
The City Council of the City of Vadnais Heights does hereby ordain:
I.
Chapter 5 (Definitions) of the City Zoning Code is hereby amended to read as follows
(strikethrough indicates deletions; underline indicates additions):
5.812 Use, Interim. A temporary use of property until a particular date, until the occurrence of a
particular event, or until zoning regulations no longer permit the use.
II.
Chapter 6 (Zoning Administration) of the City Zoning Code is hereby amended to read as follows
(strikethrough indicates deletions; underline indicates additions):
6.080

Procedure for Interim Use Permit Approval.
(1) Generally. Interim uses may be considered in any zoning district, subject to the
applicable conditions and procedures in this Chapter. The uses may not be
consistent with the Comprehensive Plan and may also fail to meet all of the
applicable zoning district standards. The purposes for allowing interim uses are to:
(a)
Allow for use of property for a limited time, under specific conditions, until
the property is developed as guided and zoned.
(b)
Allow a use for a limited period of time until a permanent location is
obtained or while the permanent location is under construction.
(c)
Allow a use that is presently acceptable, but that, with anticipated
development or redevelopment, may not be acceptable in the future or will
be replaced in the future by a permitted or special use allowed within the
respective zoning district.
(d)
Allow a use that is seasonal or temporary in nature.
(2) Application for Interim Use Permit. The application shall include all information
listed on the interim use permit application as approved by the City Council. The
application shall be submitted by the responsible party, and the land owner must
sign the application. The application shall be accompanied with the fee according
to the license, permit, and application fee schedule set forth by the City Council.
(3) Notice of Interim Use Permit Application. A notice of an interim use permit
application shall be subject to the requirements in Chapter 6.070(3) concerning
special use permits.
(4) Review and Recommendation by the Planning Commission. In considering
applications for an interim use permit under this Code, the Planning Commission
shall consider the following: the date or event that will terminate the use can be
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(5)

(6)

(7)

(8)

identified with certainty; permission of the use will not impose additional costs on
the public if it is necessary for the public to take the property in the future; the use
will not unreasonably delay anticipated development or redevelopment of the site;
economic, environment, and aesthetic impact upon surrounding properties;
interrelationship with the plan elements to conditions both on and off the property;
conformance to the City's Comprehensive Plan; the impact of the plan on the
existing and anticipated traffic and parking conditions; the adequacy of the plan
with respect to land use; pedestrian and vehicular ingress and egress; building
location and height; architectural and engineering features; landscaping; lighting;
provisions for utilities; site drainage; open space; loading and unloading areas;
grading; signage; screening; setbacks; and other related matters. The Planning
Commission shall consider oral or written statements from the applicant, the public,
City staff members, or its own members. It may question the applicant; it may
approve, disapprove, or table by motion the development proposal. The application
may not be tabled for more than 60 days. The Commission may impose necessary
conditions and safeguards.
Review and Decision by City Council. The City Council upon the same notice as
in (3) above shall review the interim use permit application after the Planning
Commission has made its recommendation and approve or deny the application. In
its review the Council shall consider the same impacts and features as the Planning
Commission.
Conditions. The City Council shall attach conditions to interim use permits,
including, but not limited to, hours of operation, provisions for land restoration as
appropriate, any circumstances and conditions for extension of the interim use
permit duration, and other conditions or events that will terminate the interim use
of the property. The City shall consider the public health, welfare, and safety
impacts and provide for mitigation of any adverse impacts particularly as they relate
to noise, dust, odor, traffic, and other operations. Performance guarantees by letters
of credit, bonds, or cash may be required to assure the property will be restored for
its designated permanent use.
Permit Expiration. An interim use shall expire and cease operation at the earliest
of the following:
(a)
Four (4) years from the date of approval.
(b)
Upon an expiration date established as a condition of approval.
(c)
Upon reaching some other expiration threshold established as a condition
of approval.
Permit Revocation. An interim use permit may be revoked by any of the following;
whichever occurs first:
(a)
A violation of any condition set forth in an interim use permit.
(b)
A violation of any law of the United States of the State of Minnesota, or
City Code.
(c)
If after approval it is discovered the permit was issued based on false,
misleading, or fraudulent information.
(d)
An amendment to the City Code which prohibits the use.
(e)
The use becomes in conflict with the City Code.
(f)
The expiration date or occurrence of any event(s) stated in the permit for
termination of the use.
(g)
The use has ceased for a continuous period of at least six (6) months.
(h)
The use has not commenced or a building permit for a structure to support
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the use has not been issued within one (1) year after approval.
(9) Notice of Revocation. Upon occurrence of the date or event for termination of the
interim use permit, the permittee shall be notified in writing that the permit shall
terminate not later than six (6) months after the date of such notice. In the case of
a violation of the conditions of the interim use permit, the permit is subject to
immediate revocation after such notice.
(10) Permit Review. An interim use permit may be reviewed by the City Council at any
time to verify compliance with the terms and conditions of the permit.
(11) Effect of Permit. The interim use permit shall be granted for a particular use, not
for a particular person or firm, and does not confer on the property any vested
right(s). Any transfer of an active permit to another property owner is subject to
approval by the Planning/Community Development Director.
(12) Permit Extension. The permittee may request an extension of the permit for such
additional periods as are consistent with the terms and conditions of the original
permit, under the same notice and review requirements as the original permit.
III.
Chapter 6 (Zoning Administration) of the City Zoning Code is hereby amended to read as follows
(strikethrough indicates deletions; underline indicates additions):
6.070

Procedure for Special Use Permit Approval.
(1) Generally. Certain uses, while generally not suitable in a particular Zoning District,
may, under certain circumstances, be acceptable. When such circumstances exist,
a Special Use Permit may be granted. The Permit may be issued for a certain period
of time, with automatic cancellation at the end of the time unless it is renewed, or
cConditions may be applied to the issuance of the permit and/or periodic review
may be required. The Permit shall be granted for a particular use and not for a
particular person or firm.
(6) Time Limits. In the event a special use permit is obtained and construction has not
commenced for such use within one year of the approval, then the special use permit
shall be null and void unless an extension is granted by the City Council. Only one
such extension will be granted and not for more than six additional months.
IV.

Chapter 20 (General Building and Performance Standards) of the City Zoning Code is hereby
amended to read as follows (strikethrough indicates deletions; underline indicates additions):
20.200

Interim Use.
(1) Purpose. To provide for the use of property for a limited time under specified
conditions until the property is developed as guided and zoned. An interim use may
not be consistent with land uses designated in the Comprehensive Plan and it may
also fail to meet all of the zoning standards established for the district within which
they are located.
(2) Special Use Permit Required. Applications for an interim use shall be processed in
the same manner as special use permits in Chapter 6 of the Zoning Code.
Applications shall be submitted on forms provided by the City.
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(3)

Conditions. The City Council shall attach conditions to interim use permits
establishing beginning and ending dates not to exceed 2 years in duration, hours of
operation, provision for land restoration as appropriate, any circumstances and
conditions for extension of the interim use permit duration, and other conditions or
events that will terminate the interim use of the property. The City shall consider
the public health, welfare, and safety impacts and provide for mitigation of any
adverse impacts particularly as they relate to noise, dust, odor, traffic, and other
operations. Performance guarantees by letters of credit, bonds, or cash may be
required to assure the property will be restored for its designated permanent use.
V.

This Ordinance shall take effect and be enforced from and after its passage and publication.
PASSED by the City Council of the City of Vadnais Heights, Minnesota, this ______ day
of ___________, 2017.

______________________________
Bob Fletcher, Mayor
ATTEST:

_________________________________
Kevin Watson, City Administrator
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(4)

20.200

The ability of fire and emergency personnel and equipment to access the site and
structure.

Interim Use.
(1) Purpose. To provide for the use of property for a limited time under specified conditions
until the property is developed as guided and zoned. An interim use may not be consistent
with land uses designated in the Comprehensive Plan and it may also fail to meet all of
the zoning standards established for the district within which they are located.
(2) Special Use Permit Required. Applications for an interim use shall be processed in the
same manner as special use permits in Chapter 6 of the Zoning Code. Applications shall
be submitted on forms provided by the City.
(3) Conditions. The City Council shall attach conditions to interim use permits establishing
beginning and ending dates not to exceed 2 years in duration, hours of operation,
provision for land restoration as appropriate, any circumstances and conditions for
extension of the interim use permit duration, and other conditions or events that will
terminate the interim use of the property. The City shall consider the public health,
welfare, and safety impacts and provide for mitigation of any adverse impacts
particularly as they relate to noise, dust, odor, traffic, and other operations. Performance
guarantees by letters of credit, bonds, or cash may be required to assure the property will
be restored for its designated permanent use.

20.210 Chickens.
(1) Chickens are permitted as an accessory use on single-family residential properties
one-half (0.5) acre in size or greater located in the Residence One (R-1) Zoning
District, in compliance with the following conditions:
(a) Neighbor Consent. For properties less than one-half (0.5) acre in size, the
property owner shall be required to obtain written consent from seventy-five
(75%) percent of the abutting property owners, excluding right-of-way and
city-owned property, to be included with the permit application.
(b) A principal building shall be located on the lot and the owner of the
chickens shall occupy the premises.
(c) Number of chickens:
(i) Properties less than two (2) acres in size shall be allowed a maximum
of five (5) chickens.
(ii) Properties two (2) acres in size or greater shall be allowed an
additional five (5) chickens per additional acre of land, up to a
maximum of twenty (20) chickens.
(d) Roosters are prohibited.
(e) Raising of chickens for breeding purposes is prohibited.
(f) Slaughtering of chickens outdoors is prohibited.
(g) Chickens shall be fully-contained on the property at all times by fencing in
compliance with the applicable Code standards, unless appropriately
monitored by the property owner so as not to cause a public nuisance.
(h) A chicken coop shall be provided in compliance with applicable zoning and
building codes, including the following standards:
(i) The subject property may contain a maximum of two (2) coops and
shall not exceed the maximum number of accessory structures allowed
in the R-1 District.

20-16

6.070

Procedure for Special Use Permit Approval.
(1) Generally. Certain uses, while generally not suitable in a particular Zoning District, may,
under certain circumstances, be acceptable. When such circumstances exist, a Special
Use Permit may be granted. The Permit may be issued for a certain period of time, with
automatic cancellation at the end of the time unless it is renewed, or conditions may be
applied to the issuance of the permit and/or periodic review may be required. The Permit
shall be granted for a particular use and not for a particular person or firm.
(2) Application for Special Use Permit. The Application shall include all information listed
on the Special Use Permit Application as approved by the City Council. The Application
shall be submitted by the responsible party, and the land owner must sign the
Application. The Application shall be accompanied with the fee according to the license,
permit, and application fee schedule set forth by the City Council.
(3) Notice of Special Use Permit Application. A notice of Special Use Permit application
shall be published and mailed at least 10 days prior to the Planning Commission meeting
to each owner of property situated wholly or partly within 350 feet of the property to
which Special Use relates. The City Clerk shall be responsible for mailing such notices.
For the purpose of giving mailed notice, the clerk may require the owner of the property
affected to furnish an abstractor’s property certificate showing the property owners (and
their mailing addresses) within 350 feet of the property.
(4) Review and Recommendation by the Planning Commission. In considering applications
for Special Use Permit under this Code, the Planning Commission shall consider the
following: economic and aesthetic impact upon surrounding properties; interrelationship
with the plan elements to conditions both on and off the property; conformance to the
City's Comprehensive Plan; the impact of the plan on the existing and anticipated traffic
and parking conditions; the adequacy of the plan with respect to land use; pedestrian and
vehicular ingress and egress; building location and height; architectural and engineering
features, landscaping; lighting; provisions for utilities; site drainage; open space; loading
and unloading areas; grading; signage; screening; setbacks; and other related matters.
The Planning Commission shall consider oral or written statements from the applicant,
the public, City staff members, or its own members. It may question the applicant; it may
approve, disapprove, or table by motion the development proposal. The application may
not be tabled for more than 60 days. The Commission may impose necessary conditions
and safeguards.
(5) Review and Decision by City Council. The City Council upon the same notice as in (3)
above shall review the Special Use Permit application after the Planning Commission has
made its recommendation and approve or deny the application. In its review the Council
shall consider the same impacts and features as the Planning Commission.
(6) Time Limits. In the event a special use permit is obtained and construction has not
commenced for such use within one year of the approval, then the special use permit shall
be null and void unless an extension is granted by the City Council. Only one such
extension will be granted and not for more than six additional months.

6.090

Fees. The schedule of fees is established in Section 90.030 of the City Code.

6.110

Non-Conforming Uses.
(1)
(2)

Definition. A non-conforming use is any use or arrangement of land or structures legally
existing prior to the enactment of a Code provision prohibiting such use.
Rights. Pursuant to Minnesota Statute Section 462.357, Subd. 1e:
(a) Any non-conformity, including the lawful use or occupation of land or premises
existing at the time a City Code amendment created the non-conformity, may be
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MINNESOTA STATUTES 2016

462.3597

462.3597 INTERIM USES.
Subdivision 1. Definition. An "interim use" is a temporary use of property until a particular date, until
the occurrence of a particular event, or until zoning regulations no longer permit it.
Subd. 2. Authority. Zoning regulations may permit the governing body to allow interim uses. The
regulations may set conditions on interim uses. The governing body may grant permission for an interim
use of property if:
(1) the use conforms to the zoning regulations;
(2) the date or event that will terminate the use can be identified with certainty;
(3) permission of the use will not impose additional costs on the public if it is necessary for the public
to take the property in the future; and
(4) the user agrees to any conditions that the governing body deems appropriate for permission of the
use.
Any interim use may be terminated by a change in zoning regulations.
Subd. 3. Public hearings. Public hearings on the granting of interim use permits shall be held in the
manner provided in section 462.357, subdivision 3.
History: 1989 c 200 s 2
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MINNESOTA STATUTES 2016

462.3595

462.3595 CONDITIONAL USE PERMITS.
Subdivision 1. Authority. The governing body may by ordinance designate certain types of developments,
including planned unit developments, and certain land development activities as conditional uses under
zoning regulations. Conditional uses may be approved by the governing body or other designated authority
by a showing by the applicant that the standards and criteria stated in the ordinance will be satisfied. The
standards and criteria shall include both general requirements for all conditional uses, and insofar as
practicable, requirements specific to each designated conditional use.
Subd. 2. Public hearings. Public hearings on the granting of conditional use permits shall be held in
the manner provided in section 462.357, subdivision 3.
Subd. 3. Duration. A conditional use permit shall remain in effect as long as the conditions agreed upon
are observed, but nothing in this section shall prevent the municipality from enacting or amending official
controls to change the status of conditional uses.
Subd. 4. Recording of permit. A certified copy of any conditional use permit shall be recorded with
the county recorder or registrar of titles of the county or counties in which the municipality is located for
record. The conditional use permit shall include the legal description of the property included.
History: 1982 c 507 s 25; 2005 c 4 s 110
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Nolan W. Wall, AICP
Planning/Community Development Director

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com

Memorandum:
TO:

Chair Carnes and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

February 28, 2017

SUBJECT:

Annual Organizational Business

Recommended Commission Action
Staff recommends the Commission take action on the following items, as required by the City Code:
1. Elect/Appoint members to the following positions:
• Chairperson
• Vice Chairperson
• EDA Representative (2)
• Variance Review Board (3)
2. Accept the 2017 Expense Allowance.
Discussion
The current Commission appointments are as follows:
Position
Chairperson
Vice Chairperson
EDA Representative
EDA Alternate Representative
Variance Review Board

Commissioner
Carnes
VACANT
Bigelbach
VACANT
Anderson
Caillier
Stumph

Chairperson
According to Chapter 211.030(3) of the City Code:
The Planning Commission shall at its first meeting of each year, elect a vice chairperson who shall
automatically become chairperson the following year. No member shall serve more than two
consecutive years as chairperson. The Planning Commission may at its discretion elect a secretary
from their membership.
Commissioner Carnes has served as Chairperson from 2015-2016 and cannot be elected to another term.
Commissioner Urban served as the Vice Chairperson in 2016 and would have assumed the role of

Chairperson in 2017, however he was recently appointed to serve on the City Council. As a result, a new
Chairperson needs to be nominated and elected by majority vote of the Planning Commission.
Vice Chairperson
A new Vice Chairperson needs to nominated and elected by majority vote of the Planning Commission.
Economic Development Authority Representatives
The Vadnais Heights Economic Development Authority (EDA) is comprised of the following:
• City Council (all 5 members)
• Vadnais Heights Economic Development Corporation (1 representative)
• Planning Commission (1 representative/1 alternate)
The EDA meets on an as-needed basis. A representative and alternate representative need to be nominated
and appointed by majority vote of the Planning Commission.
Variance Review Board
According to Chapter 211.040(8) of the City Code, the applicable Commission-duty is as follows:
Appoint a three-person variance review board from the membership of the Commission to review
all variances to code not otherwise reviewed by the Planning Commission. Recommendations by
the review board shall consider applications on whether a hardship or uniqueness to the applicant’s
land exists and whether granting a variance would create an undue hardship on neighboring
property(s);
An example case the Variance Review Board would consider is a single-family home addition that
encroaches into the required setbacks. Three members need to be nominated and appointed by majority vote
of the Planning Commission. As part of a proposed Zoning Code amendment, staff is proposing to eliminate
this body. If approved by the City Council, the Board appointments would be inconsequential. Until then,
there may be a circumstance that requires action by the Board and appointments still need to be made.
Alternate Appointments
According to Chapter 211.022 of the City Code:
The Council may appoint no more than two (2) alternates to the Commission. Such alternates may
attend and take part in the Commission meeting but shall have no vote, provided that if one (1) or
more regular members is absent for any meeting, then an alternate (in order of seniority if more
than one (1) may sit with all the privileges of a member for that meeting only.
First Alternate Commissioner Stumph was appointed by the City Council as a regular member, taking
Commissioner Nitz’s position. Second Alternate Commissioner Cordes then assumed the role of First
Alternate. However, with Commissioner Urban’s appointment to the City Council, Commissioner Cordes
will be appointed as a regular member by the City Council at the March 1 meeting. Therefore, both
alternate positions were vacant.

According to Chapter 227.050 of the City Code:
In the event of a vacancy of any commission, the Council liaison person for that commission shall
initially interview applicants and then recommend the successor candidate to the Council through
the staff liaison.
The City advertised for applicants and Councilmember Urban and I interviewed the five candidates. At
the February 15 meeting, the City Council appointed Martin Jokinen as First Alternate and Curt Cooper
as Second Alternate.
Expense Allowance
According to Chapter 211.030(4) of the City Code:
Members shall receive an expense allowance of not more than Twenty Dollars ($20) per month for
the chairperson and secretary, if appointed, and not more than Fifteen Dollars ($15) per month for
other members, including alternates. The amount of such allowance and the basis for its payment
shall be determined by the Commission members. An additional expense allowance of ten dollars
per month will be provided to members who attend additional meetings per month for representing
the City at meetings such as Lake Area Transit, Northeast Corridor or such other meetings.
Historically, the Planning Commission has passed a motion accepting the annual expense allowance at
the first meeting of the year. Any recommended changes to the expenses would require a code amendment
to be approved by the City Council.
Commission Duties and Rules
The Commission’s duties and rules are contained in Chapters 211 and 227 of the City Code; copies are
enclosed for your review. In addition, an executive summary of the Minnesota Open Meeting Law and
an article on ethics for commissioners are enclosed.

Enclosures (4):
• City Code Chapter 211 (Planning Commission)
• City Code Chapter 227 (City Organization and Procedure)
• MN Open Meeting Law Summary
• Ethics article

CITY ORGANIZATION AND PROCEDURE
Chapter 211

211. Planning Commission
211.010 Commission Established. A Planning Commission for the City is hereby established.
211.020 Composition of Commission. Such Planning Commission shall consist of not more than seven (7)
members, to be appointed by the Council. Four (4) members shall constitute a quorum. Each
member of the Planning Commission shall be a resident of the City who does not hold any
elective or appointive public office. Civil Service employment does not constitute public office.
The City Engineer and the City Planner shall be ex-officio members of the Commission, but shall
not be entitled to vote as such. All other regular employees and consultants of the City shall
cooperate with the Planning Commission and make themselves available and attend meetings
when requested to do so.
211.022 Alternates. The Council may appoint no more than two (2) alternates to the Commission. Such
alternates may attend and take part in the Commission meeting but shall have no vote, provided
that if one (1) or more regular members is absent for any meeting, then an alternate (in order of
seniority if more than one (1)) may sit with all the privileges of a member for that meeting only.
211.030 Appointments, Organization, and Expenses.
(1) Each member shall be appointed by the Council for a term of three (3) years; vacancies
shall be filled for the remainder of an existing term.
(2) Each proposed member shall submit a personal and occupational resume and be personally
interviewed by the council liaison to the Commission. The purpose of the foregoing is to
acquaint the proposed member with the work of the Planning Commission and to avoid
conflicts of interest.
(3) The Planning Commission shall at its first meeting of each year, elect a vice chairperson
who shall automatically become chairperson the following year. No member shall serve
more than two consecutive years as chairperson. The Planning Commission may at its
discretion elect a secretary from their membership.
(4) Members shall receive an expense allowance of not more than Twenty Dollars ($20) per
month for the chairperson and secretary, if appointed, and not more than Fifteen Dollars
($15) per month for other members, including alternates. The amount of such allowance
and the basis for its payment shall be determined by the Commission members. An
additional expense allowance of ten dollars per month will be provided to members who
attend additional meetings per month for representing the City at meetings such as Lake
Area Transit, Northeast Corridor or such other meetings.
(5) Any members may be removed from office by the Council for cause duly found.
211.040 Commission Duties. The Planning Commission shall have the following duties:
(1) Recommend updates to the City’s comprehensive plan as required by the Metropolitan
Council;
(2) Periodically review and recommend modifications, if any, to the City’s zoning and
subdivision codes;
(3) Propose, draft or recommend overall or partial plans for the future physical development
and improvement of the City. including all matters relating to zoning and planning as cities
are authorized and empowered to undertake pursuant to state statutes and laws;.
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(4)

Consider all plats submitted by private property owners, and all plans and proposals for
development of private or public property within the City;
(5) Study, plan, recommend and promote public transportation and transportation alternatives
and opportunities within the City including appointing representative(s) to the Lake Area
Bus Commission and other study commissions on alternate methods for providing
transportation to the Vadnais Heights area;
(6) Review and propose regulations to protect the natural environment and characteristics of
the City such as wetlands, woodlands, steep slopes and other environmental concerns;
(7) Promote life-cycle housing within the City and recommend methods to obtain such
housing;
(8) Appoint a three-person variance review board from the membership of the Commission to
review all variances to code not otherwise reviewed by the Planning Commission.
Recommendations by the review board shall consider applications on whether a hardship or
uniqueness to the applicant’s land exists and whether granting a variance would create an
undue hardship on neighboring property(s);
(9) Advise the Council on any and all matters referred to it by the Council.
(10) All action of the Planning Commission shall be in the nature of recommendations to the
Council, and the Commission shall have no final authority with reference to any matters
except as the Council may delegate authority to it.
211.050 Meeting and Reports. All regular and special meetings of the Planning Commission and variance
board shall be open to the public, and such monthly regular meetings, special meetings, and
variance board meetings shall be at the times that the membership determines. Meeting minutes
shall be provided by the commission and the commission shall report semi-annually its activities
and recommendations to the Council and such other reports as requested by the Council.
211.060 Expenditures. The Council shall provide, out of available funds, for the ordinary and necessary
expenses, including training of the Planning Commission.
(Source: Ord. 13; Ord. 232; Ord. 238; Ord. 272; Ord. 278; Ord. 281; Ord. 340; Ord. 372; Ord. 536; Ord.
556, 8-06-2003)
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CITY ORGANIZATION AND PROCEDURE
Chapter 227

227. Rules for City Advisory Commissions
227.010 Commissions Affected. This chapter shall apply to the Planning Commission (Chapter 211),
Park, Recreation and Trails Commission (Chapter 213), Health and Public Safety Commission
(Chapter 217), and the Historical Commission (Chapter 230).
227.020 Notification of Absence. A commission member shall notify the commission chairperson or the
City Clerk's office of any intended absence at a commission meeting prior to said meeting.
227.030 Leave of Absence. A commissioner may request a leave of absence for no less than 60 days from
all commission duties and must state the reason for such request. The request shall be acted upon
by the chairperson of that commission, except that if the request is for over 90 days, it shall be
acted upon by the Council. If approved, such commissioner shall not be considered as "absent"
under Section 227.040.
227.040 Absenteeism Causing Resignation. A commission member who is absent from three (3)
consecutive meetings or who is absent from four (4) or more meetings in any calendar year from
their commission, shall be considered to have constructively resigned and that commissioner's
position shall then be filled in the manner set forth in the City Code for such commission.
227.050 Procedure for Filling Vacancy. In the event of a vacancy of any commission, the Council liaison
person for that commission shall initially interview applicants and then recommend the successor
candidate to the Council through the staff liaison.
227.060 Limit to Number of Commissions a Person May Participate On. No person may be on more than
one commission, except that a commissioner may be a temporary alternate member on a
commission. A temporary alternate member may be appointed by the council whenever there are
openings on a commission and after advertisements to fill the position(s), vacancies continue to
exist. Upon filling all regular and alternate positions, the person filling the temporary alternate
position must resign.
227.070 Conflicts of Interest. A commissioner shall not vote on an application nor take part in any
business if the commissioner has any legal interest or relationship with an outside organization in
which the city is having business dealings with and such interest or relationship might tend to
impair the ability of the commissioner to not serve the best interests of the city or give preferential
treatment.
The commissioner should disclose any conflict of interest. Questions on potential conflicts of
interest should be addressed to the staff or council liaison.
227.080 Acceptance of Gifts. Acceptance of any gift, outside of ritual cup of coffee is prohibited.
227.090 General Conduct. Commissioners shall treat applicants, staff, consultants, other commissioners,
council members, the general public, and city equipment in a respectful manner.
(Source: Ord. 387; Ord. 434; Ord. 463; Ord. 556, 8-06-2003)
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Executive Summary
The Minnesota Open Meeting Law was originally enacted in Laws 1957, chapter 773, section 1.
It is now codified in Minnesota Statutes, chapter 13D. The Minnesota Supreme Court has
articulated three purposes of the open meeting law:
•

To prohibit actions being taken at a secret meeting where it is impossible for the
interested public to become fully informed about a public board’s decisions or to detect
improper influences

•

To assure the public’s right to be informed

•

To afford the public an opportunity to present its views to the public body 1

“These purposes are deeply rooted in the fundamental proposition that a well-informed populace
is essential to the vitality of our democratic form of government.” 2 Courts interpret the law
liberally and in favor of openness.
Entities covered by the law. The law applies to state and local multimember governmental
bodies, including committees and subcommittees, and nonprofits created by political
subdivisions. A separate law applies to the legislature.
Situations where the law applies. A meeting is a “meeting” for purposes of the law when a
quorum or more of the governmental body is gathered—in person or by electronic means,
whether or not action is taken or contemplated. The open meeting law does not address whether
the governmental body must keep or publish meeting minutes, hold a meeting for a particular
purpose, or allow members of the public to address the body. For any particular governmental
body, there may be other laws or charter provisions that address those topics.
What constitutes an open meeting. A meeting is open when proper notice was given in
advance of the meeting, the public may attend and observe, and relevant materials are available
to the public.
Exceptions to the law. A meeting may be closed based on a limited attorney-client privilege,
and for the purposes of labor negotiations, employee evaluations, and discussion of security
issues and property transactions. The law does not apply to a governmental body exercising
quasi-judicial functions.

1

Prior Lake American v. Mader, 642 N.W.2d 729, 735 (Minn. 2002) (en banc) (citing St. Cloud Newspapers,
Inc. v. District 742 Community Schools, 332 N.W.2d 1, 4 (Minn. 1983)). While the courts consistently say that the
open meeting law is to afford the public an opportunity to present its views to the public body, there is no general
right for members of the public to speak at a meeting. Some statutes, and perhaps some home rule charters, specify
that a hearing on a particular matter must be held at which anyone who wishes to address the public body may do so.
See, e.g., Minn. Stat. § 117.0412, subd. 2.
2

Prior Lake American, 642 N.W.2d at 735.
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Violations of the law. While actions taken at a meeting held in violation of the law are still
valid, the law provides for penalties and potentially removal from office.
Where to get advice. A governmental entity can seek advice from its attorney, the Minnesota
Attorney General, or the Commissioner of Administration. An individual may seek advice from
a private attorney or the Commissioner of Administration.

Groups and Meetings Governed by the Open Meeting Law
The law applies to all levels of state and local government.
The open meeting law applies to:
•

a state agency, board, commission, or department when it is required or permitted by law
to transact public business in a meeting;

•

the governing body of any school district, unorganized territory, county, city, town, or
other public body;

•

a committee, subcommittee, board, department, or commission of a public body subject
to the law; and

•

the governing body or a committee of a statewide or local public pension plan. 3

“Public body” is not defined but the Minnesota Supreme Court has stated that “[i]n common
understanding, ‘public body’ is possibly the broadest expression for the category of
governmental entities that perform functions for the public benefit.” 4
In determining whether the open meeting law applies to a particular entity, one should look at all
of the entity’s characteristics. For example, in a 1998 case, the Minnesota Supreme Court held
that because the statute authorizing creation of a municipal power agency authorized an agency
to conduct its affairs as a private corporation, it could hold closed meetings. 5 The court held so
notwithstanding the statute that provides for municipal power agencies to be political
subdivisions of the state. 6

3

Minn. Stat. § 13D.01, subd. 1.

4

Star Tribune Co. v. University of Minnesota Board of Regents, 683 N.W.2d 274, 280-282 (Minn. 2004) (en

banc).
5

Southern Minn. Mun. Power Agency v. Boyne, 578 N.W.2d 362, 364 (Minn. 1998) (en banc) (citing Minn.
Stat. § 453.54, subd. 21, and discussing the factors that distinguish a public corporation from a private corporation).
6

Minn. Stat. § 453.53, subd. 1, para. (b), cl. (1) (The agency agreement shall state: “(1) That the municipal
power agency is created and incorporated . . . as a municipal corporation and a political subdivision of the state, to
exercise thereunder a part of the sovereign powers of the state;”).
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The law generally applies to nonprofit corporations created by governmental entities.
The list of groups covered by the open meeting law does not refer to nonprofit corporations
created by a governmental entity. However, the law creating a specific public nonprofit
corporation may specify that it is subject to the open meeting law. 7 In addition, any corporation
created by a political subdivision before May 31, 1997, is clearly subject to the open meeting
law. 8
Gatherings of less than a quorum of a public body are not subject to the law; a “meeting”
is held when the group is capable of exercising decision-making powers.
The Minnesota Supreme Court has held that the open meeting law applies only to a quorum or
more of members of the governing body or a committee, subcommittee, board, department, or
commission of the governing body. 9 Serial meetings in groups of less than a quorum held in
order to avoid open meeting law requirements may also be found to be a violation, depending on
the facts of the case. 10
A public body subject to the law should be cautious about using e-mail to communicate with
other members of the body. Although the statute does not specifically address the use of e-mail,
it is likely that the court would analyze use of e-mail in the same way as it has telephone
conversations and letters. 11 That is, private communication about official business through
telephone conversations or letters by a quorum of a public body subject to the law would violate
the law. Serial communication through telephone conversations or letters by less than a quorum
with the intent to avoid a public hearing or to come to an agreement on an issue relating to
official business could also violate the law. In a 1993 case, the Minnesota Court of Appeals held
that the open meeting law was not violated when two of five city council members attended
private mediation sessions related to city business. The court determined that the two council

7

E.g., Minn. Stat. §§ 62Q.03, subd. 6 (Minnesota Risk Adjustment Association); 85B.02, subd. 6 (Lake
Superior Center Authority); 116O.03, subd. 5 (Enterprise Minnesota, Inc.); 116V.01, subd. 10 (Agricultural
Utilization Research Institute); 116S.02, subds. 6 and 7 (Minnesota Business Finance, Inc.); 124D.385, subd. 4
(Minnesota Commission on National and Community Service may create a nonprofit but it is subject to the open
meeting law); and 128C.22 (State High School League).
8

Minn. Stat. § 465.719, subd. 9.

9

Moberg v. Independent School Dist. No. 281, 336 N.W.2d 510 (Minn. 1983) (en banc).

10

Id. at 518; see also Mankato Free Press Co. v. City of North Mankato, 563 N.W.2d 291, 295 (Minn. App.
1997). On remand to the district court for a factual finding on whether the city used serial interviews to avoid the
open meeting law, the trial court found, and the court of appeals affirmed, that the serial meetings were not held to
avoid the law. Mankato Free Press Co. v. City of North Mankato, No. C9-98-677, 1998 WL 865714 (Minn. App.
1998) (unpublished opinion), review denied (Minn. Feb. 24, 1999).
11

Moberg, 336 N.W.2d at 518. The Commissioner of Administration stated in a July 9, 2008, opinion that an
e-mail sent to all members of a city council by the city manager was effectively “printed material” that should be
available to members of the public and also suggested that the legislature revise the statute to recognize the use of
electronic and other types of communications. Minn. Dept. of Admin. Advisory Op. 08-015. A September 8, 2009,
opinion by the commissioner states that the exchange of e-mails by staff and members of the Metro Gang Strike
Force Advisory Board violated the open meeting law because it was not just a matter of a quorum receiving
information, but a quorum of the body discussing and then giving the staff person direction on the action to take.
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members did not constitute a committee or subcommittee of the council because the group was
not capable of exercising decision-making powers. 12
The law applies to informational meetings.
The Minnesota Supreme Court has held that the open meeting law applies to all gatherings of
members of a governing body, whether or not action is taken or contemplated. This means that a
gathering of members of a public body for an informational seminar on matters currently facing
the body or that might come before the body must be conducted openly. 13 However, there are
some exceptions. A 1975 attorney general opinion stated that city council attendance at a League
of Minnesota Cities training program for city officials did not violate the open meeting law if the
members did not discuss specific municipal business. 14 In 2010, the statute governing the
Lessard-Sams Outdoor Heritage Council was amended to allow members of the council to travel
together to visit sites and learn about projects without it being a violation of the law as long as
the members do not decide, or agree to decide, matters under the council’s jurisdiction. 15
The law does not cover chance or social gatherings.
The open meeting law does not apply to chance or social gatherings of members of a public
body. 16 However, a quorum of a public body may not, as a group, discuss or receive information
on official business in any setting under the guise of a private social gathering. 17
The law does not apply to certain types of advisory groups.
The Minnesota Court of Appeals has held that the open meeting law does not apply to certain
types of advisory groups. 18 In that case, a presidential search advisory committee to the
University of Minnesota Board of Regents was held not to be a committee of the governing body
for purposes of the open meeting law. In reaching its holding, the court pointed out that no
regents were on the search committee and that the committee had no power to set policy or make
a final decision. It is not clear if a court would reach the same result if members of the
governing body were also on the advisory committee. Depending on the number of members of
the governing body involved and on the form or extent of the delegation of authority from the
governing body to the members, a court might consider the advisory committee to be a
committee of the governing body.

12

Sovereign v. Dunn, 498 N.W.2d 62 (Minn. App. 1993), review denied (Minn. May 28, 1993).

13

St. Cloud Newspapers, Inc., 332 N.W.2d 1.

14

Op. Att’y Gen. 63a-5, Feb. 5, 1975.

15

Minn. Stat. § 97A.056, subd. 5, para. (b), provides “Travel to and from scheduled and publicly noticed site
visits by council members for the purposes of receiving information is not a violation of paragraph (a). Any decision
or agreement to make a decision during the travel is a violation of paragraph (a).”
16

St. Cloud Newspapers, Inc., 332 N.W.2d at 7.

17

Moberg, 336 N.W.2d at 518.

18

The Minnesota Daily v. University of Minnesota, 432 N.W.2d 189 (Minn. App. 1988).

Nolan W. Wall, AICP
Planning/Community Development Director

The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com

Memorandum:
TO:

Chair Carnes and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

February 28, 2017

SUBJECT:

Comprehensive Plan Update Process

Recommended Commission Action
N/A – information update at this time.
Background
The Metropolitan Land Planning Act requires communities in the seven-county area prepare/update
comprehensive plans every ten years. Communities within the Metropolitan Council’s jurisdiction have
until Dec. 31, 2018, to submit their updated comprehensive plans for review and approval. A local
comprehensive plan represents a community’s vision of how it wants to grow and change, develop land,
redevelop older areas, ensure adequate housing, provide roads and sewers, protect natural areas, and meet
other community objectives.
Staff solicited proposals from three firms to provide assistance in completing the Comprehensive Plan
Update process. The proposed scope of work to complete the plan update includes the following tasks
identified in the request for proposals (RFP):
Task
Introduction/Summary
Community Profile
Parks and Trails
Implementation
Project Management
Community Engagement
Document Preparation/Formatting
Land Use
Transportation
Housing
Resilience
Economic Competitiveness
GIS Mapping
Water Resources

Lead

Staff

Selected Consultant

Part of Surface Water
Management Plan Update

The enclosed Checklists of Minimum Requirements from the Metropolitan Council includes a detailed
breakdown of the required tasks within each element. Even though staff is intending the process to be an
“update” of the current plan, rather than a wholesale “re-write”, there is still an extensive amount of work
required to accomplish the necessary tasks. Staff’s methodology in seeking consulting services was to
focus on the highly technical components of the planning process. Consultants are already completing
similar updates for other communities and have the ability to obtain and interpret the required data
efficiently. Staff would concentrate on the less technical components of the planning process that demand
significant time and do not require extensive deliverables, such as project management and community
engagement.
The City Council discussed the proposals at the February 1 workshop and directed staff to interview two
of the proposing firms. Councilmembers Johnson and Urban, Planning Commission Chair Carnes, and I
conducted interviews on February 13.
It was the committee’s recommendation that the City Council authorize staff to negotiate a contract with
Bolton & Menk, Inc. for the requested assistance on the Comprehensive Plan Update. The firm provided
the lowest cost estimate and has the experience and staff to complete the required tasks. In addition, they
are offering to include a website platform to promote community engagement and document
formatting/preparation services at no additional cost. A contract for services, based on the proposed scope
of work included in the request for proposals, will be brought back for City Council consideration at the
March 1 meeting.
Staff anticipates monthly updates and discussions with the Commission as part of the planning process.
Once the contract is officially awarded, a project schedule will be brought to the Commission for comment
and consideration.

Enclosures (2):
• Checklists of Minimum Requirements
• American Planning Association Quicknotes: The Value of Planning

CHECKLIST OF MINIMUM REQUIREMENTS FOR VADNAIS HEIGHTS
The checklist below was compiled from information on the Plan Elements pages in the Local Planning Handbook under the
“Minimum Requirements” sections of the respective topics. Please note that this information is subject to change. The most
current information can always be found on the website. Also, please remember that additional information may be requested
during the review process for clarification and accuracy by the Technical Review staff. If you have any questions, please contact
your Sector Representative.

LAND USE
Forecasts and Community Designation
□ Include a table of forecasted population, households, and employment for 2020, 2030, and 2040, consistent with the
Council’s forecasts.
□ Remember, Council forecasts must be used consistently throughout your entire comprehensive plan.
□ Your transportation plan needs to allocate forecasts to transportation analysis zones (TAZs).
□ Your water and wastewater plans need to reflect forecasts to plan for urban services.
□ Your land use plan must reflect and be coordinated with your forecasts.
□ Include a map acknowledging your regional Community Designation(s) and acknowledge the overall density expectations
for your Community Designation(s).
□ Each Community Designation identifies both Council and Community Roles in Thrive’s land use policy section. Plans must
be consistent with Community Roles for your Community Designation(s) as well as Community Roles that apply to
everyone.
Existing Land Use
□ Provide an Existing Land Use Map with a land use legend.
□ Provide an Existing Land Use Table. Calculate total acres and percent of total acres for each land use category.
□ Land uses categories on the map and in the table, as well as any text references must all be consistent with one another.
□ Show existing regional parks, park reserves, and special recreation features with a land use of “Park” (or your equivalent)
on your Existing Land Use Map.
Future Land Use
□ The Future Land Use plan must be consistent with the Council’s forecasts of population, households, and employment and
identify sufficient land to support your community’s forecasted growth.
□ Provide a Future Land Use Map and land use legend, including density ranges for all land uses that allow residential
development.
□ Provide a Future Land Use Table. Calculate total acres and percent of total acres for each land use category for each 10year planning period (2020, 2030, and 2040).
□ Define each land use category shown on the Future Land Use Map. Land use categories must be used consistently
throughout your plan.
□ Land use categories must include types of allowed uses and the minimum and maximum densities (“the allowable density
range”) for all categories that allow residential uses. Allowed uses should include a description of allowable housing types
such as single family, detached, duplexes, townhomes, etc.
□ For each “mixed use” category, define an expected share of individual land uses and identify the permitted density range for
residential uses. For example, Mixed Use Downtown might have an expectation of 30% commercial, 40% office, and 30%
residential with a density of 10-15 units per acre.
□ Acknowledge Council-approved master plan boundaries of regional parks, park reserves, and special recreation features by
guiding the properties with a land use of “Park” (or your equivalent) on your Future Land Use Map.
For Communities within the Metropolitan Urban Service Area (MUSA) and Rural Centers:
□ Identify employment locations and provide a measurement of intensity of planned employment. Employment locations
are typically the areas guided for commercial, office, industrial and institutional uses. Acceptable measurements of
intensity include Floor Area Ratio (FAR), building footprint or impervious coverage. Ranges for measuring intensity are
acceptable.
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For Communities with Special Resources:
□ Identify aggregate resources in your community on the Future Land Use Map.
□ See the Special Resources section within the Land Use Plan Element for requirements for Critical Area Plans, Historic
Preservation, and others.
Density Calculations
□ Identify where forecasted residential growth will happen on your Future Land Use Map. Show expected new development
and re-developed areas.
□ Identify what density range is expected for each residential land use in your community.
□ Identify when residential development or redevelopment is anticipated to happen. See the Handbook section on Staged
Development and Redevelopment.
□ The average net residential density for your community must be consistent with the density requirements for your
community designation.
□ Provide a minimum and maximum value for each residential density range. (Zero is not an acceptable minimum. The
maximum value must be a whole number.)
□ Use the lowest allowed residential density from land use ranges in your calculations. For example, a land use that permits a
density range of 3-5 units per acre must use 3 units per acre in all density calculations for this land use. This ensures that
even at the lowest permitted density, the community will be developing at densities that meet overall density expectations.
□ Focus on areas of change. Show us which planned land uses have changed from your previously approved plan and where
new land uses (change or development intensity) is planned/expected.
□ Provide the net developable acreage for each residential land use. It’s OK to exclude wetlands and natural water bodies,
public parks and open space, arterial road rights-of-way, and natural resource lands protected by local plans and
ordinances (i.e. steep slopes, wetland buffers, tree preservation) from area calculations. Stormwater ponds, utility
easements, local roads, and local rights-of-way cannot be excluded from area calculations.
□ The information you develop in your land use plan carries over to other elements of your comprehensive plan. The areas
and densities in the land use plan must be consistent across elements related to forecasted growth, wastewater, water,
housing, and transportation.
For Communities with an Affordable Housing Allocation:
□ Guide residential land at densities sufficient to create opportunities for affordable housing using one of the following
options outlined in the Housing Plan Element. Refer to the Projected Housing Need section.
Staged Development and Redevelopment
□ Identify potential local infrastructure impacts for each 10-year increment.
□ Demonstrate that the municipality is capable of providing services and facilities that accommodate its planned growth.
□ The staging plan or likely development phasing must be consistent with the volume of anticipated sewer flow identified in
your community’s Local Sewer Plan.
□ The staging plan or likely development phasing must support and be consistent with your community’s share of the
Region’s Need for Affordable Housing for 2021 - 2030.
For Urban Center, Urban, and Suburban Communities:
□ Identify and map the land areas that are available or likely to be available for redevelopment, infill development, or new
development in your community.
□ Provide a table of those areas identified that includes future land uses, acreages, density ranges, and total residential
units in 10-year increments. Use your professional judgment for estimating the timing of development for areas that are
uncertain or do not have plans in process.
Natural Resources
□ Describe your community’s goals, intentions, and priorities concerning preservation, conservation, or restoration of natural
resources in your community.
Special Resource Protection
□ All plans must include a protection element for historic sites.
□ All plans must include policies for the protection and development of access to direct sunlight for solar energy. Solar access
is addressed in depth under the Resilience section.
□ All plans must identify whether or not aggregate resources are available within the community. For communities with
aggregate resources, additional requirements apply.
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For Communities with Aggregate Resources:
□ Identify aggregate resources in your community on the Future Land Use Map using the Aggregate Resources
Inventory.
□ You must address and minimize potential land use conflicts.
□ Identify planning and regulatory measures to ensure that aggregate resources are extracted prior to urbanization of
aggregate-rich sites.
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TRANSPORTATION
Transportation Analysis Zones
□ Include a table allocating forecasted population, household, and employment growth by TAZ for 2020, 2030 and 2040.
□ Describe how you have allocated demographic growth based on your plan’s assumptions for guided future land use (e.g.,
density, mix of uses, locations for new development, highway/transit access, redevelopment, etc.).
Roadways
□ Describe and map the functional classification of all existing and proposed roads within your community, using the
functional classification system described in Appendix D of the TPP and the roadway classification map currently
recognized in the region.
□ Maps must reflect the principal arterials adopted as the metropolitan highway system in the 2040 Transportation Policy
Plan (2040 TPP).
□ If a community determines that a change to the A-minor arterial system in the community is warranted, a request
should be made to the Transportation Advisory Board (TAB) for the change, and TAB’s approval secured, prior to
reflecting the new classification in the community’s plan. Check the council’s website or contact Elaine Koutsoukos at
651-602-1717 for more information.
□ Maps should also show the streets classified by the community as major and minor collectors and local streets.
Changes to these streets from the function shown on the regional map are at a community’s discretion, and do not
need approval from TAB. However, these changes should follow the criteria laid out in Appendix D of the TPP and
maintain system continuity. A map or table highlighting any discrepancies between the community’s map and the
regional functional classification map previously referenced should be submitted to Council staff so the regional map
can be updated.
□ Include the following information for the principal and A-minor arterials:
□ Identify the existing and future number of lanes.
□ Map current traffic volumes, including heavy commercial volumes, which include both ADT and HCADT.
□ Map forecasted 2040 traffic volumes. (This should be done using the Council’s regional model, or another method with
approval from Council forecasting staff.)
□ Identify future rights-of-way that need to be preserved.
□ Identify planned improvements to principal arterials as shown in the Current Revenue scenario of the 2040 TPP.
□ Identify any existing or proposed future MnPASS lanes, dedicated busways and bus-only shoulder lanes as shown in
Figure 6-6 of the 2040 TPP.
□ For other proposed interchange improvements, follow the Highway Interchange Request Criteria and Review
Procedure, which can be found in Appendix F of the 2040 TPP.
□ Incorporate access management guidelines of MnDOT, or those of the county in which your community is located, into
your comprehensive plan as well as into your subdivision and zoning ordinances.
□ Describe recommendations from recent corridor studies regarding roadway improvements, changes in land use,
and/or access.
Transit
□ The region has established Transit Market Areas to guide the types and levels of transit service that are appropriate for
efficient and effective services. Transit Market Areas are defined in Appendix G of the 2040 TPP by the demographic and
urban design factors that are associated with successful transit service. Identify your community in relationship to your
transit market area(s). Describe and map the existing and planned transit infrastructure and services in your community,
including those of Metro Transit or other regional transit service providers. Communities should include the identification of
the following basic elements of the transit system in their comprehensive plan:
□ Existing transit routes and dial-a-ride services
□ Existing and planned park-and-rides and express bus corridors
□ Existing and planned transit advantages
□ Existing transit support facilities
Bicycling and Walking
□ Describe and map the existing and planned on-road and off-road bicycle facilities in your community.
□ Map and describe the Regional Bicycle Transportation Network (RBTN) within your community:
□ Show all Tier 1 and Tier 2 RBTN corridors and alignments.
□ Show the relationship of the RBTN to the local bicycle network of off-road trails and on-street bikeways including all
existing and planned connections.
□ Include locations of regional employment clusters and activity center nodes (as shown on the RBTN map) and other
local activity centers.
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□

□
□

For Tier 1 and Tier 2 corridors on the RBTN, describe and map the existing or planned bicycle facility alignments that
are within the established corridors; the purpose of these corridors is as a placeholder for cities/counties to designate a
planned alignment. If there is a planned alignment that would fulfill the intent of the corridor and that lies within and in
line with the corridor’s directional orientation that the community would propose to replace the established corridor,
map that alignment and denote by indicating it as “proposed for the RBTN.”
Analyze and address the need for local bicycle and pedestrian facility improvements to provide connections that remove
major physical barriers (i.e., freeways, railroad corridors, rivers and streams) on the regional (RBTN) and local networks.
Discuss pedestrian system needs in a manner that responds to your community designation (as described in Thrive MSP
2040) and addresses the needs of your community.

Aviation
□ Identify policies and ordinances that protect regional airspace from obstructions. Include how your community will notify the
FAA of proposed structures.
Freight
□ Identify other important nodes that may generate freight movement, such as industrial parks and large shopping areas.
□ Map the road network showing volumes of multi-axle trucks (also known as “heavy commercial average annual daily traffic
or HCAADT”) for Principal Arterial and A-Minor functional classifications.
□ Identify any local roadway issues or problem areas for goods movement, such as weight-restricted roads or bridges,
bridges with insufficient height or width clearances, locations with unprotected road crossings of active rail lines, or
intersections with inadequate turning radii.
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WASTEWATER
Areas Served by the Regional System
□ A table that details the households and employment forecasts in 10-year increments through 2040, based on the Council’s
forecasts and any subsequent negotiated modifications. This should be broken down by areas served by the Metropolitan
Disposal System, locally owned and operated wastewater treatment systems, and Community and Subsurface sewage
treatment systems. The forecasts used in your wastewater plan must be consistent with the forecasts used throughout your
plan, including in land use, transportation, and water supply.
□ Your wastewater plan must be designed to support these forecasts and provide any allocation breakdowns between
sewered and unsewered service for population, households, and employment.
□ An electronic map or maps (GIS shape files or equivalent must also be submitted) that show the following information:
□ Your existing sanitary sewer system identifying lift stations, existing connection points to the metropolitan disposal
system, and future connection points.
□ Local sewer service districts by connection point.
□ Intercommunity connections and any proposed changes in government boundaries based on Orderly Annexation
Agreements.
□ The location of all private and public wastewater treatment plants in your community.
□ Copy of any intercommunity service agreements entered into with an adjoining community after December 31, 2008;
including a map of areas covered by the agreement.
□ A table or tables that contain the following information:
□ Capacity and design flows for existing trunk sewers and lift stations.
□ Assignment of 2040 growth forecasts by Metropolitan interceptor facility. In the absence of this information the Council
will make its own assignments for the purpose of system capacity needs determination.
□ Define your community’s goals, policies, and strategies for preventing and reducing excessive inflow and infiltration (I/I) in
the local sewer system, including:
□ Define the requirements and standards for minimizing inflow and infiltration and for the disconnection of sump pump,
foundation drain, and/or rain leader connections to the sanitary sewer system.
□ Include a copy of or reference to your local ordinance that prohibits the discharge of sump pumps, foundation
drains, and/or rain leaders to the sanitary disposal system.
□ Include a copy of or reference to your local ordinance requiring the disconnection of existing foundation drains,
sump pumps, and roof leaders from the sanitary sewer system.
□ Include a summary of activities or programs related to I/I source mitigation on private sewer services.
□ Describe the extent, source, and significance of existing I/I problems in your community.
□ Analyze the costs for remediating the I/I issues identified in your community.
□ An implementation plan that contains a program strategy, priorities, scheduling, and financing mechanisms for eliminating
and preventing excessive I/I from entering the sanitary sewer system.
For communities with new trunk sewer systems that require connections to the Metropolitan Disposal System, you
also need to include the following:
□ A table that details the proposed time schedule for the construction of the new trunk sewer system in your community.
□ Describe the type and capacity of the treatment facilities, whether municipally or privately owned.
□ Copies of the associated National Pollutant Discharge Elimination System (NPDES) or State Disposal System (SDS)
permits.
Community and Subsurface Treatment Systems
□ Describe your community’s management program for SSTS to comply with MPCA regulations (Minn. Rules Chapters 70807083).
□ Map the locations of all existing public and private treatment systems, if any, including package treatment plants and group
on-site systems.
□ Map the locations of all sub-surface sewage treatment systems. You should also identify the locations of known nonconforming systems or systems with known problems.
□ Describe the conditions under which private, community treatment systems (ex. package treatment plants, community
drainfields) would be allowed. Examples of such conditions include:
□ allowable land uses and residential densities
□ installation requirements
□ management requirements
□ local government responsibilities

Page - 6 | METROPOLITAN COUNCIL
Print Date: 3/17/2016

LOCAL PLANNING HANDBOOK
Checklist of Minimum Requirements for Vadnais Heights

SURFACE WATER
The items in the Minimum Requirements section below are consistent with the requirements under the new Minnesota Rules
Chapter 8410, adopted in July of 2015 and Minn. Stat. 103B.235.
Executive Summary, Water Resource Management Related Agreements, and Amendment Process
□ Provide an executive summary that includes the highlights of the local water management plan.
□ Describe the water resource management related agreements that have been entered into by your community. This
includes joint powers agreements related to water management that the community may be a party to between itself and
watershed management organization(s), adjoining communities, or private parties.
□ Include a section on amendment procedures that defines the process by which amendments may be made. The
amendment procedure must be consistent with the amendment procedures in the watershed organization(s) plans that
affect your community.
Physical Environment and Land Use
□ Describe the existing physical environment and existing land use. You may be able to incorporate data by reference if
allowed by the appropriate watershed organization(s) plan. You should be aware that not all watershed plans contain the
level of detail needed and in those cases, you will be required to provide this information directly in your local water
management plan.
□ Describe the proposed physical environment and future land use.
□ Include a map and/or description of drainage areas that includes path and flow directions of the stormwater runoff in your
community.
□ Describe the volumes and rates of flow for those defined drainage areas.
Existing and Potential Water Resource-Related Problems
□ Include an assessment of the existing water resource related problems in your community.
□ Include an assessment of the potential water resource related problems in your community.
□ Include a list or map of impaired waters within your community as shown on the most current 303d impaired waters list.
Local Implementation Plan/Program
□ Include prioritized nonstructural, programmatic, and structural solutions to identified problems.
□ Describe the areas and elevations for stormwater storage adequate to meet performance standards or official controls in
watershed organization(s) plan.
□ Define the water quality protection methods that would be adequate to meet performance standards or official controls.
□ Clearly define the roles and responsibilities of the community from that of the WMO(s) for carrying out implementation
components.
□ Describe the official controls and any changes needed to official controls.
□ Include a table briefly describing each component of the implementation program that clearly details the schedule,
estimated cost, and funding sources for each component, including annual budget totals.
□ Include a table describing the capital improvement program that sets forth by year, details of each contemplated capital
improvement that includes the schedule, estimated cost, and funding source.
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WATER SUPPLY
Local Water Supply Plan for Municipal Public Water Suppliers
□ If the community has a municipal community public water supply system, complete all information in the DNR &
Metropolitan Council water supply plan template. Information must be submitted in the template provided and submitted
through the MnDNR Permit and Reporting System (MPARS).
□ Include extended water demand projections for 2020, 2030, 2040 and ultimate build-out that are consistent with population
forecasts in the community’s system statement.
Water Conservation & Reuse
□ If the community has a municipal community public water supply system, complete all information in the DNR &
Metropolitan Council water supply plan template. Information must be submitted in the template provided and submitted
through the MnDNR Permit and Reporting System (MPARS).
Assessing & Protecting Source Water
□ If the community has a municipal community public water supply system, complete all information in the DNR &
Metropolitan Council water supply plan template. Information must be submitted in the template provided and submitted
through the MnDNR Permit and Reporting System (MPARS).
Sub-Regional Collaboration
□ If the community has a municipal community public water supply system, complete all information in the DNR &
Metropolitan Council water supply plan template. Information must be submitted in the template provided and submitted
through the MnDNR Permit and Reporting System (MPARS).
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PARKS AND TRAILS
Regional Parks and Trails
□ Describe, map, and label the Regional Parks System facilities that are located in your community.
□ Depict existing regional parkland with a land use of “Park” (or your community’s equivalent) on your Existing Land Use map.
□ Acknowledge the Council-approved master plan boundaries of regional parks, park reserves, and special recreation
features by guiding the properties with a land use of “Park” (or your community’s equivalent) on your Future Land Use map.
Local Parks and Trails
□ Describe and map your existing and proposed local parks, trails, and recreation facilities.
□ Include a capital improvement program for parks and open space facilities as part of your implementation program.
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HOUSING
Existing Housing Needs
□ Complete an existing housing assessment, including:
□ A table of existing local conditions, including the following information:
□ 1. Total number of housing units.
□ 2. Number of housing units affordable to households with incomes at or below 30% Area Median Income (AMI),
between 31 and 50% AMI, and between 51 and 80% AMI.
□ 3. Number of housing units that are owner occupied.
□ 4. Number of housing units that are rental.
□ 5. Number of single family homes.
□ 6. Number of multi-family homes.
□ 7. Number of publicly subsidized housing units by the following types: senior housing, housing for people with
disabilities, and all other publicly subsidized units. Include expiration dates of affordability requirements when
applicable.
□ Number of existing households that are experiencing housing cost burden with incomes at or below 30% Area Median
Income (AMI), between 31 -50% AMI, and 51 -80% AMI. A map of owner-occupied housing units identifying their assessed
values. At a minimum, differentiate the values above and below $211,500.
□ A narrative analysis of existing housing needs. At a minimum address the components of the existing housing assessment
within the local context of your community. Plans consistent with Council policy will clearly identify existing housing needs
and priorities for the community.
Projected Housing Need
□ Discuss how the land use plan addresses the future housing need for your forecasted growth.
For Those Communities With An Affordable Housing Need Allocation:
□ Acknowledge your community’s allocation of the region’s need for affordable housing at three levels of affordability:
<30% AMI, 31-50% AMI, and 51-80% AMI.
□ Guide residential land at densities sufficient to create opportunities for affordable housing using one of the following
options:
□ Option 1: Guide sufficient land at minimum residential densities of 8 units/acre to support your community’s total
allocation of affordable housing need for 2021 – 2030. This option may be best for communities that find it difficult
to support densities of 12 units/acre (per Option 2), or prefer simplicity over flexibility in their density minimums.
□ Option 2: Guide sufficient land at minimum residential densities of:
□ 12 units/acre to address your community’s allocation of affordable housing need at <50% AMI. This
combines your community’s allocation at <30% AMI and 31-50% AMI.
□ 6 units/acre to address your community’s allocation of affordable housing need at 51-80% AMI.
□ Option 2 may be best for communities that feel they can achieve affordable housing needs at 51-80% AMI with
less than 8 units/acre. It also allows the affordable housing need to be addressed with less actual land, as is the
case if communities choose to use even higher densities than are required. Furthermore, communities using
Option 2 may guide land to meet their allocation of affordable housing need at 51-80% AMI using a minimum
density range of 3-6 units/acre if they have demonstrated in the last 10 years the application of programs,
ordinances, and/or local fiscal devices that led to the development of housing affordable at 51-80% AMI in their
community. Examples include: density bonuses for affordable housing unit inclusion, local funding programs such
as TIF, etc.
Implementation Plan
□ A description of public programs, fiscal devices, and other specific actions that could be used to meet the existing and
projected housing needs identified in the housing element. Include in what circumstances and in what sequence they would
be used.
□ Plans consistent with Council policy will clearly and directly link identified needs to available tools. Needs are identified
within the three levels of affordability, and tools should therefore be addressed within the levels of affordability as well.
□ Plans consistent with Council policy will consider all widely accepted tools to address their housing needs. A list of widely
accepted tools is provided, however, this list is not exhaustive. Communities are strongly encouraged to include any
additional tools at their disposal when identifying how they will address their housing needs.
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RESILIENCE
Energy Infrastructure and Resources
□ Local governments in the seven-county metropolitan area are required by state law to include an element in their Plan for
protection and development of access to direct sunlight for solar energy systems.
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ECONOMIC COMPETITIVENESS
Redevelopment
□ Minnesota Statutes § 473.859 Subd. 1 states that local comprehensive plans “shall contain objectives, policies, standards,
and programs to guide… redevelopment and preservation for all lands and waters within the jurisdiction of the local
governmental unit”.
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IMPLEMENTATION
Implementation
□ Describe all public programs, fiscal devices, and other actions that your community will use to implement your plan.
□ Define a timeline as to when actions will be taken to implement each required element of your comprehensive plan.
□ Include a Capital Improvement Program (CIP) for transportation, sewers, parks, water supply, and open space facilities.
Specify the timing and sequence of major local public investments.
□ The CIP must align with development staging identified in other parts of your plan and include budgets and expenditure
schedules.
□ Describe all relevant official controls addressing at least zoning, subdivision, water supply, and private sewer systems.
□ Include a schedule for the preparation, adoption, and administration of needed changes to official controls.
□ Include your local zoning map and zoning category descriptions. Identify what changes are needed to ensure zoning is not
in conflict with your new land use plan and consistent with regional system plans and policies.
□ Review and update official controls within 9 months of adopting your 2040 plan. Official controls must not be in conflict with
your updated plan. You must provide copies of all revised official controls to us.
□ The Housing Plan Element has implementation requirements as well. Refer to that section to ensure that implementation
requirements for the Housing Action Plan are met.
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