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1. Open Meeting And Welcome
2. Roll Call
3. Approval Of Agenda
4. Approval Of August 28, 2018 Minutes
Documents:
PC08-28-18 MINUTES_DRAFT.PDF
5. Consider Proposed Revisions To The June 26, 2018 Minutes
Documents:
PC06-26-18 DRAFT AMENDMENT.PDF
6. Open To The Public
7. Public Hearings
A. Case 18-012: Tyr Development, LLC. Rezoning, Planned Unit
Development, Site Plan, And Preliminary Plat At 4107/4085 Centerville
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Documents:
ITEM 7A_CASE 18-012.PDF
8. New Business
9. Old Business
10. Reports

ITEM 7A_CASE 18-012.PDF
8. New Business
9. Old Business
10. Reports
A. Council Liaison
B. Planning Commissioners
C. Staff
11. Next Regular Meeting - November 27, 2018
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REGULAR MEETING
OF THE
VADNAIS HEIGHTS PLANNING COMMISSION
AUGUST 28, 2018
OPEN MEETING
Chairperson Joseph Stumph called the Regular Meeting of the Vadnais Heights Planning
Commission to order at 7:00 p.m. on August 28, 2018.
ROLL CALL
Joseph Stumph, Chairperson
Dave Anderson
Linda Bigelbach
Edward Caillier
Brian Carnes
Evan Cordes
Martin Jokinen
Curt Cooper, First Alternate
Jerry Moynagh, Second Alternate

Present
Present
Present
Absent
Absent
Absent
Present
Present
Present

Also present: Nolan Wall, Planning/Community Development Director; Jeff Melcoch,
Cable Producer.
APPROVAL OF AGENDA
Upon motion by Commissioner Jokinen, seconded by Commissioner Cooper, it was
“RESOLVED, to approve the August 28, 2018, Regular Meeting Agenda.”
Ayes – 6

Nays – 0

The motion carried.
APPROVAL OF MINUTES
Upon motion by Commissioner Jokinen, seconded by Commissioner Cooper, it was
“RESOLVED, to approve the minutes of the June 26, 2018, Regular Meeting as
presented.”
Ayes – 6

Nays – 0

The motion carried.
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August 28, 2018

OPEN TO THE PUBLIC
Chairperson Stumph opened the floor to the public at 7:03 p.m. for questions and
comments on items not on the agenda.
No one wished to address the Commission, Chairperson Stumph closed the meeting to
the public at 7:03 p.m.
PUBLIC HEARINGS
A.

Case 18-011: City of Vadnais Heights. Ordinance 729 Enacting a New City Code

Planning/Community Development Director Wall described this item and provided a
presentation with background information. He stated the City began working with
Municode on the codification process in 2017, which allowed the opportunity to
reorganize, reformat, and amend portions of the existing City Code. As part of that
process, the Planning Commission reviewed several ordinances that approved
amendments that are now included in the new City Code. Subsequent ordinances have
been adopted by the City Council that did not require Planning Commission review that
are also included. Staff reviewed the entire City Code as part of the codification process
and proposed various reformatting and grammatical revisions. The amended City Code
contains the proposed revisions, as compared to the current language.
Planning/Community Development Director Wall stated the draft Ordinance needs to be
adopted by the City Council to enact the new City Code. Once approved, Municode will
print the final copy and post it online in early September. He stated while the entire
proposed new City Code was being reviewed, staff only anticipated that the Planning
Commission would review and provide comments relating to the Zoning and Subdivision
chapters that are contained in Chapters 32 and 38, respectively.
Planning/Community Development Director Wall outlined in detail the substantive
changes to the existing City Code. He also shared comments from absent member
Commissioner Cordes regarding nomination of new Chairperson process and provided
amended language. He shared proposed changes regarding tobacco sales to minors stating
that while worthy of consideration the large policy issue needs Council approval and
Health and Public Safety Commission input first. Planning/Community Development
Director Wall commented on the removal of definition of person under Noise Control as
it was addressed in another section and stated regulations for dangerous weapons was
removed and referred to State Statute regarding permit to carry as it was duplicative.
Commissioner Cooper clarified that the definition of persons was consistent with the
style of written code and referred to in each Chapter, adding since the City contracts for
police services with Ramsey County that enforcement would be more difficult to manage.
Planning/Community Development Director Wall stated Subdivisions would be
referenced in Chapter 32, including the definition of flag lots, adding there were no
policy changes just inclusion of a definition. He also shared that requests for variances
have been eliminated in reference to procedures for zoning and zoning applications and
that minor subdivision update procedures would be consistent with processes contained
in the zoning chapter, stating after internal review they go directly to City Council.
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Planning/Community Development Director Wall referred to park dedication and fees,
stating it was unlikely for many new subdivisions and the proposed language would
eliminate reviews having to go through the Parks Commission. He highlighted minimum
street widths and utility easements to 60 feet suggested by the City Engineer Graham that
reduced the right-of-way to 50 feet, stating most trails and utilities can fit in that area and
that there was no change to pavement width that is consistent with current development
practice.
Planning/Community Development Director Wall recapped proposed changes in the
zoning ordinance which included rules, language and definitions, administration and
procedures regarding powers of the City Council and the public hearing process,
including Planned Unit Developments having public hearings in front of both bodies.
Commissioner Bigelbach said she was supportive of this change.
Planning/Community Development Director Wall referred to the change of Conditional
Use Permits (CUPs) versus interim use permits that include time limits and would be a
more flexible tool for cities and developers, recognizing that variances and CUPs are
separate. He highlighted medical marijuana distribution facilities conditions and
standards and noted that they are now referenced in another section of the Code.
Planning/Community Development Director Wall highlighted residential districts and
changes to commercial districts that were reviewed the final districts of Office, Office
Business and Industrial during a Council workshop in order to move the process further
along, but agreed to changes included in the draft code as part of the ultimate ordinance
that will be adopted. He outlined language clean-up in Office District that included public
parks, underground utilities provisions as a permitted use in all zoning districts and
removed a number of accessory uses that were different than what is done today and
already provided for in surrounding commercial and retail uses.
Planning/Community Development Director Wall referred to sign code language cleanup, conditional uses in office and public buildings, churches, schools, and medical
marijuana referenced in an additional chapter. He emphasized that no changes were made
to setbacks in office or to building heights. He outlined additions to the office business
section and permitted uses of office building, professional medial or institutional uses
that recognized what we currently have. He noted language clean up regarding tennis
racket clubs as was included in athletic clubs, commented on public utilities, parks, land
for primary residential purposes and no accessory use changes except for adding offstreet parking like other sections.
Planning/Community Development Director Wall stated the dining condition for hotels
and motels was eliminated as not needed any longer with the current number of
restaurants in the City and stated microbreweries followed Section 38.624 similar to
medical marijuana uses. He stated access requirements and lot coverage was duplicative
in the Office District and noted changes for parking lots and drives had no changes to
setbacks or building heights.
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Planning/Community Development Director Wall outlined changes in the Industrial
zoning included laboratories moved to another section, warehouse office showrooms
accessory use section for signs and CUPs, motor vehicle body shops, minor fire changes
regarding living quarters with sprinklers, and changing special use permit to conditional
use permit throughout. He stated onsite retail sales moved from accessory to CUP and
that there were no changes to setbacks for parking, circular drives or building heights.
Planning/Community Development Director Wall outlined changes in the last sections in
Chapter 20, General Performance Standards, that included mostly clean-up and
duplicative sections, adding allowances for accessory use could be allowed in a public
easement by variance, which was already allowed, and removed standards related to pole
barns as we already allowed large detached garages and did not want to encourage
outside use what was already allowed. He stated building height restrictions exceeded
may be allowed by a CUP with conditions and that staff was proposing this request
would require a variance instead moving forward.
Planning/Community Development Director Wall commented on the remaining changes
as housekeeping items with no major policy decisions outside the zoning section, sign
code changes that will occur later, and a dedicated website that will be searchable, user
friendly, and more accessible to the public. He said Council will consider the Ordinance
at their September 4 meeting.
Commissioner Jokinen inquired about the definition of viewsheds in Section 38-622.
Planning/Community Development Director Wall explained viewshed referred to
significant aesthetic views such as a view of Vadnais Lake and the disruption because of
development. He stated that viewshed is subjective and determined on a case-by-case
basis.
Commissioner Anderson asked if Municode would follow through with updates to
application forms, website citations, etc. Planning/Community Development Director
Wall replied that it is part of Municode’s service to update all footnotes, citations,
chapters and references to State Statute but said not anything beyond the City Code itself
and that staff is currently updating those items such as applications.
Chairperson Stumph opened the public hearing at 7:56 p.m.
No one wished to address the Commission, Chairperson Stumph closed the public
hearing at 7:57 p.m.
Planning/Community Development Director Wall recapped that staff’s recommendation
was to approve the proposed draft Ordinance 729 which enacts a new City Code, repeal
of certain sections not included, and all proposed changes by staff be included.
Upon motion by Commissioner Jokinen, seconded by Commissioner Anderson, it was
“RESOLVED, to recommend approval of Ordinance 729 adopting and enacting a new
Code for the City of Vadnais Heights, Minnesota; providing for the repeal of certain
Ordinances not included therein; providing a penalty for the violation thereof; providing
4
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for the manner of amending such Code; and providing when such Code and this
Ordinance shall become effective, as presented by staff.
Ayes – 6

Nays – 0

The motion carried.
Planning/Community Development Director Wall shared the City of North Branch’s
online City Code as an example of what Vadnais Heights’ online Code would look like
and thanked Deputy City Clerk Aho for her work in completing this project
Commissioner Cooper said with the search tools available it would be good to remove
redundancies.
Commissioner Bigelbach inquired about the project timeline. Planning/Community
Development Director Wall said Council will consider the Ordinance on September 4 and
then again on September 18 and if adopted will hopefully be placed online within a
month. He noted another benefit to the new Code included the ability for staff to search
surrounding cities’ Codes for review and comparison, adding Municode will be used as a
resource for general updates. He said the website will be very user-friendly for the public
and thanked the City Council and Planning Commission for their work.
Commissioner Jokinen said Municode will be similar to the Minnesota Revisor of
Statutes for our City Code.
Commissioner Anderson thanked staff for their work.
NEW BUSINESS
None.
OLD BUSINESS
None.
REPORTS
A.

Council Liaison

Council Liaison Fletcher was not present.
B.

Planning Commissioners

None.
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Planning and Engineering Staff

Planning/Community Development Director Wall noted that no July Planning
Commission meeting was held and shared the withdrawal of the previous Aster Meadow
Planned Unit Development application and subsequent new application for a different
project on that site. He said staff is currently reviewing the application and has created a
webpage for public review and transparency with a public hearing to be held at the end of
next month. He shared that in addition to the City Code project, staff had forwarded the
Comprehensive Plan to other surrounding jurisdictions for review, stating they have
received one response of no comment and hope to receive the remaining comments
within the next three months.
Commissioner Anderson asked when cities had to respond. Planning/Community
Development Director Wall said cities had six months to respond but if not then they are
considered a no response but staff requested a response either way within three months if
possible.
Commissioner Jokinen inquired about a proposed development in the City of Gem Lake
at the Hoffman Road. Planning/Community Development Director Wall said Gem Lake
had received a proposal for a Hy-Vee convenience store and coffee shop at the
intersection of Highway 61 and County Road E. He shared a map of the proposed site,
adding while the lots are all under single ownership .07 acres of the development is
located in Vadnais Heights. He said Gem Lake is asking for annexation of that property
and that the Council considered options and countered with retaining taxable value and
no boundary change with a joint powers agreement and an administrative process for
project review and no permits in Vadnais Heights. Planning/Community Development
Director Wall stated ultimately the Council agreed to annexation based on conditions
including attorneys’ fees, and compensation for loss of taxable revenue.
Commissioner Anderson said this area will receive a lot of attention as it is on the Rush
Line Corridor BRT project line and being considered for stops at that intersection.
Planning/Community Development Director Wall said Commissioner Anderson served
on the Advisory Committee for the group and suggested he provide an update at the next
Planning Commission meeting regarding his role and the Committee’s next steps. He
stated there have been many internal meetings that included a Policy Advisory
Committee of Council, community Advisory Committee and Technical Advisory
Committee of staff.
Commissioner Anderson stated that there is a station-specific workgroup and
stakeholders are also involved in the planning process and that there are many areas
available for involvement.
Commissioner Jokinen asked if this will result in a full Hy-Vee project in the future.
Planning/Community Development Director Wall said staff has not heard that but said it
was possible as Hoffman Road could be envisioned as part of future changes and an
entrance way to Vadnais Heights. He said that it would be good to see it developed.
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Commissioner Jokinen inquired about any development on the northeast corner.
Planning/Community Development Director Wall said he is not aware of any proposed
development, adding this is a unique area with four jurisdictions at this intersection.
NEXT MEETING
The next Planning Commission meeting will be held on September 25, 2018.
ADJOURN MEETING
Upon motion by Commissioner Bigelbach, seconded by Commissioner Anderson the
meeting was adjourned at 8:23 p.m.
Respectfully submitted,
Cathy Sorensen
TimeSaver Off Site Secretarial, Inc.
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TO:

Vadnais Heights Planning Commission

FROM:

Kendra Lindahl, Landform through Nolan Wall, Community Development Director

DATE:

October 16, 2018 for the October 23, 2018 Planning Commission Meeting

RE:

PUBLIC HEARING. Request from Tyr Development, LLC for Rezoning to Planned
Unit Development (PUD), PUD, Site Plan and Preliminary Plat at 4107 and 4085
Centerville Road (Case 18-012)

120-DAY REVIEW DEADLINE:
1.

January 18, 2019

Application Request

The applicant, with consent of the property owner, is requesting the following approvals to construct
a multi-family residential development on the subject property:
a. Rezoning from Residence Three (R-3) to Planned Unit Development District (PUD).
b. Planned Unit Development for a multi-family residential development.
c. Site Plan/Detailed Development Plan review for a multi-family residential development.
d. Preliminary Plat.
Chapter 18A.020 allows Planned Unit Developments as an alternative to conventional zoning for
properties greater than five acres. Chapter 18A.040(1) of the City Code requires that PUD
applications be processed in accordance with the procedures for a rezoning request and Chapter
18A.040(6) also requires the PUD development plan to be reviewed in the manner that a site plan is
reviewed. Chapter 28.010 of the City Code requires consideration of a Preliminary Plat by the
Planning Commission and City Council.
2.

Context

Zoning and Land Use
The property is guided High Density Residential and zoned Residence Three (R-3).
Surrounding Properties
The land to the north is guided Park, Medium Density Residential and High Density Residential and
zoned Residence Two (R-2) and R-3. The property to the east is guided Public, Institutional or
Utility and zoned Residence One (R-1). The properties to the south and west are guided Medium
Density Residential and are zoned R-1 and R-2. The DRAFT 2040 Comprehensive Plan approved
for distribution and review by affected jurisdictions includes the same future land use designation for
the subject property.

LandformSM, SensiblyGreenSM and Site to FinishSM are service marks of Landform Engineering Company.

Natural Characteristics of the Site
There is a large wetland on the western portion of the site. The delineation was approved by
Vadnais Lake Area Water Management Organization (VLAWMO) on May 9, 2018. No wetland
impacts are proposed.
Background
The project site is 23.13 acres and includes several existing parcels under common ownership. The
proposed development site encompasses 16 acres of land that currently contains wetlands,
agricultural fields, a greenhouse, farm buildings, and a vacant single-family residential
dwelling/garage. The expansive wetland area occupies the entire western portion of site. The site is
bordered directly to the north by a single-family residential dwelling; to the south by County Road F
and single-family residential dwellings and townhomes; to the east by Centerville Road and
utility/vacant properties; and to the west by agricultural land. The site slopes generally away from
Centerville Road to the west and the largest upland portion is generally along the eastern portion
abutting the roadways.
The applicant submitted a previous plan on this site that proposed a five story, 156-unit market rate
apartment building. However, after hearing feedback from the community, the applicant withdrew the
application in order to prepare new plans that were more consistent with the standards in the
underlaying R-3 zoning district.
Public Hearing Notice
As required by the City Code, a public hearing notice must be published in the official newspaper
and mailed to property owners within 350 feet of the subject property at least ten (10) days prior to
the Planning Commission meeting. The required notice was published in the October 10th edition of
the Vadnais Heights Press and mailed to surrounding property owners on October 10th. As with the
previous application that was withdrawn, staff also mailed notices to nearby properties within
developments/neighborhoods that were outside of the 350-foot buffer.
3.

Analysis of Request

A.

Level of City Discretion in Decision-Making

The City has a relatively high level of discretion in approving or denying a rezoning application. The
proposed zoning for a property must be consistent with the City’s Comprehensive Plan. If the
proposed zoning is not consistent with the Comprehensive Plan, the City must deny the rezoning
application. The Zoning Ordinance and Map are the enforcement tools used to implement the goals
and standards set in the Comprehensive Plan.
The City has a relatively high level of discretion in approving PUDs. A PUD must be consistent with
the City’s Comprehensive Plan. The City may impose reasonable requirements in a PUD not
otherwise required if the City deems it necessary to promote the general health, safety and welfare
of the community and surrounding area.

Aster Meadows Apartments (case 18-012)
October 23, 2018
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The City’s discretion in approving or denying a preliminary plat and site plan is limited to whether or
not the proposed plat meets the standards outlined in the Comprehensive Land Use Regulations. If
it meets these standards, the City must approve the preliminary plat and site plan.
B.

Consistency with Ordinance Standards

Tyr Development, LLC, with consent of the property owner, is proposing to construct two, three
story, 70-unit market-rate apartment buildings (total of 140 units) with underground and surface
parking. The proposed building has a mix of studio, one, and two-bedroom units at various sizes
with anticipated rents ranging from $1,000-$2,000/month depending on the size/location (see sheets
A1.0 - A1.11 for living space layouts).
According to the applicant, anticipated tenants are young professionals and empty-nesters, based
on other recently-completed developments. Each unit is proposed to have a patio, granite
countertops, stainless steel kitchen appliances, washer-dryer, and tile/wood-style flooring. The
applicant’s narrative states that common areas are proposed throughout the interior of the building,
including a coffee bar, fireplace, exercise room, on-site interior storage, and meeting/gathering
spaces. Additional amenities include an outdoor fire pit, a tot lot, a plaza / gathering area, and a
walking path along the wetland.
Rezoning to PUD
The apartments are a conditional use in the underlying R-3 Zoning District and the applicant
complies with the goals/policies of the current and DRAFT Comprehensive Plans. The proposed
development is consistent with the following goals/policies of the 2030 Comprehensive Plan:
• 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)
• 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)
• Adopt and pursue reinvestment strategies to achieve housing goals of the Metropolitan Land
Planning Act and Livable Communities Act. (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)
Aster Meadows Apartments (case 18-012)
October 23, 2018
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•
•

•
•
•
•
•
•
•
•

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. (LU33)
Standards for landscaping, buffers and setbacks will continue to be maintained although the
minimum necessary on-site parking will be required. In all cases, the concerns of
neighboring owners and residents will be taken into account to ensure that adequate
perimeter transitions are provided, surface water is controlled and traffic is managed. (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)
Build a community of well-maintained housing and neighborhoods, including ownership and
rental housing. (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)
The City will continue to encourage the private market to provide housing in a range of prices
by administering the land use plan in this document and a complementary zoning ordinance
and map. (LU-36)
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 single-family to
apartments and from approximately 2 to more than 20 housing units per acre. (LU-36)
Continue to plan the growth of a relatively dense, diverse and compact city (within the
limitations of the local natural resources), which supports transit ridership and station access.
(T-14)

According to the current Comprehensive Plan, High Density Residential has an expected density
range of “8 to approximately 22 units per acre” (net). The proposed development is proposing a net
density of 25 units / acre, which exceeds that density range, so the applicant is requesting flexibility
under the PUD rezoning process, which specifically allows the City to grant higher density. The
applicant is requesting a rezoning from R-3 to PUD. The City uses the underlying R-3 district as a
baseline for any requested flexibility.
According to Chapter 18A.010 of the City Code, the intent and purpose of the PUD District is as
follows:
As an alternative to conventional zoning and development approaches and processes, the
Planned Unit Development Zoning District (PUD) procedures are here set forth in order that
the public health, safety, morals, and general welfare be furthered in an era of increasing
urbanization; to encourage innovations in residential, commercial, and industrial
development and renewal; so that greater opportunities for better housing and recreation,
shops and industrial plants conveniently located to each other may extend to all citizens and
residents of Vadnais Heights; to reflect changes in the technology of land development; to
encourage a more creative approach in the utilization of land in order to accomplish a more
efficient, aesthetic, and desirable development which may be characterized by special
features of the geography, topography, size or shape of a particular property; and to provide
a compatible and stable environment in harmony with that of the surrounding area.
Aster Meadows Apartments (case 18-012)
October 23, 2018
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The key statements above that apply to the proposed development include “greater opportunities for
better housing and recreation;” to reflect changes in the technology of land development;” and
“encourage a more creative approach in the utilization of land…” Many communities have a similar
zoning designation and process that allows developers to seek greater flexibility than the typical
zoning district standards otherwise permit in order to promote well-planned and cohesive
developments within the community. The City has the authority to allow flexibility from any
standards in the City Code and Comprehensive Plan has utilized the PUD process in the past to
approve several residential and commercial developments (see supplemental staff report and the
City Attorney memo dated October 4, 2018).
In exchange for this flexibility, the City is able to demand a higher level of design and site amenities
than would typically be allowed if the applicant applied under the R-3 Zoning standards. In this case,
the primary reason that the applicant has re-submitted a PUD application is due to inconsistencies
between the Zoning Ordinance and the Comprehensive Plan that can be resolved via PUD. The
plans submitted adhere to most of the requirements of the R-3 District, however, limited PUD
flexibility is required. The requested flexibility is discussed in the PUD/Site Plan section of this
report.
According to Chapter 18A.020(1-18) of the City Code, the following general requirements and
standards apply to development on parcels greater than five acres in the PUD District:
(1)

Ownership. The tract shall be a development of land under unified control at the time
of application, planned and scheduled to be developed as a whole. However, no
authorizations or permits shall be granted for such development unless the applicant
has acquired actual ownership of or executed a binding sales contract for all of the
property comprising such tract. For purposes of this chapter, ownership shall include a
lease of not less than 50 years duration. The term "single ownership" shall include
ownership of portions of such development by two or more wholly owned subsidiaries
of a single owner, or by such single owner and one or more of its wholly owned
subsidiaries.

According to the Title Commitment provided by the applicant, the area encompassed within the
proposed plat is currently under unified control. According to the applicant, a purchase agreement is
in place for the development site that is contingent on approval of the proposed development.
(2)

Conformance with Comprehensive Plan. The proposed Planned Unit Development
Zoning District shall be consistent with the City of Vadnais Heights Comprehensive
Plan.

The current Comprehensive Plan guides the subject property as High Density Residential and the
proposed development is consistent with the current future land use designation. The DRAFT 2040
Comprehensive Plan includes the same proposed future land use designation.
(3)

Lot Area Regulations.
(a) The minimum total land area shall be no less than 5 acres except as allowed by
Section 18A.030 for a PUD Overlay District.

Aster Meadows Apartments (case 18-012)
October 23, 2018
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(b)

Unusual physical features of the property itself or of the surrounding
neighborhood are such that development under the standard provisions of the
Residence Districts would not be appropriate in order to conserve a physical or
terrain feature of importance to the neighborhood or community.

The proposed plat includes 23.13 total acres. The development site itself is 16.08 acres (5.42 acres
of developable land, which is total land area minus wetlands and steep slopes). The subject
property contains a variety of site constraints, including topography, farmlands and wetlands that
make development under the current R-3 District standards challenging. Approximately 10 acres of
land will be preserved on the development site through a wetland easement and the remainder will
be platted as Outlot A in its natural, undeveloped state.
(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.

The R-3 zoning district is the baseline for this PUD. The district allowed densities vary by the
composition of the dwelling units and credits for underground parking, balconies/decks, and
bonuses. According to Chapter 11.030 of the City Code, multi-family residential buildings in the R-3
District have the following minimum lot area/dwelling unit requirements:
Unit Type (required minimum lot area per dwelling unit)
0-Bedroom Units (2,500 SF/unit)
1-Bedroom Units (3,000 SF/unit)
2-Bedroom Units (3,000 SF/unit)
Total Base Lot Area Required
Adjust Base Lot Area Required (credit for parking/balconies)

Lot Area/Density
40,000 SF (16 units)
210,000 SF (70 units)
162,000 SF (54 units)
412,000 SF (9.46 acres)
328,000 SF (7.5 acres)

Total Base (Gross) Lot Area - Proposed
Units/Gross Acre – Proposed
Units /Net Acres – Proposed

700,580 SF (16.08 acres)
8.7 units/acre (140/16.08 acres)
25.8 (140/5.42 acres)

The minimum base lot size required for the proposed unit mix under the current R-3 District
standards is 9.46 gross acres. The applicant is proposing 16.08 gross acres. Credits for
underground parking/balconies and a 10% density bonus allowed for developments where over 30%
of the site is affected by wetlands/steep slopes may also be applied as outlined in Chapters
11.030(1-2) and 20.024(4)(d) of the City Code, respectively. With the density credits and bonuses,
the site minimum base lot would be 7.5 gross acres and would allow 20.45 units/acre. The proposed
net density of 25.8 units / acre exceeds the maximum expected density range in the current
Comprehensive Plan that allows for 9-22 units / net acres.
However, the Planned Unit Development District standards allow for the following:
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
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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
(3) the physical characteristics of the site.
The proposed development includes 84% pervious/green space, however only a small portion of
that land could be considered “common open space.” In addition, while not necessarily useable
open space, the significant wetland area that will remain undeveloped provides a buffer for the
proposed development and diminishes the impact on the surrounding properties. The proposed
building location minimizes potential disturbance of other natural areas/steep slopes and is on the
high-point of the development site. The building’s design is also influenced by the location of the
developable area and access constraints caused by its location at the intersection of two County
Roads.
The City Code requires that wetlands and steep slopes be deducted from the total land area used to
calculate density for PUD developments. The 5.42 net acres on this site is based on gross land
minus wetlands and steep slopes. Density calculations in other communities may differ, some
dividing the number of units by gross land area, not net land area, which contributes to lower density
numbers in some cases. The proposed density is consistent with densities for recent developments
constructed in surrounding suburban communities and allows for adequate open space as part of
the proposed development. This type of density is typical for multi-family housing like this project
would provide (see supplemental staff report).
(5)

Front, Rear and Side Yard Building Setback Regulations. Building setbacks from all
property lines which form the perimeter of the total property in the PUD or from all
interior and exterior dedicated street right-of-way lines or from the paving of any private
interior circulation streets shall be 20 feet or the height of the building, whichever is
greater for residential structures, 20 feet or height of building, whichever is greater for
commercial structures.

According to Chapter 5.090 of the City Code, building height is defined as follows:
The vertical distance from the average of the highest and lowest point of that portion of the
lot immediately adjacent to the building to the highest point of the roof for flat roofs; to the
deck line of mansard roofs and to the mean height between eaves and ridge for gable, hip
and gambrel roofs.
The ordinance does not measure building height to the roof peak but averages the grades and
measures to the mid-point of the roof. This is a very common definition used by communities in the
areas.
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The proposed development includes the following building setbacks and heights:
Setback
South Building
Front
(East Elevation)
Side – North
Interior
(North Elevation)
Side – South
(South Elevation)
Rear
(West Elevation)
North Building
Front
(East Elevation)
Side – North
(North Elevation)
Side – South
Interior
(South Elevation)
Rear
(West Elevation)
1as

Proposed
Setback

Building Height

40 feet

39.4 feet

30 feet

42.9 feet

60 feet

44.4 feet

45.7 feet1

45.3 feet

40 feet

39.4 feet

40 feet

39.5 feet

30 feet

45.6 feet

100 (+/-) feet1

45.5 feet

Required Setback

20 feet or height of the building,
whichever is greater

20 feet or height of the building,
whichever is greater

measured from edge of delineated wetland boundary, not rear property boundary line

As shown above, the proposed building meets all exterior setback standards. However, they are
requesting flexibility from the internal setbacks. The project could be platted on one lot, but
developers frequently separate buildings onto separate lots, which requires some flexibility from this
internal lot line. Staff recommends PUD flexibility for the interior side yards, as the reduced setback
does not affect surrounding properties. Furthermore, the applicant is providing 60 feet between the
buildings, which exceeds 45.6 feet (the height of the building) that is required by Section 11.050 of
the Zoning Ordinance.
The north side of the north building (see north elevation on sheet A2.0) faces a single-family
residential property, also zoned R-3. The existing dwelling and proposed apartment building would
be separated by over 90 feet, as both buildings are set back approximately 40-50 feet from the
shared property boundary line. The landscape and grading plans show a mix of deciduous and
evergreen shrubs and trees between the boundaries of the properties planted on top of a three-foottall berm. Given that the height of the building has been reduced by two stories from the previous
proposal, the proposed screening should provide an adequate buffer between the properties.
Furthermore, staff notes that the project meets the required setback from the north and PUD
flexibility for the setback on this side of the building is not required.
(6)

More than one building may be placed on one platted or recorded lot in any PUD.
Areas for single-family detached dwellings or other housing types providing privately
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(7)

owned lots must comply with the City's Subdivision Ordinance in all respects not
specifically noted in this chapter as appropriate variances or waivers.
A PUD which only involves one housing type such as all detached or all attached units,
shall not be considered as inconsistent with the stated purposes and objectives of this
chapter and shall not be the sole basis for denial or approval.

Not applicable.
(8)

Architectural style of buildings shall not solely be a basis for denial or approval of a
plan. However, the overall appearance and compatibility of individual buildings to other
site elements or to surrounding development will be primary considerations in the
review stages of the Planning Commission and Council.

See the Site Plan review section of this report for further analysis.
(9)

No building permit shall be granted for any building on land for which a plan for a PUD
is in the process of City review or which does not conform to the approved final plan.

To be addressed as a condition of approval and by a subsequent Development Agreement.
(10) Staging of Development:
(a) Any PUD plan proposed to be constructed in stages shall include full details
relating thereto and the City Council may approve or modify where necessary,
any such proposals.
(b) The staging shall include the time for beginning and completion of each stage.
Such timing may be modified by the City Council on the showing of good cause
by the developer.
(c) The Land Owner or Developer shall make such easements, covenants, and
other arrangements and shall furnish such performance bond or bonds as may
be determined by the City Council to be reasonably required to assure
performance in accordance with the plan and to protect the public interest in the
event of abandonment of the plan before completion.
Not applicable, as the proposed development will not be constructed in phases.
(11) Streets, Utilities, Services and Public Facilities. The uniqueness of each proposal for a
PUD requires that specifications and standards for streets, utilities and services shall
be subject to minor modifications from the specifications and standards established in
this and other City ordinances governing their construction. The City Council may
therefore waive or modify the specifications or standards where it is found that they are
not required in the interests of the residents or of the entire City. The plans and profiles
of all streets, utilities and services shall be reviewed, modified, if necessary and
approved by the City Engineer, Fire Chief, and Building Inspector, prior to the final
approval of the PUD plan by the City Council. All PUD projects shall be served by
public or community water and sewer systems.
No new public streets are proposed. The plans are generally consistent with the City requirements
and no PUD flexibility is requested for these items except that shared parking between the two lots
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is requested. This is very common for multi-family and commercial projects. See the attached
memoranda from the Engineering and Fire Departments.
The proposal has also been reviewed by MnDOT and Ramsey County and their comments are
attached and/or summarized in this report. MnDOT provided comments as part of the previous
withdrawn application and have indicated that they have no new comments based on their review of
the current application.
Ramsey County Public Works representatives met with staff and the applicant to discuss the
proposed development’s driveway access points and anticipated traffic, as part of a previous
application. The County did not require a traffic study and indicated preliminary approval of the
proposed access with a condition requiring the addition of a right-turn lane. It appears that this can
occur within the existing right-of-way, however, this must be addressed prior to final plat. County
permits will be required for access, grading and utility work in the right-of-way.
Staff has attached conditions in the recommendation to address the transportation comments from
MnDOT, Ramsey County and City staff.
(12) Open Space Provision: Land area will be set aside for public and private open space
and recreational use according to the following provisions:
(a) Land area (or cash in lieu of land) shall be dedicated to the City for public park
use according to the formula established in the current park land dedication
ordinance of the City. The location of such dedicated land must be acceptable
to the City Council. In the Industrial District, cash in lieu of land may be
required.
(b) In addition to the dedication of land for public open space and recreational use a
minimum of 10 percent of the total site area shall be set aside for the private
recreational use of the site's residents.
The proposed development includes on-site trails and an outdoor common patio with tot lot for
private recreation uses. In total, those areas constitute 0.56% of the development site based on
information provided by the applicant. However, the wetlands (10.65 acres) and mowed trail
connection shown on the landscape plan would also offer passive and active recreation
opportunities and amenities. No details of these amenities were provided and must be submitted as
part of the development agreement.
In the previous plan reviewed by the City, the applicant proposed a trail along East County Road F.
Staff is recommending that the applicant work with the County to provide a trail connection from the
trail along the wetland to the existing paved trail on Centerville Road.
The proposed development does not contain any land to be dedicated for use as a public park.
Therefore, the developer will be required to pay the applicable park dedication fee specified in the
City Code. The actual amount can be negotiated as part of a subsequent Development Agreement,
including a reduction to compensate for construction/maintenance of any proposed public
improvements.
The Parks Trails and Recreation Commission met on October 15th to review this project. The
Commission recommended the following, which have been included as conditions:
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1. The applicable park dedication fee shall be paid to the City, in lieu of land dedication to the
public.
2. An off-street trail connection along County Road F to Centerville Road shall be constructed
and coordinated with Ramsey County.
3. Marked crosswalk signs shall be installed in the off-street parking lot to aid in safe pedestrian
movements to the tot lot/plaza area.
4. Fencing shall be installed around the tot lot.
(13) Operating and Maintenance Requirements for Planned Unit Development Common
Facilities. In the event that certain land areas or structures are provided within the Planned Unit
Development for private recreational use or as service facilities the owner of such land and buildings
shall enter into an agreement with the City to assure the continued operation and maintenance to a
predetermined reasonable standard. These common areas may be placed under the ownership of
one of the following, depending which is more appropriate:
(a) Dedicated to public where a community-wide use would be anticipated.
(b) Landlord control.
All applicable standards will be addressed as part of a subsequent Development Agreement.
(14) Landowners association, provided all of the following conditions are met:
(a) The Landowners Association must be established.
(b) Membership must be mandatory for each owner and any successive buyer.
(c) The open space restrictions must be permanent, not for a given period of years.
(d) The Association must be responsible for liability insurance, for common areas
and the reasonable maintenance of exterior residential and other facilities.
(e) Landowners must pay their pro rata share of the cost and the assessment
levied by the association that can become a lien on the property in accordance
with Minnesota Statutes.
(f) The Association must be able to adjust the assessment to meet changed needs.
The applicant will be required to provide a copy of the Landowners Association agreement for review
and approval as part of the Development Agreement.
(15) Density (Residential): The number of dwelling units may be flexible relative to the
existing zoning classification. Increased densities may be allowed for:
(a) Dedicating more than the minimum for public open space.
(b) Particular distinctiveness and excellence in sitting, design, and landscaping as
determined by the City Council.
(c) In no event will population densities be greater than that which would be
detrimental to the public health, safety, and general welfare.
The proposed density is analyzed earlier in this report. As discussed, the proposed development
complies with the density that would be allowed within the R-3 District and exceeds the maximum
expected density range for High Density Residential development in the current Comprehensive
Plan. In consideration of the proposed density increase, Chapter 20.024 of the City Code also
contains the following additional factors to analyze:
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The applicant for a density increase must show that the increase will not have an undue or
adverse impact on existing public facilities and on the reasonable enjoyment of neighboring
property. The City Council, in determining reasonableness of the proposed increase, shall
consider the following factors, among others:
(1)
Location, amount and proposed used of open space;
(2)
Location, design and type of dwelling provided;
(3)
Physical characteristics of the site;
(4)
Relationship of the proposed dwelling unit to nearby developments.
The proposed development will provide 13.52 acres of green space. The proposed buildings’
location is largely dependent on the existing topography and upland area on the eastern portion of
the site. The proposed building offers a number of in-unit and outdoor amenities for residents and
adequate site landscaping is provided. Only one property directly abuts the proposed development;
high-capacity roadways, wetlands, and agricultural land, respectively, separate the other
surrounding uses.
(16) Building Height. A building's setback from property adjacent to the Planned Unit
District site shall approximate its height, with a maximum of 45 feet.
The proposed building’s setbacks and height are analyzed in a previous section of this report and do
not require PUD flexibility from this standard.
The applicant is proposing an average building height of 42 feet on the north building and an
average building height of 43 feet on the south building. The underlying R-3 Zoning District limits the
building height to 36 feet, but the PUD District increases the building height to 45 feet. The buildings
comply with the PUD height limitations.
The subject property and proposed building’s location are generally isolated from surrounding
structures; therefore, it is not anticipated that any significant view-sheds will be interrupted. As
discussed, there is adequate separation between the adjacent existing single-family residential
dwelling to the north and the proposed building to provide landscaping and/or other visual screening
measures. The Fire Department has reviewed the proposed plans and does not have any concerns
about the building’s height, as they have appropriately-trained staff and equipment to respond to a
fire event in a tall building. There are some details that must be addressed prior to building permit
issuance.
(17) Landscaping. Landscaping and/or fencing shall be provided according to a plan that
contains complete information as required by Section 6.060 and is approved by the
Planning Commission and City Council.
See the Site Plan review section of this report for further analysis.
(18) Utilities.
All utilities, including electricity and telephone, shall be installed
underground.
See the attached Engineering and Fire Department memoranda for further analysis.
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Preliminary PUD Development Plan/Site Plan
The applicant is requesting to rezone approximately 16 acres of land from R-3 to PUD in order to
allow the necessary flexibility from certain applicable City Code standards to construct the proposed
development.
The criteria for reviewing PUDs requires them to follow the Site Plan standards listed below. These
sections address site plan review standards that were not addressed within previous sections of this
report.
In consideration of site plan applications under this Section, the Planning Commission and
City Council shall consider the following: interrelationship with the site 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 site 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.
Interrelationship with Surrounding Properties/Land Uses
As previously noted in this report, the proposed development directs abuts only one developed
property. The existing single-family residential dwelling on the property to the north is separated by
approximately 90 feet from the proposed building and includes proposed berming/landscaping
improvements. Two County Roads flank the south/east property boundary lines and a 105-foot-tall
electrical-line support tower is located in the southeastern corner of the site. The western portion of
the site is bordered by wetlands and agricultural land, most of which will never be developed.
Several single-family residential uses and townhomes are located on opposite sides of both streets
in close proximity to the site.
The development site is well-suited for high-density residential development for the following
reasons:
• Relative isolation from surrounding residential uses, except the property directly to the north
• Adjacent roadway capacity (County roads)
• Proximity to retail/service uses to the north/south, connected by an off-street trail system
(Heights Plaza and Vadnais Square)
• Proximity to major transportation infrastructure (interstate highway, county highway, parkand-ride, etc.)
• Proximity to parks and trails (Community Park, Kohler Meadows Park, Bridgewater Park)
Traffic
Since the proposed development is located at the intersection of two roadways under Ramsey
County jurisdiction, staff and the applicant met with the Public Works Department regarding any
potential traffic analysis they would require to be conducted as part of the review process.
According to the County, the most-recent traffic counts in proximity to the subject property were
8,400 vehicles/day on Centerville Road and 3,700 vehicles/day on County Road F.
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In order to evaluate the proposed development’s impact on the operation of the impacted roadways,
the County analyzed traffic counts, trip generation calculations, and the proposed unit-count. Based
on those factors, the County concluded a Traffic Impact Analysis was not required in this case.
However, based on feedback heard in the previous application, the applicant submitted a traffic
analysis confirming the County’s assessment that a full traffic impact study was not necessary for
156 units. The applicant has reduced the number of units proposed in this plan to 140 units and
submitted an updated memorandum, which would reduce the proposed impact on nearby roadways.
In conclusion, the proposed development will contribute to increased traffic in the immediate area.
However, the capacity of the impacted roadways is sufficient to handle the projected increase. In
addition, the proposed tenant mix may include residents who travel during non-peak periods, which
may lessen the overall impact on peak-period traffic patterns in the area.
Parking
Chapter 20.080(2)(a-o) of the City Code contains off-street parking space, aisle, and driveway
design standards. The Code requires 90-degree parking spaces to be 9 feet wide by 19 feet long
with a drive lane width of 24 feet. The plans comply. The proposed surface parking facilities meet
the applicable standards. In addition, the parking spaces have access from a driveway greater than
40 feet from the nearest intersection and not directly from the street, as required by the City Code.
The proposed curb cut widths at the right-of-way are 24 feet, which is compliant with the applicable
maximum requirement.
According to Chapter 20.080(5)(c) of the City Code, apartment buildings are required to provide at
least two off-street spaces per unit plus visitor parking as required by the City Council. The
proposed development includes the following parking facilities:
Parking
Underground
Surface/Enclosed (accessible)
TOTAL (accessible)

Proposed
140
140
280

Required
280 plus visitor parking, as required by Council

Based on the proposed 140 units proposed, there is a minimum of 280 parking spaces required. If
necessary, council may require additional visitor parking. However, given that two parking spaces
are provided for one-bedroom and studio apartments, it is likely that the provided parking will be
underutilized, and that additional parking would not be required.
According to Chapter 11.060 of the City Code, parking areas or circulation drives must be set back
at least five feet from any lot line. The interior lot line setback does not comply with this standard, as
the design of the parking area functions to serve the buildings as if they were on one lot. If the
applicant were not proposing two lots, the parking lot would comply. Staff recommends granting
PUD flexibility for this standard.
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The parking lot grade, surfacing, striping will be required to meet the applicable City Code standards
and will be reviewed in greater detail as part of the building permit process. The Fire Department
conditions include a ceiling height clearance of at least nine feet, so the applicant will have to
provide information to ensure compliance and make the appropriate modifications to the
architectural plans to attain compliance.
Pedestrian and Vehicular Ingress/Egress
The existing condition includes an off-street trail along the west side of Centerville Road bordering
the subject property that connects County Road E to County Highway 96. The applicant is
proposing an internal trail that runs along the wetland boundary and would be mowed and/or
mulched. The applicant is proposing a sidewalk connection from the surface parking lot and interior
amenities to the path along the wetland.
Ramsey County has granted preliminary approval for the access driveways onto Centerville Road,
pending approval of required driveway and right-of-way permits.
Architectural and Engineering Features
According to Chapter 20.020 of the City Code, concerning multiple-family housing site reviews:
Building Design: The design of exterior surfaces shall be consistent on all sides in terms of
materials and architectural treatment.
The proposed building’s exterior design incorporates the following architectural features and
materials (see sheet A2.1):
• Asphalt shingles (grey with dark bronze prefinished metal trim fascia and soffit)
• Steel siding (charcoal grey/t-tone/sandstone)
• Thermal windows (bronze trim)
• Aluminum deck rail system (bronze finish)
According to the applicant, the exterior building materials were selected for aesthetic appeal and
long-term maintenance. Overall, the color pallet utilizes dark/earthy tones in an effort to reduce the
building mass and blend into the surrounding area.
According to Chapter 48.050(6) of the City Code, concerning exterior materials:
Exterior of all multiple dwellings shall be brick, stone or other approved similar quality material.
Consideration shall be given towards maintaining architectural compatibility with surroundings.
The proposed building does not propose any brick, stone or other similar details. The majority of the
existing multi-family residential developments in the City have significantly more brick/stone
features. However, the most recent developments, Gable Pines and Suite Living, have similar
siding and brick accents around the building foundation. Staff finds that the proposed building
finishes do not meet the intent of the Zoning Ordinance. Staff has included a condition that the
developer revise the finishes to provide a diversity of materials that includes stone, brick, and other
similar materials in a meaningful way to provide visual interest and break up building massing.
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The Building Official reviewed the proposed plans and had no comments concerning the zoning/land
use approvals being requested in this case. Staff did conduct a preliminary review of the applicable
Building Code standards for construction of the proposed project. Based on information provided by
the project architect, staff assumes that the appropriate construction standards will be followed in
compliance with the Building Code.
Landscaping/Screening
According to the Site Plan (see sheet 3), the 16.08-acre development site is proposed to be covered
as follows:
Area
Apartment Building
Driveways/Parking
Sidewalk
TOTAL IMPERVIOUS
TOTAL PERVIOUS

Coverage
53,690 SF (1.23 acres)
56,881 SF (1.31 acres)
938 SF (0.02 acres)
111,509 SF (2.56 acres)
589,071 SF (13.52 acres)

Percentage
7.66%
8.12%
0.13%
15.92%
84.08%

The R-3 and PUD Districts do not contain any specific lot coverage standards. However, for
comparison, commercial and industrial zones limit lot coverage to between 85-90% of the lot.
According to the Site Plan (see sheet 4), the development site contains 10.65 acres of wetlands. If
those were removed from the calculation, the gross developable area is reduced to 5.43 acres and
the adjusted impervious surface lot coverage would be approximately 47%, which is adequate for
the proposed development.
According to Chapter 20.020(2)(2) of the City Code, multi-family residential developments shall
contain at a minimum the greater of:
Standard
One (1) tree per 1,000 square feet of gross
building floor area
One (1) tree per 1,600 square feet of
landscaped area for residential projects
One (1) tree per 50 lineal feet of site perimeter
One (1) tree per multi-residential dwelling unit

Required
161,070 SF/1,000 = 161
19,902 SF/1,600 = 112
3752.99 LF/50 = 75
140 units = 140

Proposed
161 overstory trees +
preservation of 9 trees
= 169*

*The landscape plan and table do not match and must be updated. These numbers are based on the numbers in the table.

The proposed Landscape Plan preserves 9 specimen trees in the center island and in the northeast
corner and shows 161 new deciduous and coniferous major/over-story trees. However, there are
some inconsistencies between the plans and table that must be corrected. Additionally, the
applicant shows snow crab as an overstory tree, but staff considers this an understory tree. The
snow crabs must be replaced with an overstory tree to meet the minimum requirement of 161
overstory trees. The preserved trees do count toward the minimum planting requirement; however,
staff is concerned about the viability of these trees during construction and has included conditions
to try to improve the survival odds. The remainder of the site includes a combination of
approximately 273 ornamental trees (not including the crabapples), shrubs, and perennials. The
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applicant must include conditions in the landowner documents to ensure that the north perimeter
screening is maintained in perpetuity.
Based on the number of major/over-story plantings required by the City Code and included in the
proposed planting schedule, the proposed development is compliant if the approval conditions are
met. The remaining area within the development site not impacted by the proposed project is a
natural wetland area that contains extensive native vegetation and significant trees that were not
inventoried as part of the proposed development plans. In the absence of a full tree inventory of
entire development site, there is no way to determine the exact number of trees that will remain onsite.
The proposed coniferous plantings constitute approximately 30% of the major/over-story trees onsite, which meets the 25% standard, and includes a mix of Black Hills Spruce and Arborvitae. The
proposed arborvitaes are concentrated along the north/south property boundary lines to provide allseason screening for the adjacent single-family residential and townhome uses. Typically,
arborvitae trees can grow to about 10-15 feet tall, which would screen at least the first-floor units
from the neighboring property. All proposed coniferous plantings meet the applicable height
standard.
The proposed deciduous plantings constitute approximately 71% of the major/over-story trees onsite, which meets the 25% standard and includes a mix of Autumn Blaze Maple, Armstrong Maple,
Quaking Aspen and Hackberry. According to the project Landscape Architect, the Armstrong Maple
species is a tall and narrow tree that was specifically chosen and located to help accentuate the
building frame in a natural manner. The other trees are concentrated within the boulevard areas,
parking lot islands, and south side of the building at key site entry areas. Except for the Armstrong
Maples, the proposed deciduous plantings meet the 2.5” diameter planting size standard. According
to the Landscape Architect, that tree is typically planted at the proposed 1.75” diameter because if it
gets any bigger, it becomes difficult to transplant from the nursery.
The landscape plan provided by the applicant does not include notes about groundcover. Staff has
included a condition that the applicant provide landscape plans that identify rock, mulch, and sod
areas and details for these improvements.
Chapter 20.020(5)(a) and (b) of the City Code, respectively, require planting islands within parking
lots and four percent of the parking area to be landscaped. The proposed development includes a
large island in the middle of the parking lot which preserves trees and provides recreation areas for
residents. The parking lots contain appropriately-located landscaped islands and bump-outs at
24.5% of the total area.
Lighting/Security
The City Code contains the following applicable lighting standards:
20.080 Off-Street Parking Requirements.
(2) Stall, Aisle, and Driveway Design:
(m)
Lighting. Any lighting used to illuminate an off-street parking area shall
be so arranged as to reflect the light away from adjoining property,
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abutting residential uses and public rights-of-way and be in compliance
with this Code.
20.120 Glare. Any lighting used to illuminate an off-street parking area, sign or other
structure, shall be arranged as to deflect light away from any adjoining residential
zone or from the public streets. Direct or sky-reflected glare, where from floodlights
or from high temperature processes such as combustion or welding shall not be
directed into any adjoining property. The source of lights shall be hooded or
controlled in some manner so as not to light adjacent property. Bare incandescent
light bulbs shall not be permitted in view of adjacent property or public right-of-way.
According to the Electrical Site Plan (see sheet E1.1), the proposed development contains 9 light
fixtures. Wall-mounted fixtures are located above underground parking garage entrances. The
pole-mounted fixtures are provided in two optic-levels throughout the surface parking lots and are
fixed to twenty-foot-tall poles assumed to be mounted on three-foot-tall concrete pads. The
proposed lighting meets the applicable standards by providing appropriate security and reasonably
directing light away from adjacent properties/roadways. Exact design specifications were not
provided with the plans, but the fixtures will have to comply with the applicable standards. In
addition, the proposed buildings’ orientation will shield the exterior lighting from surrounding
properties.
According to the applicant, the proposed building will have security cameras at the front entry,
lobby, side exterior doors, fitness room, and underground garage area by the elevator that have a
central screen in the office that can be accessed remotely by management. The main entrance will
have a controlled entry in the vestibule area with a push-button intercom speaker to each unit for
guests to gain access. Residents will have key fobs that allow entry to the front, side, and garage
doors that are locked.
Utilities, Grading, and Drainage
See the attached memoranda from the Consulting Engineer and VLAWMO for further analysis.
Signage
The proposed development includes an approximately 20-square-foot monument sign near the
southerly driveway entrance onto Centerville Road (see architectural rendering). According to
Chapter 24.060(2) of the City Code, the following standards apply:
Apartment building Identification signs:
(a) There may be 1 sign not exceeding 16 square feet in area permitted for each
apartment building. Home occupation information may be placed on the
residential name plate
(b) The name plate shall be located a minimum of 20 feet from the curb line or edge
of the paved roadway, whichever is greater.
Sign area is defined as “That area within the marginal lines of the surface that bears the name,
Aster Meadows Apartments (case 18-012)
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advertisement, messages, figures or symbols, and which is included in the smallest rectangle that
can be made to circumscribe the message, figure or symbol. The stipulated maximum sign area for
a freestanding sign refers to a single face. Also referred to as “sign area.””
The proposed sign is 20 square feet, which exceeds the 16 square-foot size standard. The sign
appears to meet the applicable setback standards, which also includes a five-foot setback from the
property boundary line, but the setback must be dimensioned on the site plan. As a result, the sign’s
size is subject to flexibility consideration as part of the proposed PUD.
A second directional address sign is proposed in the internal parking lot; however, no details are
provided. Because no details are provided, staff does not recommend approval of PUD flexibility for
the 2nd sign and will require this sign to comply with ordinance requirements.
Wetlands
According to the National Wetlands Inventory (NWI), a significant wetland complex encompasses
the entire western portion of the subject property and extends off-site to the north and west. The
NWI classifies the wetlands as Freshwater Emergent and Freshwater Forested/Shrub (see aerial
map). Several internal ditches partially drain the upper edges of the basin enough to allow
cultivation on a regular basis.
As shown on the Site Plan (see sheet 3) and based on the Delineation Report submitted as part of
the application package, the actual extent of the wetlands is further east than shown on the aerial
map. NWI classifications are based largely on aerial photographs and soil inventory maps but are
not as accurate as a field survey. The Delineation Report was prepared by a licensed wetland
delineator upon conducting a field survey and was accepted by VLAWMO and the Technical
Evaluation Panel (TEP), which includes representatives from the Board of Soil and Water
Resources, Army Corp of Engineers, DNR, and Ramsey Conservation District. Based on the
wetland type, the applicant provided the appropriate buffer for a Manage 1 wetland as defined by the
MNRAM program.
According to Chapter 19.100(7) of the City Code, concerning standards in Wetland Protection Areas:
Development shall minimize the disturbance of the natural vegetation from an area within a
horizontal distance of 15 feet from a Wetland Protection Area, and no structure, paved
surface, or grading will be allowed within this area unless a variance has been granted
pursuant to City Code. For any new development, plat, lot split, site plan approval, or
building permit, a drainage easement shall be dedicated to the City over the entire Wetland
Protection Area on the lot.
The Wetland Protection Area, as defined by Chapter 19.070(21), is the delineated boundary of the
wetland and the proposed development does not include any structures or disturbance within this
area. The Manage 1 buffer is 40 feet and VLAWMO’s Water Management Policy allows for grading
in the buffer area according to standards for decompacted soils and replanting with native seed mix
and/or native plantings. No grading is proposed within the 15-foot buffer required by the City Code.
In addition, the entire extent of the wetland on the development site is proposed to be within a
wetland easement, in compliance with the City Code.
Aster Meadows Apartments (case 18-012)
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Planned Unit Development District Flexibility Summary
According to the intent of Chapter 18A of the City Code, the City Council has the right to allow
deviations from any standards under the PUD provisions in exchange for higher quality development
than the City would typically get if the applicant submitted under the R-3 zoning standards
Based on review of the proposed development, analyzed in detail above, staff has identified the
following components that require flexibility from the applicable City Code standards as part of the
PUD process:
Flexibility

Required

Proposed

Recommendation/Rationale
•
•

Density/lot area

20.45 units/acre (R-3)
Approximately 22
units/acre (Comp Plan)

8.7 units/acre gross
(R-3)
25.8 units/acre (net)

•
•

•
•

Interior side yard
building setbacks

45.6 feet

30 feet
•
•

Parking Lot
Setback interior
side yards

•
5 feet

Aster Meadows Apartments (case 18-012)
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0 feet

•

Gross density is 8.7
units/acre
Net density of 25.8
unit/acre is consistent with
market trends and current
projects in suburban
communities
Adequate open space is
provided on-site
Natural and proposed
buffers are provided to
mitigate potential impacts
to surrounding land uses
The buildings could be
placed on one lot.
It is very common for
multi-family projects and
commercial projects to
have a shared lot line
where setbacks are not
applied.
It does not directly impact
adjacent properties
If the lot line was not
there, PUD flexibility
would not be required.
The parking lot functions
to serve both buildings.
If the lot line was not
there, PUD flexibility
would not be required.
20

Flexibility

Required

Proposed

Recommendation/Rationale
•
•

Private recreational
use percentage

10% of total site area

0.56% of total site
area
•

Certain major/overstory planting sizes

•
2.5” diameter size

1.75” diameter size
•

Monument sign
size

16 SF

20 SF

•

Tot lot and plaza are
provided
Wetland trail connection is
provided for residents’
use but not included in
this calculation. This trail
provides a private open
space amenity.
Vast wetland area is a
natural amenity
Smaller size of certain
deciduous trees is
required to ensure safer
transfer/planting
Proposed sign is scaled
appropriately given the
size of the site/building
No impact to vision
triangles

Preliminary Plat
The proposed Preliminary Plat includes the following existing parcels:
Parcel ID
213022340004
213022340005
213022340009
213022340008

Existing Plat
Lot D, Block 1, Davidson’s 1st Subdivision
Lot E, Block 1, Davidson’s 1st Subdivision
Lot F, Block 1, Davidson’s 1st Subdivision
Lot G, Block 1, Davidson’s 1st Subdivision

Parcel Size
3.73 acres
3.73 acres
8.25 acres
7.25 acres

The applicant is proposing to re-plat the property into two lots and one outlot.
Parcel A, designated as Outlot A, includes wetlands and a larger portion of County Ditch 14 within a
drainage easement. It encompasses the northwest/southwest portions of the proposed plat and is
7.05 acres in size and will not be purchased by the applicant/developer.
According to
representatives of the property owner, the proposed parcel boundaries are intended to include
existing agriculture fields for continued use and for the majority of the ditch to remain under common
ownership.
Parcel B, designated as Lot 1 and 2, Block 1, includes the proposed development, an infiltration
basin, and wetlands. The infiltration basin is proposed to be entirely within a drainage easement.
The wetland area is proposed to be entirely within a wetland easement. In addition, there is an
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existing highway/utility easement along southern boundary of the parcels for the overhead lines and
pole structure. Each lot will be 8.04 acres and will be purchased by the developer.
Chapter 32.010(6) of the Subdivision Code requires drainage and utility easements of 10 feet on
front and rear yards and 5 feet on side yards, which are typically dedicated to the City as part of the
platting process and are shown on the Preliminary Plat. A Final Plat is required to be reviewed and
approved by the City Council.
4.

Recommended Commission Action:

Staff finds that the ordinance standards have been met, and recommends approval Ordinance 730
for Rezoning, Planned Unit Development, Site Plan, and Preliminary Plat requests, based on the
following findings of fact:

1. The proposed use is allowed within the underlying Residence Three District and is consistent
with the goals/policies and future land use designation of the current Comprehensive Plan.
2. The proposed development assists in meeting the City’s forecasted population/household
projections, will help support local businesses, and increase the tax base.
3. The proposed development provides for a housing option that currently does not exist in the
community and supports current market trends.
4. The proposed development is consistent with the purpose and intent of the Planned Unit
Development District by encouraging zoning flexibility that enhances the project without
negatively affecting surrounding land uses, natural resources, or the public.
5. The flexibility being requested as part of the Planned Unit Development process is justified
and allows for reasonable development of the subject property.
Subject to the following conditions:
1. A Development Agreement between the applicant, and all others with interests in the subject
property, shall be entered into with the City, to be recorded at the applicant’s cost with the
offices of the Ramsey County Recorder and/or Register of Titles, prior to issuance of a
Building Permit.
2. Building and Demolition Permits shall be submitted for administrative review/approval, prior
to commencement of any construction activities on the subject property.
3. Construction shall be completed and ready for occupancy according to the approved plans
and specifications within one (1) year following issuance of the Building Permit, unless within
that time an extension is granted by the City Council.
4. A Fire Certificate of Occupancy shall be obtained annually from the Fire Department by the
responsible party, in compliance with the City Code.
5. Driveway and Right-of-Way Permits shall be submitted for review/approval by the Ramsey
County Public Works Department, to be provided to the City as part of the Building Permit.
a. The access location shown on the revised site plan is acceptable and will not require
modification of the southbound right-turn lane at the Centerville Road/County Road F
intersection.
b. A right-turn lane will be required for the new access. This can be addresses as part of
the access permit process.
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6. A Sign Permit shall be submitted for administrative review/approval, prior to any sign(s) being
installed on the subject property.
a. PUD flexibility is granted to allow one 20 square foot sign where 16 square feet is
permitted.
b. The 2nd sign located in the parking lot must comply with the ordinance standards for a
directional address sign.
c. The plans must be updated to ensure compliance with the 5-foot setback from the
property line.
7. The applicant shall revise the plans to comply with Park, Trail and Commission
recommendations, which include:
a. The applicable park dedication fee, in lieu of land, shall be paid prior to the issuance
of any permits for commencement of construction activities on the subject property.
b. An off-street trail connection along County Road F to Centerville Road shall be
constructed and coordinated with Ramsey County.
c. Marked crosswalk signs shall be installed in the off-street parking lot to aid in safe
pedestrian movements to the tot lot/plaza area.
d. Fencing shall be installed around the tot lot.
8. Ordinance 730, rezoning Lots 1 and 2 of Block 1 of the proposed Preliminary Plat from R-3 to
PUD, shall become effective upon filing of the Final Plat.
9. If construction of the proposed development has not commenced within twelve (12) months
from effective date of Ordinance 730, the City Council shall consider commencement of
proceedings to rezone the subject property back to the original classification, in compliance
with the applicable procedures and with notice to the property owner/applicant.
10. The parking as proposed is adequate, however, a portion of the parking in the front of the
building shall be marked as visitor parking. The final plan shall be submitted for review and
approval by staff.
11. The applicant shall provide cross access and maintenance agreements for the shared drive
aisles, parking and common areas as part of the development agreement.
12. The proposed nature trail connection on the subject property to the existing off-street trail to
Bridgewood Park along the wetland shall be a mowed or wood-chip surface and located to
cause minimal disturbance or removal of existing vegetation, to be reviewed and approved
by the City Engineer and VLAWMO.
13. Existing noise from Interstate 35E is assessed and reasonable mitigation measures shall be
included as part of the proposed building’s construction, as referenced in the MnDOT letter,
dated May 11, 2018.
14. Ground-mounted mechanical units and building utility areas shall be adequately screened by
plant material and/or fencing and shall not obstruct fire department connections or hydrants,
to be administratively reviewed/approved as part of the Building Permit.
15. A revised landscape plan must be provided to:
a. rock, mulch, wetland buffer and sod areas and details for these improvements
b. update the materials list on the table and plan to match
c. The Spring Snow Crabapple is an understory tree and must be replaced with an
overstory tree to provide a minimum of 161 overstory trees.
d. The landowner documents must contain a provision to ensure maintenance of the
north perimeter landscaping in perpetuity.
16. PUD flexibility is granted to allow 1.75-inch trees where 2.5 is required for the Armstrong
Maples.
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17. Existing vegetation proposed to be preserved shall be done so in compliance with the
applicable requirements of Chapter 20.020(2)(5)(h) of the City Code. Hand digging may be
required to protect the trees in the construction zone.
18. An outdoor recreation/activity space(s) shall be provided on the subject property that meets
the needs of children of all ages, including playground equipment. Additional details about
the tot lot and plaza area must be submitted for City review as part of the development
agreement.
19. The developer shall provide a diversity of building materials that includes the meaningful
addition of stone, brick, and similar other materials to provide visual interest and break up
building massing. Revised elevations shall be submitted for City review as part of the
development agreement.
20. If dogs are allowed in the buildings, a fenced off-leash dog area is required within the
proposed development. Any off-leash area that’s visible from the right-of-way shall be
screened. Details about dog ownership shall be addressed in the Landowners Agreement.
21. Trash/recycling containers housed within the building’s underground parking garage are only
permitted to be stored outside on a temporary basis to be emptied.
22. Trash/recycling containers shall be provided around the exterior of the development for use
by residents and visitors.
23. Light fixture details shall be provided for review and approval by the City.
24. Drainage and Utility Easements of ten feet on the front yard and five feet on each side yard
of Parcel B (Lot 1 and Lot 2, Block 1) (as noted on the proposed Preliminary Plat) shall be
dedicated to the City, to be filed at the applicant’s cost with the offices of the Ramsey County
Recorder and/or Register of Titles, prior to issuance of a Building Permit.
25. The landowner’s association documents must be submitted for review by the City.
26. The plans sheets have a number of inconsistencies between sheets. The plans must be
updated to address all required conditions and ensure consistency between plan sheets.
27. A Final Plat shall be submitted for staff review and City Council approval within two (2) years
from the date of approval of the Preliminary Plat, to be recorded at the applicant’s cost with
the offices of the Ramsey County Recorder and/or Register of Titles, prior to the issuance of
any permits for commencement of construction activities on the subject property.
28. Compliance with the conditions included in the MnDOT letter, dated May 11, 2018 and
October 4, 2018.
29. Compliance with the conditions included in the Consulting City Engineer’s memorandum,
dated October 16, 2018.
30. Compliance with the conditions included in the Fire Chief’s memorandum, dated October 2,
2018.
31. Compliance with the conditions included in the VLAWMO memorandum, dated October 15,
2018.
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5.

Action Requested

Following the public hearing, the Planning Commission may consider the following actions:
a. Recommend approval of the proposed Ordinance 730 for Rezoning, Planned Unit
Development, Site Plan, and Preliminary Plat requests, based on the findings of fact, with
conditions.
OR
b. Recommend denial of the proposed Ordinance 730 for Rezoning, Planned Unit
Development, Site Plan, and Preliminary Plat requests, based on the finding of fact that the
flexibility being requested as part of the Planned Unit Development process is not justified
and the proposed project is an unreasonable development of the subject property, including
any additional findings as determined by the Planning Commission.
OR
c. Table the requests.
Attachments
1.
DRAFT Ordinance 730 for rezoning
2.
Aerial site maps
3.
Site photos
4.
MnDOT letters, dated 05/11/18 and 10/04/18
5.
Consulting Engineer memo, dated 10/16/18
6.
Fire Chief memo, dated 10/02/18
7.
VLAWMO memo, dated 10/15/18
8.
City Attorney memo, dated 10/04/18
9.
Application, including supporting materials
10. Public Hearing Notice
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CITY OF VADNAIS HEIGHTS
COUNTY OF RAMSEY
STATE OF MINNESOTA
ORDINANCE NO. 730
AN ORDINANCE AMENDING THE OFFICIAL ZONING MAP FOR CERTAIN
PORTIONS OF PROPERTY LOCATED AT 4107 AND 4085 CENTERVILLE ROAD,
INCLUDING PORTIONS OF UNADDRESSED ADJACENT PROPERTIES UNDER
COMMON OWNERSHIP, FROM RESIDENCE THREE (R-3) TO PLANNED UNIT
DEVELOPMENT DISTRICT (PUD)
The City Council of the City of Vadnais Heights does hereby ordain:
I.
The Official Zoning Map of Vadnais Heights, as referenced in Chapter 7.020 of the City Code, is
hereby amended in the following respects:
The following land is to be rezoned to Planned Unit Development District and is subject to certain
conditions included as part of the Development Agreement for the proposed development:
Those described in Exhibit A.
More commonly, the properties include portions of PID 213022340004, PID 213022340005, PID
213022340009 (4107 Centerville Road), and PID 213022340008 (4085 Centerville Road) and are
proposed to be known as Parcel B (Lots 1 and 2, Block 1), Aster Meadows Apartment Plat.
II.
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 ______, 2018.
______________________________
Bob Fletcher, Mayor
ATTEST:
_________________________________
Kevin Watson, City Administrator

Ordinance 730

Page 1

EXHIBIT A
Legal Description:

Ordinance 730

Page 2
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Metropolitan District
1500 County Road B2 West
Roseville, MN 55113
October 4th, 2018
Nolan Wall
City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127
SUBJECT:

Aster Meadow Apartments
MnDOT Review P18-026A
West side of I-35E, NW quad of CSAH 59 and CSAH 12
Vadnais Heights, Ramsey County
Control Section 6281

Dear Mr. Wall,
MnDOT has reviewed the revised plans for Aster Meadow Apartments and has no additional comments other
than those provided in the letter dated May 11th, 2018.
If you have any questions concerning this review, contact me at (651) 234-7788.
Sincerely,

Jennifer Wiltgen
Principal Planner

An equal opportunity employer

Metropolitan District
1500 County Road B2 West
Roseville, MN 55113
May 11th, 2018
Nolan Wall
City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127
SUBJECT:

Aster Meadow Apartments
MnDOT Review P18-026
West side of I-35E, NW quad of CSAH 59 and CSAH 12
Vadnais Heights, Ramsey County
Control Section 6281

Dear Mr. Wall,
The Minnesota Department of Transportation (MnDOT) has reviewed the proposed Aster Meadow Apartments in
compliance with Minnesota Statute 505.03, subdivision 2, Plats. Before any further development, please address
the following issues:
Bike-Ped:
The developer should be aware that there is a bicycle/pedestrian trail located along the east side of the
development along Centerville Road. Additionally MnDOT recommends that the developer works with the City
of Vadnais Heights and Ramsey County to ensure the proposed Nature Trail connection is built to current
standards.
For questions on these comments, please contact Cameron Muhic (cameron.muhic@state.mn.us or 651-2347797).
Noise:
MnDOT's policy is to assist local governments in promoting compatibility between land use and highways.
Residential uses located adjacent to highways often result in complaints about traffic noise. Traffic noise from this
highway could exceed noise standards established by the Minnesota Pollution Control Agency (MPCA), the U.S.
Department of Housing and Urban Development, and the U.S. Department of Transportation. Minnesota Rule
7030.0030 states that municipalities having the authority to regulate land use shall take all reasonable measures to
prevent the establishment of land use activities, listed in the MPCA's Noise Area Classification (NAC), anywhere
that the establishment of the land use would result in immediate violations of established State noise standards.
MnDOT policy regarding development adjacent to existing highways prohibits the expenditure of highway funds
for noise mitigation measures in such developed areas. The project proposer is required to assess the existing
noise situation and take the action deemed necessary to minimize the impact to the proposed development from
any highway noise. If you have any questions regarding MnDOT's noise policy please contact Natalie Ries in
Metro District’s Noise and Air Quality Unit at 651-234-7681 or Natalie.Ries@state.mn.us.

An equal opportunity employer

Permits:
Any use of or work within or affecting MnDOT right of way requires a permit. Permit forms are available from
MnDOT’s utility website: http://www.dot.state.mn.us/utility/forms.html. Please include one 11x17 plan set and
one full size plan set with each permit application.
Please direct any questions regarding permit requirements to Buck Craig (651-234-7911) of MnDOT’s Metro
Permits Section.
Review Submittal Options:
MnDOT’s goal is to complete the review of plans within 30 days. Submittals sent in electronically can usually be
turned around faster. There are four submittal options. Please submit either:
1. An electronic .pdf version of the plans. MnDOT can accept the plans via e-mail at
metrodevreviews.dot@state.mn.us provided that each separate e-mail is less than 20 megabytes.
2. A compact disc with the plans in .pdf format. The disc can be sent to:
MnDOT – Metro District Planning Section
Development Reviews Coordinator
1500 West County Road B-2
Roseville, MN 55113
3. A .pdf version of the plans sent to MnDOT’s external shared workspace site located at:
https://mft.dot.state.mn.us. Please contact MnDOT development review staff gain access to the shared
workspace site. Also, please send a note to metrodevreviews.dot@state.mn.us indicating the file name
and stating that the plans have been submitted on the shared workspace site.
4. If you are unable to send the plans electronically, please submit a set of full size plans to the above
address.
If you have any questions concerning this review, contact me at (651) 234-7788.
Sincerely,

Jennifer Wiltgen
Principal Planner

Copy sent via E-Mail:
Dale Gade, Area Engineer
Cameron Muhic, Bike-Ped
Natalie Ries, Noise
Gayle Gedstad, Traffic
Bryce Fossand, Water Resources
Nancy Jacobson, Design
Buck Craig, Permits
Kirby Schwarzkopf, Right-of-Way
Rebecca Parzyck, Right-of-Way

Mark Beatty, Surveys
Gregg Gund, Ramsey County Surveys
Russ Owen, Metropolitan Council

MEMORANDUM
TO:

Nolan Wall, City of Vadnais Heights Planning/Community Development Director

FROM:

Scott Haupt, PE
Rebecca Nestingen, PE (Stormwater)

DATE:

October 16, 2018

RE:

Aster Meadows Apartments
Engineering Review of 10/12/18 Submittal
SEH No. VADNA 147082, 14.00

SEH has reviewed the Engineering Drawings (1-6) and Drainage Report dated October 12, 2018 for the abovereferenced project and have the following comments:
Drainage Report (Rebecca)
 I have reviewed the Report and discussed with VLAWMO staff. The rate control and volume control
requirements of 1.1 inches over the new impervious site are met. The proposed storm water treatment
BMP’s on the site are sufficiently sized.
 For the proposed infiltration basin, the required 2 feet of freeboard separation is not met for the 100-year
HWL elevation of 916.09. However, this is acceptable since surface water will not be directed towards
the proposed buildings.
 The Drainage Report is acceptable and complete.
Sheet 1 – Cover Sheet
 Update Sheet Index to match plan sheet names/numbers.
 Add north arrow.
Sheet 2 – Preliminary Plat
 Add north arrow and scale.
Sheet 3 – Site Plan
 The emergency entrance onto Centerville Road will need to be appropriately signed and limited.
 Show/label the existing trail along Centerville Road and show ADA compliant pedestrian ramps as
needed to tie the proposed driveways into the existing trail.
 Ensure all proposed pedestrian facilities (sidewalks/trails) are ADA compliant.
 Specify adequate pavement/gravel section per fire department comments in areas where proposed storm
chambers are located beneath pavement.
 Show all edges of pavement, label material type, and dimension all existing lane and trail widths.
 It is our understanding that Ramsey County reviewed potential traffic impacts from the proposed
development on the two County roads. Consequently, our review did not cover potential traffic impacts.
Sheet 4 – Site Plan with Photo Overlay
 No City engineering comments.

Engineers | Architects | Planners | Scientists
Short Elliott Hendrickson Inc., 3535 Vadnais Center Drive, St. Paul, MN 55110-5196
SEH is 100% employee-owned | sehinc.com | 651.490.2000 | 800.325.2055 | 888.908.8166 fax

Aster Meadows Apartments
Engineering Review of 10/12/18 Submittal
October 16, 2018
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Sheet 5 – Preliminary Grading Plan
 Proposed 2:1 slopes along west edge of drive aisle curb and gutter exceed City Code maximum of 3:1
slope. However, steeper slopes are acceptable in this area since applicant is proposing to stabilize the
slope with geotextile fabric and landscape rock. Add plan note requiring contractor to ensure slope is
graded to allow landscape rock and boulders to be dug/anchored into slope prior to placement of
geotextile fabric to prevent washouts.
 Proposed “922” contour is mislabeled as “822” in SE quadrant of site.
 Label all vegetated slopes and ensure all are sloped at 3:1 or flatter.
 Add additional flow arrows and percent grades to show curb and gutter and bituminous slopes. Ensure
that all parking areas are sloped at 5 percent or less.
 Rock construction entrances must be constructed and maintained at all driveways for the duration of the
project. Add/note locations of proposed rock entrances in plans.
 Update legend to include silt fence and rock construction entrances.
 Erosion control devices must be in place prior to the commencement of any work on site and must remain
in place/be maintained for the duration of construction.
Sheet 6 – Preliminary Utility Plan
 The project will require extension of sanitary sewer and water main, as well as new storm sewer facilities
to serve the development. All of these utilities will be privately owned and maintained.
 Label the front door locations on this plan sheet as many utility comments are related to the location of
the front door(s).
 Label the proposed sanitary sewer connection material type (6” PVC) along County Road F and ensure
that all proposed pipe diameters/material types are labeled.
 Label rim and invert elevations for the sanitary sewer manhole on County Road F where the proposed
service connection will be made.
 Verify sanitary sewer inverts for the proposed connection to Centerville Road. The proposed plan invert
elevation of 912.0 at the building sloped at 2.0% for 85 feet would be lower than the existing invert noted
in the manhole on Centerville Road.
 Ensure that proposed storm chamber locations do not conflict with any necessary retaining wall
geogrid/reinforcement.
 Two separate water services to each building are required for fire protection and potable water needs.
Each water service is required to have a valve.
 All fire hydrant locations must be approved by the Fire Chief. A hydrant must be located within 50 feet of
the front door. The location of the Fire Department Connection at the front of the building must be
approved by the Fire Chief.
 All hydrants shall be Waterous Pacer Model WB-67 and painted red at the factory.
 Filtration basin in NW corner of proposed site is mislabeled in the Utility and Landscape Plan Sheets.
 The developer’s team will need to complete/submit the appropriate permit applications to the Minnesota
Department of Health (water main) and the Minnesota Pollution Control Agency (sanitary sewer and
NPDES site disturbance). The developer will also need to coordinate with all private utility companies for
extension of their services to the proposed development.
 Connections to the public utilities within the public right-of-way on Centerville Road and County Road F
will need to be inspected by the City’s consultant engineer (SEH). These costs will be on an hourly basis
and will be charged to the developer as part of their escrow. The City will pay SEH’s inspection costs
billed to the City out of this cash escrow. The City will provide the developer copies of the invoices.
General Comments
 The development is located at the intersection of two roads under the jurisdiction of Ramsey County.
Permits will therefore be needed from Ramsey County for all work within the public right-of-way.
 Addresses for new buildings are assigned by the Fire Chief, so it would be helpful to obtain the
address(es) and include on the plans.
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All utility systems, grading of earthwork, pavements, walkways and trails, lighting systems and other items
detailed on the Final Engineering plans shall be built in accordance with the applicable standards
recognized by the City of Vadnais Heights. These include, but are not limited to, City of Vadnais Heights
standard details, MnDOT Standard Specifications for Construction (latest edition), and the Ten States
Standards (latest edition).
Provide details/specifications for the proposed storm chambers.
All plan sheets must be signed and dated by a licensed MN professional engineer or a licensed
professional land surveyor in the State of Minnesota.
Provide structural calculations/plans signed by a licensed MN professional engineer for the proposed
retaining walls.
A project manual certified by a licensed MN professional engineer shall be prepared and submitted to the
City for review. Technical specifications shall be developed in accordance with City standards to identify
the materials and final conditions of the construction of the project that are desired.
A preconstruction meeting will be scheduled by the developer’s engineer with the City Engineer, the SEH
inspector, private utility representatives, Ramsey County, and the contractor.
The developer’s engineer will need to provide record drawings of the water main, sanitary sewer, and
storm sewer site improvements at the completion of the project. This information will be required in both
electronic (in both pdf and AutoCAD formats) and paper form.
The City Planner will lead the preparation of a development agreement that needs to be executed before
construction begins.
As part of the development agreement, a Private Storm Water Management and Maintenance Agreement
should be prepared/executed by the City and Owner for future maintenance of the private drainage and
storm sewer facilities to comply with Minnesota Pollution Control Agency requirements.
Any necessary deposit and escrow amounts and construction working hour limitations for this project will
be outlined in the development agreement.
Any required park dedication fees shall be paid in cash in lieu of land dedication.

The submittal is complete from a City Engineering standpoint and we recommend approval.
Please contact Scott Haupt at 651.490.2055 or shaupt@sehinc.com if you have any questions.
sdh
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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:

October 2, 2018

SUBJECT:

Aster Meadows Apartment Building

The Vadnais Heights Fire Department has reviewed the plans submitted for the new Aster Meadows
Apartment Building. The following are our requirements:
•

All roads and drive lane shall meet the Vadnais Heights Fire Department requirements for widths
and turning radiuses. Provide layout showing Vadnais turning radius overlay on drive lanes.

•

An approved minimum 20 foot wide Fire apparatus drive lane shall installed around entire the
building. Exception: The drive lane shall be permitted to be reduced if the following
requirements are met:
1. The buildings are sprinkler with a full NFPA 13 system with standpipes in the stairwells.
2. The attic area is fully sprinkled.

•

The minimum height and width of the drive lanes in the underground parking garage shall be 9
feet in height and 20 feet in width.

•

The building shall be fully sprinkler to meet NFPA 13 standards.

•

The building shall be equipped with a complete Fire Alarm system to meet NFPA 72 with carbon
monoxide detection.

•

The sprinkler system shall be properly monitored by a qualified monitoring company.

•

The Fire Department Connection shall be in an approved location near the main entrances of
each building.

•

The fire hydrant shall be located within 50 feet of each Fire Department connection in an
approved location.

•

The Fire Department Lock Boxes shall be located near the main entrance in an approved
location.

•

Sprinkler and alarm rooms shall be properly labeled.

•

Address number shall be plainly visible from the street fronting the property and shall
contrasting color from the background.

•

Underground water run off tanks under drive lanes shall have supporting documents verifying
ability to support Vadnais Heights Fire Apparatus including the Aerial outriggers for a minimum
of 75psi.

Technical Memorandum
To:
From:
Date:
Re:

Peter Stalland, Tyr Development, LLC
Max Moreland, PE
August 22, 2018
Trip Generation Update – Aster Meadows Apartment Development in Vadnais Heights

In July 2018, Spack Consulting conducted a traffic assessment for the Aster Meadows development in
Vadnais Heights, Minnesota. That assessment was based on a site plan that included 156 apartment units.
Since then, the site plan for the development has changed and now 140 apartment units are proposed on
site. This memorandum documents the change in proposed trip generation for the development with the
new unit count.
Estimated Traffic Generation
Trip generation for the proposed development was established using the Institute of Transportation
Engineers’ (ITE) Trip Generation Manual, 10th Edition. Spack Consulting also has local data compiled
through various studies across the Twin Cities. Local data is often preferred as it reflects the area’s driving
patterns better than national data. Table 1 shows the resulting new trips based on ITE and local data,
respectively. Trip generation forecasts are shown for the previous unit count of 156 and the current unit
count of 140.
Table 1 – Trip Generation – New Trips on a Weekday
Land Use (size)
Multifamily Housing
(Mid-Rise) – 156 units
Multifamily Housing
(Mid-Rise) – 140 units
Apartment – 156 units
Apartment – 140 units

In

Daily
Out

ITE

424

ITE
Local
Local

Data
Source

Total

AM Peak Hour
In
Out Total

PM Peak Hour
In
Out
Total

424

848

15

42

57

42

27

69

381

381

762

13

37

50

38

24

62

343
308

343
308

686
616

7
7

41
37

48
44

46
41

21
19

67
60

As shown in Table 1, the trip generation for the apartment development with 140 units is forecast to
generate approximately 10% less trips than the apartment unit with 156 units, corresponding to the
approximate 10% decrease in dwelling units.
This lowered trip generation does not result in changes to the conclusions of the July 2018 traffic
assessment.

1 SE Main Street, #204, Minneapolis, MN 55414

888.232.5512
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Technical Memorandum
To:
Peter Stalland, Tyr Development, LLC
From: Bryant Ficek, PE, PTOE
Max Moreland, PE
Date: July 11, 2018
Re:
Traffic Assessment – Aster Meadows Apartment Development in Vadnais Heights

A 156-unit apartment building is proposed on the west side of Centerville Road north of County Road F
East in Vadnais Heights, Minnesota. Vehicle access to the development will be split between two accesses
on Centerville Road. An emergency vehicle access will be located on the south side of the site at County
Road F East. The site will have 289 total vehicle parking spaces including 156 underground, 118 surface,
and 15 garage spaces.
This technical memorandum presents a high-level traffic analysis of the proposed development. The
primary purpose is to confirm the County’s opinion that a full traffic impact study is not necessary for this
development. A site plan, dated May 18, 2018, is attached for reference.
Study Area
Table 1 shows the primary characteristics of the key roadway corridors around this site.
Table 1 – Study Corridor Characteristics
Name
Centerville Road
County Road F East

1

2

Daily
Traffic
Volume3

Designation

Classification

Ramsey
CSAH 59
Ramsey
CSAH 12

A-Minor
Expander Arterial

8,400

B-Minor Arterial

3,700

Speed
Limit

Lanes

40
mph
45
mph

3
undivided
2
undivided

Fixed
Route
Transit

Bike/Ped
Facilities

None

Trail on
west side

None

None

1CSAH

= County State Aid Highway
Source: Vadnais Heights Comprehensive Plan
3 Source: MnDOT’s Traffic Mapping Application
2

Estimated Traffic Generation
Trip generation for the proposed development was established using the Institute of Transportation
Engineers’ (ITE) Trip Generation Manual, 10th Edition. Spack Consulting also has local data compiled
through various studies across the Twin Cities. Local data is often preferred as it reflects the area’s driving
patterns better than national data. Table 2 shows the resulting new trips based on ITE and local data,
respectively.

1 SE Main Street, #204, Minneapolis, MN 55414

888.232.5512

www.SpackConsulting.com

2 of 5

Spack Consulting

Aster Meadows Development
Traffic Assessment

Table 2 – Trip Generation – New Trips on a Weekday
Land Use (size)
Multifamily Housing
(Mid-Rise) – 156 units
Apartment – 156 units

Data
Source

In

Daily
Out

Total

AM Peak Hour
In
Out Total

In

PM Peak Hour
Out
Total

ITE

424

424

848

15

42

57

42

27

69

Local

343

343

686

7

41

48

46

21

67

As shown in Table 2, the trip generation based on local data is lower than the trip generation forecasts
based on the national ITE dataset. Both are relatively close for peak hour volumes on a typical weekday.
Since local data is recommended to be used when available, those are the volumes used in the analysis in
this memorandum.
Daily Volume Analysis
While many factors contribute to a road feeling congested, the two biggest factors are volume, how many
vehicles are using the road, and capacity, how many vehicles the road can accommodate a day.
Transportation professionals use these pieces of information to create a ratio of volume to capacity. For
example, a road with a volume to capacity ratio of 1.0, where the traffic demand is nearly equal to the
traffic supply, will feel congested to motorists.
Below is a rough guide of the daily traffic volumes different types of roads can accommodate based on
Exhibits 16-16 and 12-39 of the Highway Capacity Manual, 6th Edition. If the Average Daily Traffic (ADT)
volume on a roadway is below the threshold, then it is considered un-congested. If the daily volume falls
inside the range, the road is almost congested. If the daily volume is over the threshold, the road is
congested.
• 2-Lane (one in each direction with left turn lanes at busy intersections and coordinated signals),
undivided street, are considered congested with a volume between 8,900 to 18,300 vehicles per
day.
• 4-Lane, undivided street (two in each direction with left turn lanes at busy intersections and
coordinated signals), – 18,600 to 36,800 vehicles per day.
The City of Vadnais Heights uses a daily capacity of 7,500 – 12,000 vehicles per day for an undivided
two-lane road and 12,000 – 18,000 vehicles per day for a three-lane road.
To provide an initial planning level screening, Chart 1 provides volume to capacity ratios of the study
corridors with and without the development traffic (existing and build scenarios) to determine if either of
the roadway corridors is nearing the planning-level capacity as based on the lower level of the City’s daily
capacity range.

3 of 5

Spack Consulting

Aster Meadows Development
Traffic Assessment

Chart 1 – Study Corridor Volume to Capacity
1.2
Congested: volume/capacity of 1.0

Volume to Capacity Ratio

1

0.8

0.6

0.4

0.2

0
Centerville Road

County Road F East
Existing

Build

As shown in Chart 1, both Centerville Road and County Road F East are forecast to be able to
accommodate the increase in roadway traffic from the Aster Meadows development while remaining well
below the planning-level capacity thresholds.
Traffic Study Assessment
The Institute of Transportation Engineers’ Transportation Impact Analyses for Site Development report
recommends completing a detailed traffic impact study when a proposed development’s expected trip
generation is 100 or more new trips in a peak hour. MnDOT uses a slightly different threshold of 2,500
daily trips or 250 peak hour trips. These thresholds represent the level where new traffic on the
surrounding roadways may impact operations. Under those thresholds, the traffic generation is not
significant and not expected to significantly alter or change the current operations.
Even if the higher ITE trip generation results from Table 1 are used, the expected traffic is below these
identified thresholds (848 daily and 69 maximum peak hour). Based on this and the daily volume capacity
analysis in Chart 1, a full traffic impact study is not necessary for this proposed development.
Site Accesses
MnDOT’s access spacing guidelines have been adopted by Ramsey County. Based on these guidelines, for
a minor arterial in an urbanizing area, full movement intersections have a recommended minimum
spacing of 1/4 mile (1,320 feet) and secondary intersections have a recommended minimum spacing of
1/8 of a mile (660 feet). With the current site plan, the southern access on Centerville Road is 275 feet
north of County Road F East, and the northern access on Centerville Road is 710 feet north of County Road
F East (435 feet north of the southern access). These distances do not meet the spacing guidelines for full
access at the two site accesses. In the absence of specific information about a site or corridor, these
guidelines provide for safe and efficient traffic flow.
For this case, the proposed development is expected to have relatively low volumes as demonstrated by
the trip generation and lack of need for a full traffic study. Centerville Road has moderate volumes

Spack Consulting
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compared to the capacity of a three-lane road. The all-way stop control at intersection of Centerville
Road/County Road F East moderates the vehicle speeds by the site as well, with drivers either slowing on
approach to the stop signs or accelerating from the intersection. The volumes and traffic control also
suggest the vehicle queues are not excessive and would generally not stretch back to the site access
driveways where site driveway operations would be impacted. These existing conditions suggest the site
access locations, although not desirable based on the generic access management guidelines, would
provide acceptable operations.
With the location of the southern access being within the existing southbound right turn lane on
Centerville Road, a change in striping is recommended to change to avoid driver confusion. Two striping
options are shown in Figure 1. The first option shifts the striping so that the taper begins north of the
access, but the full turn lane does not start until after it passes the access. This way, if a driver is turning
into the access, they will need to essentially merge onto the shoulder before the turn lane begins which
should indicate to other drivers where they are turning and that they are not turning down at County
Road F East. The second striping option shifts the taper to start after the access, providing a shorter taper
and shorter turn lane. With the all-way stop at the Centerville Road/County Road F East intersection and
the existing volumes, estimated vehicle queues should also be served by this shorter turn and weaving is
acceptable.
Figure 1 – Southbound Right Turn Lane Alternate Striping Options

Due to the expected low volumes at the two site accesses themselves and the moderate speed limit on
Centerville Road, right turn lanes into the accesses are not recommended.
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Conclusions
The proposed development is expected to generate approximately 700 to 850 new daily trips and about
70 peak hour trips on a typical weekday. This level of traffic is below the thresholds generally cited for
when a more detailed traffic impact study is necessary. In addition, a daily volume capacity analysis shows
the surrounding roads are able to accommodate the expected increase in traffic and remain well below
the planning-level capacities of each study road.
Based on this information, the County’s opinion is confirmed, and the proposed development does not
need a full traffic impact study. The striping for the southbound right turn lane on Centerville Road at
County Road F East is recommended to be modified.
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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 Stumph and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

October 23, 2018

SUBJECT:

Supplemental Staff Report: Case 18-012
Response to Public Comments/Questions and Additional Background Information

Background
The City has received numerous public comments/questions regarding the proposed Aster Meadow
apartment development, most of which are addressed in the Planning Staff Report completed by the City’s
Consulting Planner. This memorandum addresses applicable comments/questions not analyzed in that
report. In addition, a webpage was established on the City’s website with information on the proposed
development and the subject property’s land use/zoning history:
http://www.cityvadnaisheights.com/664/Cty-Rd-FCenterville-Apartment-Proposal
Analysis
The comments/questions are broken down and analyzed by topic and are attached for review and
consideration. However, not every question is directly answered, as some are not part of the scope of
review for the proposed development.
Future Land Use and Zoning History
The subject property and the adjacent single-family property to the north at 4151 Centerville Road are
currently guided High Density Residential in the Comprehensive Plan and zoned Residence Three (R-3).
The history of how the subject property was guided/zoned is as follows:
Plan Update
1990
2000
2011
DRAFT 2018

Future Land Use Change
Commercial/4-8 Dwelling Units/Park (no change)
Commercial/4-8 Dwelling Units to Residential
4-8 units/acre
Residential 4-8 units/acre to High Density
Residential
High Density Residential (no change)
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Zoning Change
C-1/R-2 (no change)

Ordinance
N/A

C-1 to R-2

549

R-2 to R-3

643

R-3 (no change)

N/A
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Following adoption of the current Comprehensive Plan, the Planning Commission and City Council
conducted public hearings concerning potential changes to the Zoning Map for numerous properties in the
community. Affected property owners and others within 350 feet were noticed of both public hearings,
which totaled approximately 500 notices. The Planning Commission conducted a public hearing at the
September 27, 2011 meeting and recommended against the proposed rezoning of the subject property.
The City Council conducted a public hearing at the October 19, 2011 meeting and approved the proposed
rezoning. Subsequently, the City Council discussed memorializing the approved rezoning by ordinance
at the November 2, 2011 meeting and unanimously approved Ordinance 643 at the November 16, 2011
meeting. The historical land use/zoning maps and meeting minutes are posted on the project webpage.
Planning Commission
The Planning Commission is comprised of seven regular members and two alternates that are appointed
by the City Council and must be residents of Vadnais Heights. Alternates are allowed to participate in
discussions, but cannot vote unless they are serving in-place of an absent regular member. The City
Council appoints a non-voting liaison to attend Commission meetings and report to the Council, as needed.
The Commission is advisory to the City Council and does not have the sole authority to approve or deny
any application. In addition, they conduct public hearings for most land use/zoning applications and make
recommendations to the City Council, which is the ultimate decision-making body.
Environmental Studies
Environmental Assessment Worksheets (EAW) and Environmental Impact Statements (EIS) are two of
the most common types of environmental studies authorized by State Statute. The purpose of the EAW
process is to disclose information about potential environmental impacts of the project and has two
functions: (1) to determine whether an EIS is needed; and (2) to indicate how the project can be modified
to lessen its environmental impacts. An EAW is required for any project listed in the mandatory
categories in Minnesota Rules part 4410.4300. After review, the proposed development does not exceed
the mandatory thresholds contained in Subp. 19. The mandatory EIS thresholds are even greater than for
an EAW, so the proposed development does not exceed those either. Therefore, no environmental study
is required.
Property Taxes
Estimated Taxable Value
Staff researched the potential tax calculations for a market-rate apartment project for the following
estimated market values, based on information from the Ramsey County Information and Public Records
Department:
Taxing Jurisdiction
Ramsey County
ISD 624 – White Bear Lake Area Schools
City of Vadnais Heights
Ramsey County Regional Rail Authority
Metropolitan Council
Metropolitan Mosquito Control District
TOTAL TAXES

Estimated Market Value
$10 Million
$15 Million
$20 Million
$67,453
$101,179
$134,905
$51,887
$77,830
$103,773
$31,091
$46,636
$62,181
$4,788
$7,181
$9,575
$2,691
$4,037
$5,383
$550
$825
$1,100
$158,459
$237,688
$316,917
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As shown, the potential annual tax contribution to the City varies from approximately $31,000-$62,000,
depending on the estimated market value. For comparison, Gable Pines at County Road E/Judson Road
(Vadnais Heights) and Lakeview Terrace at County Road E/Victoria Street (Shoreview, near Island Lake)
are both valued at approximately $20M. According to the developer, the anticipated market value of the
proposed development is $8M for each building. However, the Ramsey County Assessor will determine
the ultimate value. In addition, the tax revenue implications for similar projects in surrounding
communities can vary depending on the applicable watershed and school district jurisdictions as well as
any tax increment financing.
Green Acres Program (Minnesota Agricultural Property Tax Law)
The subject property (or portions thereof) is currently enrolled in the Green Acres tax deferral program,
which allows farm properties to be valued using an agricultural value instead of the estimated market
value. Minnesota Statutes §273.111 contains the program’s rules and regulations. If the proposed
development is approved/constructed, there will no longer be any commercial farming on the 16.08 acres
being developed. However, portions of the remainder of the parent parcel, outside the proposed
development site, may still be farmed and eligible to continue in the program. Once the subject property
no longer qualifies for the program, the deferred tax for the current payable year and the two years prior
must be paid to the County, including any deferred assessments. Staff has been in contact with Ramsey
County and has been assured that if the proposed development is constructed on the subject property that
it will no longer be eligible for Green Acres tax deferral.
Population/Household Forecasts
According to the DRAFT 2040 Comprehensive Plan, based on the Metropolitan Council’s 2015 System
Statement for Vadnais Heights, the forecasted population and housing estimates are as follows:
Year
2010
2015 (est.)
2020
2030
2040

Population
12,302
12,490
13,300
13,800
14,100

Households
5,066
5,233
5,700
6,100
6,300

The DRAFT Plan is currently out for adjacent jurisdiction review. It is anticipated that the City Council
will consider authorizing submission of the DRAFT Plan to the Metropolitan Council by the end of 2018.
Details concerning the comprehensive planning process are available on the City’s website:
http://www.cityvadnaisheights.com/615/Comprehensive-Plan-Update.
Existing Multi-family Development Density
The attached table includes gross densities (units/acre) for certain existing/approved multi-family
residential developments in Vadnais Heights and surrounding communities. The current Comprehensive
Plan regulates by net density (not gross), which generally excludes wetlands and steep slopes. Since
communities can regulate density differently as part of the Zoning Code, only gross density was included
for comparison. It can be assumed that net density for certain developments could potentially be higher
than the gross density shown, if wetlands, slopes, or other site characteristics were deducted from the total
parcel size. For purposes of this report, that analysis was not conducted. As shown, the gross density
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range for certain existing/approved developments is approximately 8–51 units/acre. In Vadnais Heights,
the range is 14–29 units/acre. It should be noted that not all existing developments within surrounding
communities are included in the table.
Apartment Market Demand
The Twin Cities real estate market is rapidly adding new apartment units, including numerous suburban
developments. According to articles published earlier this year in the Minneapolis Star Tribune and
Minneapolis-St. Paul Business Journal (see attached articles published on March 18, 2018 and April 5,
2018, respectively), 5,100 apartment units will be constructed in the Twin Cities in 2018 and 13,000 total
new units by the end of 2019. In addition, the local vacancy rate has been around 3.5%, which is below
the typical 5% rate. According to the attached articles, there are number of factors influencing this trend,
including:
• Shortage of house listings, especially starter homes.
• High cost of new house construction.
• Regional job growth.
• Development shift to suburbs.
• Millennials and Empty-Nest Baby Boomers choosing to live without the burden of a mortgage.
According to certain real estate experts, apartment construction has expanded into the suburbs over the
last few years and will accelerate into the near future, accounting for potentially 50-70% of new apartment
development (see attached Star Tribune article published on March 18, 2018). For example, in the
immediate area, the City of Shoreview has approved approximately 830 new apartment units and the City
of Maplewood has approved another 380 new units, respectively, in the last two years. For now, demand
is outpacing supply. However, it is assumed there will be a market correction in the future, which may
slow down the apartment development trend in the region.
Refuse/Recycling Services
Chapter 121 of the City Code contains regulations for disposal of refuse for commercial, industrial, and
residential property of more than eight dwelling units. The proposed development is required to provide
refuse/recycling pick-up services for tenants and must comply with all applicable regulations. Multifamily residential developments in the City may select any licensed trash/recycling company.
Public Subsidy/Section 8 Vouchers
The developer has not requested any public subsidies from the City for the construction/operation of the
proposed development, nor has there been any indication of a potential future request. In addition,
according to the developer, the proposed development will not accept Section 8 vouchers.
Public Transit
Rush Line Bus Rapid Transit (BRT)
The Rush Line BRT Project is a proposed 14-mile transit route with stops between Union Depot in
Lowertown St. Paul and downtown White Bear Lake. In Vadnais Heights, the corridor is concentrated
along the far eastern boundary, running across a section of Buerkle Road then onto U.S. Highway 61. The
proposed route includes potential stations at Buerkle Road and County Road E/Highway 61, the closest
of which is located approximately 2.1 miles from the subject property.
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Metro Transit Service
No Metro Transit bus routes currently provide direct service to the subject property. The nearest transit
routes/stops are Express Route 275 to/from Downtown St. Paul that stops at the County Road E Park and
Ride facility near Walmart (approx. 1.2 miles from the subject property) and Routes 62 and 262 to/from
St. Paul on Rice Street (approx. 2.6 miles from the subject property).
Public Safety
The Vadnais Heights Fire Department and Ramsey County Sheriff’s Office provided the attached calls
for service data for existing multi-family residential developments. Both indicated that they have the
means to serve the proposed development.
ISD 624 School District
The subject property is within the White Bear Lake Area School District (ISD 624). According to the
District, apartments yield between 0.13-0.20 resident enrolled students per unit. Based on that formula,
the proposed development would likely yield 18-28 students in grades K-12. However, the developer has
indicated that the tenant demographics will likely include mostly young professionals and older couples.
District staff has been informed of the proposed development and did not express any concerns related to
enrollment impacts.
Occupancy Rates
The City does not collect occupancy rate data for existing multi-family residential developments.
Occupancy rates can fluctuate monthly, depending on a number of factors. As a result, that data is not
typically collected/analyzed as part of the review process for a proposed development. According to the
developer, it is common practice to plan for a consistent 5% vacancy rate for most multi-family residential
buildings.
Impacts on Surrounding Property Values
The County Assessor’s Office conducts private property assessments and estimates current market value,
which is used to determine annual property taxes. According to the County’s website:
The Assessor’s Office uses a mass property appraisal process for estimating market values. This
system involves analysis of recent property sales and physical features of the sale property. The
assessor also analyzes construction costs, costs of operating and maintaining a property, what
rent it may earn, and many other considerations affecting market value. The assessor estimates
property value in three different ways:
1. Sales comparison: This approach compares property and its physical characteristics to
others that have sold recently. Adjustments are made for differences to arrive at an estimate
of what your property would sell for.
2. Cost: This approach values property based on how much money it would take, at current
material and labor costs, to replace property with a similar one. If the property is not new,
the assessor depreciates the cost, based on age.
3. Income: This approach estimates the current value based on a projected future income
stream, such as how much income the property would produce if it were rented as an
apartment, store or factory.
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4. The assessor may rely more heavily on the value of one approach, depending on the type
and nature of your property.
Property values are based on market values that fluctuate with a changing market. State laws
require changes in the marketplace to be reflected in the assessor’s estimated value.
Physical changes made to your property can also affect your market value. For example, if you
were to add a garage to your home, the market value may increase. If your property is in poor
condition, the market value may decrease.
Estimated market value does not change at the same rate on all properties. Changes vary by
neighborhoods and individual properties. Sales in one area may indicate a large increase in value
in a given year, while another neighborhood may have little or no change. Properties within the
same neighborhood may show different value changes based on physical characteristics. There
are numerous factors to be considered in each property, which will cause value changes to differ.
Some of the factors that can affect value are location, condition, size, quality, number of baths,
basement finish, garages and many others. Property information may have been corrected,
resulting in an increase or decrease in value different from neighboring properties.
According to the Ramsey County Assessor’s Office, the potential construction of a new market-rate
apartment development on the subject property will not in-and-of-itself contribute to the decline of
surrounding residential property value assessments. As noted above, several factors influence assessed
property values and new development most often causes surrounding values to rise, as it indicates the area
is desirable. It is important to note that estimated market values for assessment purposes are different than
real estate market values.
Planned Unit Developments
Planned Unit Developments (PUD) are a common zoning tool used by many communities for residential
and commercial developments. The following is a summary of approved PUD/PUD Overlays since 1981:
Year
1981
1983
1985

1986
1987
1990
1992
1993

Development
Willows on Woodgate
Ridgewood 2nd Addition
Heights Plaza Addition
Vadnais Lake Plat 1 (Park Place Condos)
Meadowbrook Addition
Evergreen Hills Addition
Vadnais Lake Plat 2 (Park Place Condos)
Meadow Brook 2nd Addition
Meadow Brook 3rd Addition
Meadow Brook 4th Addition
Woodgate Gardens Addition
Woodgate Gardens 2nd Addition
Raspberry Hills Addition
Raspberry Hills 2nd Addition
Bridgewood Glen
Raspberry Hills 3rd Addition

Description
40 units
20 units
Commercial retail
32 units
20 units
114 units
40 units
40 units
37 units
8 units
19 units
22 units
55 units
52 units
40 units
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1994
1995
1998
2001
2002
2003
2004
2006
2009
2011
2015
2016
2017
2018

Ridgewood 3rd Addition
Ridgewood 4th Addition
Raspberry Hills 4th Addition
Cottages of Vadnais
Evergreen Ponds
Evergreen Hills 2nd Addition
Heights Plaza Town Office Park
Overton Office Park
Arcade Estates West
Vadnais View 5th Addition
Parkside Village
Vadnais Heights Sports Complex
Gable Pines Senior Housing
Luther Subaru
Liberty Village
Vadnais Square
Willow Ridge East Apartments
Midwest ENT
Spire Credit Union

28 units
8 units
20 units
100 units
114 units
32 units
Office condos
Office condos
84 units
24 units
37 units
Commercial, public uses
124 units
Commercial automobile dealership
74 units
Commercial retail
36 units
Medical-office building
Commercial bank

Water Quality/Storm Water Runoff
FEMA Flood Zone
The far western portion of the undeveloped subject property includes an area designated as Flood Hazard
Zone AE. The zone is encompassed entirely within an existing wetland, as classified by the National
Wetlands Inventory (NWI).
According to FEMA:
Flood hazard areas identified on the Flood Insurance Rate Map are identified as a Special Flood
Hazard Area (SFHA). SFHA are defined as the area that will be inundated by the flood event
having a 1-percent chance of being equaled or exceeded in any given year. The 1-percent annual
chance flood is also referred to as the base flood or 100-year flood.
According to the City’s Consulting Engineer, Short Elliot Hendrickson (SEH):
There is a special flood hazard zone AE (1% annual chance) on the site, however, there is no grading or
fill proposed in the identified floodplain. The Base Flood Elevation (which is synonymous with the term
regional flood) identified in the Flood Insurance Rate Map (FIRM) is 901 feet. Chapter 19 of the City
Code establishes the regulatory flood protection elevation as one foot above the elevation of the regional
flood. The structure low entry elevations (identified as the garage floor) of the proposed structures are 914
feet and 917 feet respectively, substantially above the regulatory flood protection elevation. Runoff rates
from the proposed development are required to be mitigated through stormwater best management
practices such that the proposed peak discharge rates do not exceed the existing peak discharge rates to
mitigate adverse downstream flooding impacts.
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Lambert Creek (County Ditch 14)/Contaminates
According to the Vadnais Lake Area Watershed Management Organization (VLAWMO):
Portions of County Ditch 14 are also known as Lambert Creek, which generally flows from northeast to
southwest from Rice Lake to East Vadnais Lake. The drainage area that contributes to the County Ditch
14 public drainage system is approximately 4,564 acres and is comprised of predominately developed
land, but also includes several extensive wetlands and public waters. County Ditch 14 runs parallel to the
south side of County Road F, entering an underground pipe to run west and then southwest to Lambert
Lake, shortly after the County Road F/Centerville Road intersection. Because of on-site Best Management
Practices (BMPs) that would be constructed that directly meet VLAWMO’s Water Management Policy
rules, there is no direct interaction between the proposed development site and County Ditch 14. As
shown in the attached map, Branch Ditch #3 does not run through the proposed development site, its
alignment runs 730 feet west of Thornhill Lane and then south under County Road F to meet up with
County Ditch 14 in the Lambert Lake wetland. As shown on the Preliminary Plat, only small portions of
remnant ditches are located on the subject property. Portions of the system not under VLAWMO
jurisdiction will remain under the current ownership.
According to the Total Maximum Daily Load (TMDL) and Protection Study completed in 2014, Lambert
Creek is impaired for E.coli. The Minnesota Pollution Control Agency (MPCA) has approved the TMDL
for this impairment and VLAWMO has worked over the last five years to address the issue. A four-year
study implemented an extensive monitoring plan to target wet weather and dry weather conditions within
the entire sub-watershed area, to identify where, when and why Lambert Creek experiences high levels of
E.coli. The final report has not yet been completed, but water quality monitoring has revealed that
Lambert Creek only experiences high levels of E.coli from avian (geese, ducks, and other waterfowl)
sources that are carried into the system during storm events. Essentially, waste from waterfowl is carried
downstream during high levels of precipitation. Sampling has also identified within days of a storm event
that solar radiation effectively neutralizes the majority of the E.coli. St. Paul Regional Water Services
incorporates extensive E.coli monitoring within East Vadnais Lake, and has yet to find high elevations or
threats to public drinking water in the immediate East Vadnais Lake reservoir.
There are no waterbodies within VLAWMO’s jurisdiction impaired for chloride and regular water quality
monitoring is conducted on twelve lakes and six locations along Lambert Creek during the regular
monitoring season from May through October. VLAWMO is constantly working on implementing
projects identified in its Comprehensive Watershed Management Plan to reduce and mitigate these sources
of stormwater pollution. The County Ditch 14 Repair Report was recently completed and presented to
the VLAWMO Board of Directors. In summary, the ditch system functions well in its current state and
only one existing structure is affected by a potential 100-year flood event. Furthermore, no repairs were
recommended to the ditch system near the subject property.
West Vadnais Lake has a current Trophic State Index (TSI) status of D-, which is a technical classification
system for grading lake quality. However, the lake is essentially its own sub-watershed basin within
VLAWMO, with no flow or surficial connection with the Lambert Creek sub-watershed, or the proposed
development. Lambert Creek flows into East Vadnais Lake and has no connection to West Vadnais Lake.
Runoff
See the memoranda from SEH and VLAWMO (attached to the Planning Staff Report) concerning
stormwater runoff mitigation measures and additional analysis.
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According to SEH:
Runoff rates from the proposed development are required to be mitigated through stormwater BMPs such
that the proposed peak discharge rates do not exceed the existing peak discharge rates to mitigate adverse
downstream flooding impacts. The stormwater BMPs proposed have been reviewed for compliance with
MPCA design standards to safeguard groundwater and provide either adequate distance for runoff to be
filtered through native soils or impermeable liners to prevent short-circuiting of pollutants to groundwater.
Attachments:
• Public comments/questions
• Density Comparison Table
• Apartment Demand Articles
• VHFD memo, dated 10/09/18
• RCSO memo, received 10/10/18
• Lambert Creek/County Ditch 14 map
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Multi-family Residential Development Gross Density Comparison
Community

Complex Name

Address

# Units

Gable Pines*

1260 Cty. Rd. E
831 Cty. Rd. D
855/869 Cty. Rd. D
801 Cty. Rd. D
901/915/947/961 Cty. Rd. D
1277 Cty. Rd. D Cir.
1015 Cty. Rd. D
580 Liberty Way
1175 Cty. Rd. D
669 Cty. Rd. D
1255 Cty. Rd. D
4107/4085 Centerville Rd.
2948/2954 Rice St.
3300 Rice St.
1670 Legacy Pkwy.
1695 E. Cty. Rd. E
3003 Hazelwood St.
3090 Hazelwood St.
1005 Gramsie Road
157 Cty. Rd. E
4710 Cumberland St.
418 Hwy. 96 W.
3150 Lexington Ave.
3595 Owasso St.
4655 N. Victoria St.
4495 Lake Ave. S.
3820 Hoffman Rd.
4650 Centerville Rd.
4800 Centerville Rd.
4770 Centerville Rd.

124
24
48
36
94
36
102
32
113
48
47
140
32
118
150
100
108
150
410
148
139
108
68
104
72
85
136
113
76
228

Northwood Villa (8 buildings)

Vadnais Heights

Little Canada

Maplewood

Shoreview

White Bear Lake

Willow Ridge East (proposed)
Gervais Lake Apartments (6 buildings)
Suite Living
Shadowlawn Estates
Westwood Park (2 buidings)
Willow Ridge
Aster Meadow (2 buildings)
Suite Living*
Cardigan Ridge
Seasons Senior*
Mapleridge
Cardinal Pointe*
Conifer Ridge
Loden SV
The McMillan
Shoreview Senior Living*
Scandia Shores*
The Shores*
Lakeview Terrace
SummerHouse of Shoreview*
Boatworks Commons
The Waters Senior Living*
White Bear Heights Senior Living*
White Bear Woods (4 buildings)

*Senior developments
NOTES:

List does NOT include all developments within communities outside of Vadnais Heights
Actual NET densities for certain developments listed may be higher

Parcel Size
(acres)
4.27
0.85
1.92
1.67
5.88
1.36
5.46
1.92
7.33
3.26
3.27
16.08
1.73
14.5
2.9
4.9
6.7
12.5
8.61
4.2
4.5
4
2.74
6.2
5
1.75
5
4.7
2.01
18.3

Gross Density
(units/acre)
29.0
28.2
25.0
21.6
16.0
26.5
18.7
16.7
15.4
14.7
14.4
8.7
18.5
8.1
51.7
20.4
16.1
12.0
47.6
35.2
30.9
27.0
24.8
16.8
14.4
48.6
27.2
24.0
37.8
12.5
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BUSINESS

Apartment construction has been
booming in the Twin Cities, but is about
to boom even more
It's likely to change the dynamics of residential real estate as an era
of ultralow vacancies and steadily rising rents may come to an end.
By Jim Buchta (http://www.startribune.com/jim-buchta/10644536/) Star Tribune
MARCH 18, 2018 — 4:18PM

Developers built nearly 24,000 apartments in the Twin Cities since 2010 in what’s been
seen as a booming market. But the action this year and next will blow all that away.
By the end of next year, builders will have completed another 13,000 units, chiefly
market-rate and luxury apartments, in the metro. A much smaller number of incomerestricted apartments will also get built.
It’s an unprecedented pace that’s likely to change the dynamics of residential real estate
in the Twin Cities. An era of ultralow vacancies and steadily rising rents may come to an
end.
“It’s not going to be a crash, but it will be a normalization of the market,” said Brenda
Hvambsal, a vice president with Steven Scott Management, a St. Louis Park-based
property management firm.
The arrival of so many new apartments this decade is a testament to the economic
health of the region, which has a lower-than-national average unemployment rate and a
growing population.

Apartment boom
Number of new apartment units built in seven-county metro area.

(http://stmedia.startribune.com/images/ows_152132273760224
AARON LAVINSKY, STAR TRIBUNE

The newest Twin Cities high-rise is the 431-unit
Hub, near the University of Minnesota.

*2018 and 2019 figures are estimates
Source: Dougherty Mortgage, Marquette Advisors • Created with Datawrapper

The number of apartments has grown 2.4 percent annually, the 24th-fastest rate among
U.S. metro areas but well behind places like Denver and Charlotte, where apartment
growth was 5 percent or more, according to RealPage, a technology and analytics
company.
“It is an aggressive building pace by Minneapolis standards, but it’s not over-the-top
volume when you compare it to other spots,” said Greg Willett, chief economist at
RealPage.
The demand for more apartments in the Twin Cities is clear. For nearly a decade, the
vacancy rate for market-rate rentals has been around 3.5 percent. That’s tight; 5 percent
is considered normal.
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Tom Lund, a veteran developer whose latest
project is the Hub, a 431-unit tower near the
University of Minnesota and shown at left. It’s
larger than anything that will hit the market this
year. Lund said that baby boomers and empty
nesters are selling their houses and moving into
upscale rentals with condo-quality finishes,
enabling them to the test the urban lifestyle.
“The biggest surprise to me is the strong demand
from nontraditional renters,” he said. “My friends
and neighbors are selling their homes and
exploring urban living.”
Though the homeownership rate recently posted
its first increase since the recession, a shortage of
house listings is stifling home sales, forcing many
would-be buyers to rent instead. Last year, renters
moved into 3,465 new apartments in the sevencounty metro area — slightly more than were built — and nearly 1,000 more than in
2016, according to Marquette Advisors, a real estate consulting firm.
If renters continue to move into new apartments at a rate of around 3,000 units a year
while new construction exceeds 6,000 units, the market’s vacancy rate will rise to
around 7 percent, said Brent Wittenberg, a Marquette vice president.
“A slowdown in absorption was in fact expected over the past several months but hasn’t
materialized,” Wittenberg said.
Throughout the metro, demand for apartments has largely been fueled by job growth.
The Twin Cities saw one apartment get rented for every 12.6 jobs added last year, a rate
that was steady from 2016, Wittenberg said.
In recent years, much of the new apartment construction was concentrated in
Minneapolis and St. Paul. But that began to shift to the suburbs last year, a change that
will accelerate this year and next. Roughly half of the new units will be in the suburbs
this year, but by next year that figure will rise to around 70 percent.
There’s pent-up demand and less-expensive land in the suburbs, and competition for
renters is heating up, said Thomas O’Neil, vice president of market development for
Dougherty Mortgage LLC in Minneapolis.
That means that the first areas to experience the shift in the power dynamic away from
landlords may be in downtown Minneapolis. This year, 1,300 units in eight projects are
expected to open in the central city, a study by Dougherty Mortgage found.
The vacancy rate is already 4.8 percent downtown and could rise to about 9 percent by
this time next year, Marquette’s Wittenberg predicts. Downtown Minneapolis last
experienced a pop in vacancies amid a flurry of construction in 2013 and 2014, when a
surge to a 9.8 percent vacancy rate took about 18 months to rebalance.
But at the moment, downtown property managers are showing few signs of worry.
“We feel good about the current supply and market conditions,” said Nick Murnane,
director of real estate development for Opus Development Company, which is building
the 365 Nicollet, a sleek 369-unit tower with one-of-a-kind amenities that’s flanked by
similar towers that have opened during the past couple years.
The company is closely monitoring showings and leasing patterns at its nearby Variant
North Loop apartments, which opened in December.
“We are continuing to see great leasing activity in the North Loop,” Murnane said.
Landlords around the metro have had to do little extra to woo tenants. One of the first
signs of weakness in a market is free rent and other concessions, but they are scarce in
the Twin Cities.
RealPage shows that rent discounts were offered on only 9.9 percent of the rental units
in the metro. Among the 50 largest metros, that was the second-lowest rate for that
measure. By comparison, rent giveaways are being offered for 35 percent of the stock in
both Las Vegas and San Antonio.
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Rents, too, have remained solid. At the end of last year, the overall average market rent
was $1,155, up 5.4 percent.
Willett, the economist at RealPage, expects rent growth metrowide to slow to about 3
percent and to flatten in downtown Minneapolis and in around the University of
Minnesota.
“There aren’t any real red flags for the Minneapolis market,” Willett said. “But I’d expect
little bumps in the market.”

jim.buchta@startribune.com

612-673-7376
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Twin Cities building up more than out (Crane Watch)
Apr 5, 2018, 6:36am CDT

Shifting real estate trends are leading to the Twin Cities becoming a market where
builders are going up more than they're going out.
Developers will complete 5,100 apartments in Twin Cities in 2018, the most in a
year since 2000, according to Marcus & Millichap’s first-quarter market report.
Meanwhile, single-family home construction is yet to fully rebound from the
recession of a decade ago. The number of single-family home permits issued in
2017 was 16 percent below the historical average for the Twin Cities, according to a
housing report by the University of St. Thomas Shenehon Center for Real Estate.

NANCY KUEHN

Legacy Lofts, a 14-story condo tower at 1240 Second
St. S is one of several high-density multifamily

projects in the Twin Cities.
St. Thomas Director of Real Estate Programs Herb Tousley said the cost to build
single-family homes is rising because of increasing land prices, material and labor
costs and permitting fees. That’s making it hard to build homes for less than $350,000, a price that many can’t afford.

“Builders are going to look at how to do more density on a given piece of land because the more units you can get on a
piece of land the price goes down,” he said. “So I think you're going to find more townhouse units and smaller apartment
buildings filling the housing needs.”
Apartment builders are showing no signs of slowing down. Despite 4,200 new apartments last year and 18,000 in the
past five years, the multifamily vacancy rate still stands at 3.4 percent and rents increased by 4.6 percent in the first
quarter of 2018, according to Marcus & Millichap. That rent increase comes on the tails of a 5.9 percent rent increase in
2017.
Despite an average rent of $1,300 a month, people are staying in apartments versus buying a home. Median traditional
home sales reached $255,000 in February 2018, an increase of 10 percent over February 2017.
“If people can't find a starter home they may decide to live in an apartment for another year or two, which would
contribute to the demand,” Tousley said.
There’s also the issue that even when you get into the exurbs, where land is cheaper, people aren’t willing to commute
such long distances.
“I just don’t see the sprawl continuing. There are exceptions to that, but we’re starting to see some pushback,” Tousley
said. “It used to be the cost of gas and wear and tear on your car, but now it’s a time issue. Do you really want to spend
45 minutes to an hour each way on a commute?"
The trend is harsher for lower income families. In addition to the lack of affordable houses, the vacancy rates for Class C
apartments is now 1.7 percent, a trend that has pushed rents for those apartments up 6.5 percent last year, according to
Marcus & Millichap.
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So where are all these new apartments being built? Check out the Business Journal’s interactive Crane Watch map, which
shows more than 100 developments in the Twin Cities.
Nick Halter
Senior Reporter/Broadcaster

Minneapolis / St. Paul Business
Journal
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LOCAL

Twin Cities apartment boom takes off in
suburbia
Multifamily housing is rising quickly outside the central cities.
By Eric Roper (http://www.startribune.com/eric-roper/62906482/) Star Tribune
JUNE 23, 2018 — 7:18PM

The Twin Cities apartment boom has spread from the urban core to suburbia, where
new buildings bedecked with amenities are reshaping neighborhoods and challenging the
primacy of the single-family home.
Apartment construction has been ramping up in the suburbs, which last year collectively
permitted 2.5 times more multifamily housing units than Minneapolis and St. Paul,
according to new Metropolitan Council data. Not since the early 1970s, during the first
wave of suburban apartment construction, have multifamily units accounted for such a
large share of overall suburban development.
“This, over the last five years, has just popped up,” said Pam Cecchini, who grew up in
Apple Valley and recently moved back, as she looked out over Kelley Park, around
which about 650 multifamily units have been approved or built across five
developments since 2010. They range from a senior housing facility to luxury apartments
with a private theater.

Suburbs see apartment growth
More than a quarter of the development since 2010 is geared toward seniors.


(http://stmedia.startribune.com/images/ows_15297904649758
JEFF WHEELER • JEFF.WHEELER@STARTRIBUNE.COM

Daniel Colvin, left, and Randy Brown visited
with Caitlin Dicks at the Talo Apartments in
Golden Valley Thursday.
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Where corn once grew on a family farm in Woodbury, more than 500 multifamily units
are now rising in an “urban village.” Seniors can soon enjoy what developers dub a
“permanent staycation” (https://www.affinityeagan.com/) at age-restricted housing
beside Eagan’s outlet mall. An undeveloped island in Minnetonka now boasts “The
Island Residences,” complete with canoe landing to paddle around the property.
Despite resistance in some suburban neighborhoods to dense development, the
apartment boom is forecast to continue. Marquette Advisors estimates that the share of
the metro area’s apartments opening in the suburbs will rise from about half this year to
73 percent in 2019, before falling back to 54 percent in 2020. The suburbs account for
about three-quarters of the metro area’s population.
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“It used to be a safe assumption that multifamily development was only happening in
the core cities or the oldest parts of the region, or on a transit line,” said Libby Starling,
the Met Council’s deputy director of community development.
One recent evening, workers were busy installing the “lazy river” at Talo apartments in
Golden Valley on what was once spare state-owned right of way off Interstate Hwy. 394.
The property, still under construction, features a two-story gym with a rock climbing
wall among other amenities, such as a “speakeasy” lounge hidden behind a bookshelf.
“It’s away from the mess of Uptown, away from the clutter,” said Daniel Colvin, a 29year-old financial planner who recently moved into the property.
The council’s multifamily permit figures account for buildings with more than five units,
both rental and owner-occupied. After Minneapolis, metro cities that approved the most
new multifamily units last year were Golden Valley, Eagan, Apple Valley, Minnetonka
and Edina. And they are getting larger. Five suburban projects with more than 300 units
have been approved since 2010 — four of them were in 2017.

Central cities vs. the suburbs
The suburbs, which contain the bulk of the Twin Cities' land area and population, have been
approving more multi-family building units.
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Data includes duplex, triplex, quadplexes and multifamily buildings of more than three units. It does not include
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Source: Metropolitan Council • Get the data • Created with Datawrapper

“Not everybody’s going to live downtown,” said Mary Bujold of Maxfield Research,
which tracks development trends in the region. “And a lot of those suburban
communities hadn’t had anything new built in like 10 to 15 years. It was time.”
Senior housing makes up more than a quarter of the new suburban apartment units
approved since 2010, according to Met Council data. By contrast, very few senior
housing units have been built in the central cities.
“We really find that a lot of these folks would like to stay in their communities because
that’s where all their connections are,” said Mark Nelson, a senior vice president at
United Properties who specializes in senior housing. “They’ve raised their families
there.”
United Properties builds senior co-ops under its Applewood brand. They opened the
first property in 2004 and will soon have 14 locations, scattered from Champlin to
Woodbury.
Some cities like Golden Valley are unaccustomed to this much apartment development.
The city approved more than 750 new apartment units last year.
“We haven’t seen that kind of development, and certainly not at that pace, really in our
history or our recollection,” said Mark Nevinski, Golden Valley’s physical development
director. “We are largely a single-family home community.”
Not all residents are ready for the shift. Dense housing proposals have drawn fierce
neighborhood opposition in recent years in Minnetonka
(http://www.startribune.com/minnetonka-residents-oppose-mid-rise-building-nearridgedale/278607021/) , Edina (http://www.startribune.com/edina-leaders-residentscome-to-head-on-future-development/484534591/) , Excelsior
(www.startribune.com/increase-in-senior-housing-in-neighborhoods-across-the-westmetro-clashes-with-residents/393842511/) , Arden Hills
(http://www.startribune.com/backers-say-monster-questions-still-face-arden-hillsmegaproject/378490626/) , Victoria (http://www.startribune.com/plans-for-newdowntown-apartments-vex-victoria-residents/400097011/) , Chanhassen
(http://www.startribune.com/chanhassen-moves-forward-with-controversial-plan-tobuild-apartments/207406001/) and many other cities.
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Yet the zoning codes in some suburbs are often clearer about allowing multifamily
housing than in Minneapolis, said developer Kelly Doran, who has a number of
suburban projects underway.
“They’ve already predetermined that they want density in that particular location,”
Doran said. “And there may be people that complain about it, or are concerned about it,
but in many cases the ship has kind of sailed.”
In St. Louis Park’s burgeoning West End area, Elizabeth Berg ticks off friends in their
early 30s who have moved into new nearby apartment buildings. What was once a
lonely service road featuring an Olive Garden restaurant now boasts a hotel and several
large housing complexes near the shopping district. Berg’s home, Millennium at West
End, replaced a Chili’s.
She and her fiancé struck a compromise when choosing where to live.
“I wanted to live downtown. He wanted to live in the suburbs,” Berg said. “This area,
you can walk to the grocery store, walk to the movie theater, walk to retail shops, bars
and restaurants.”
She expects her community of friends may move away when they begin having children,
however.
“I think when they start walking is when we’ll go out to actually the ‘suburb’ suburbs,”
Berg said.
Doran said suburban tenants are typically looking for a lot of amenities and preferably a
building within walking distance of nearby destinations. He said the core audience is
similar to downtown: Millennials and empty-nest baby boomers.
“It’s kind of like a barbell. You’ve got these two big ends,” Doran said.
Kelley Park in Apple Valley has become a bit too urban for Cecchini, who moved from
nearby Rosemount back to her childhood hometown to be closer to her mother — who
lives in the new senior housing. Cecchini, who graduated in the first class of Apple Valley
High School, remembers when Cedar Avenue was a one-lane dirt road and kids used to
go exploring in the woods.
“Everywhere you turn there’s a store, a mall, a restaurant,” Cecchini said of modern
Apple Valley. “It’s kind of like a mini-city.”
Twitter: @StribRoper

eric.roper@startribune.com
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More Boomers and Retirees Choose to Rent
by Lynnette Khalfani-Cox, AARP (https://www.aarp.org)
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Many Boomers are more comfortable renting their home nowadays.
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Buying a home in many parts of the country is notoriously expensive, but that’s not what
keeps Liz Gebhardt renting her 1896 Edwardian-style two-bedroom unit in the Ashbury
Heights neighborhood of San Francisco (https://travel.aarp.org/destinations/unitedstates/san-francisco/).
Instead, Gebhardt, who is in her 50s, chooses to rent for a host of other reasons.

Join AARP today to receive money-saving discounts and benefits
(https://appsec.aarp.org/mem/join?campaignid=U9ZTP4&intcmp=AE-MON-MDTIL1-JOIN)

“Owning a piece of real estate doesn’t define who I am,” says, Gebhardt, senior vice
president of brand strategy at Trier & Company, a Bay Area communications firm. Besides,
she enjoys the flexibility of renting and not being locked into a home mortgage.
Like a growing number of boomers and retirees who have good credit (/money/creditloans-debt/info-2016/why-credit-score-still-matters.html) and the financial resources to
own a home, Gebhardt prefers renting — something she’s done since the 1980s — and has
no immediate intentions to buy.
She is not alone.
Renting has been on an upswing for more than a decade in the United States, especially
among boomers and retirees. A report from the Harvard University Joint Center for Housing
Studies (http://www.jchs.harvard.edu/) found that in mid-2015, nearly 43 million
households rented, up nearly 9 million from a decade earlier and the biggest increase in any
10-year period on record. And since 2005, Americans in their 50s and 60s have accounted
for the largest portion of the country’s increase in renters.
More recently, an April survey from Credit Sesame (https://www.creditsesame.com/) —
which polled more than 1,000 renters about why they rented instead of owned — revealed
some interesting findings about older Americans.
Thirteen percent of boomers ages 55 to 64 said they plan to buy a home in the next six to
12 months. So did 6 percent of those 65 and older. But the vast majority of renters said they
have no plans to buy a home in the near future, including 87 percent of those 55 to 64 and
94 percent of those 65 and older.
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When asked why they continued to rent, about half of renters said they rent because they
cannot afford to buy a place where they live or work. Four out of 10 older Americans said
they rent by choice. Specifically, 38 percent of those 55 to 64 and 40 percent of those 65
and older said they can afford to buy, but choose to rent, according to Credit Sesame.
It’s that latter group of Americans renting by choice with which Gebhardt identifies, and she
believes it goes far beyond economics.

Discover great deals and savings (http://discounts.aarp.org/?intcmp=AE-MON-LNKDISC) as an AARP member on financial services, healthcare, travel, shopping, dining,
entertainment and more

“A lot of people talk about millennials not buying properties because they prefer a nomadic
lifestyle and they value experiences over things. But that resonates a lot with me, too,” says
Gebhardt, who travels frequently for work. And she says she’s never felt compelled to “buy
into a 20- or 30-year property commitment.”
Besides, her definition of success is a lot different than that of previous generations. “There
is a new normal in the U.S. across generations, especially when it comes to homeownership
(/money/investing/info-2016/problems-buying-a-second-home.html). It’s no longer the
case that you have to be married by age 27, have a kid by 32 and buy a home by 35. I don’t
think those are the rules anymore,” Gebhardt says.
“In fact, I just don’t feel that homeownership is the definition of the American dream. But if
you want to, you may choose to buy your first home when you’re 60, and I don’t think that’s
counterintuitive anymore,” she adds. “It’s not about having things the way your parents or
grandparents had them. I can’t base what my success in life is on what past generations
defined as success.”
As for her present personal situation, Gebhardt feels fortunate to have what she considers
a nearly perfect living arrangement.
Her flat has a garage, a backyard and a western-facing deck. “From a distance, you can see
a peek of the Pacific Ocean and the [San Francisco] Bay. It’s not fancy, but it is very
peaceful and quiet.”
No wonder, then, that she’s at peace with her decision to stay there for so long as a renter.
And unlike most tenants nationwide, Gebhardt has been afforded the flexibility to fashion
her living space into her own style and preferences. She’s even painted her residence and
put up new fencing.
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“I love the space, and I take care of it as if I’m an owner,” she says. “It is truly my home.”
Still, Gebhardt acknowledges that there are some drawbacks to renting. “The main
downside,” she says, “is that you’re always worried that something could happen to the
building that you don’t have control over.”
For example, an owner could sell the building or choose to move their adult kids into the
unit. Perhaps that’s why Gebhardt doesn’t entirely rule out home ownership in the future.
But for now, she has no sense of urgency about making the leap from renter to owner. “I’m
quite happy renting,” she says. “And even though I don’t currently own real estate, I
definitely do have a home.”

Rent or Buy?
• You're Moving: Should You Rent or Buy? (/work/retirement-planning/info-2014/rentor-buy-house-in-retirement.html?intcmp=AE-MON-MGDT-EOA1)
• Downsizing? Ditch These Items (/money/budgeting-saving/info-2015/downsizingitems-to-ditch-photo.html?intcmp=AE-MON-MGDT-EOA2)
• WATCH: Rent vs. Buy: The American Dream Doesn’t Have to be a Nightmare
(http://videos.aarp.org/detail/videos/money/video/5466135772001/rentvs.-buy:-the-american-dream-doesn-t-have-to-be-a-nightmare?
autoStart=true&page=6)
• TOOL: Rent vs. Buy Home Calculator (/money/budgetingsaving/rent_buy_home_calculator/?intcmp=AE-MON-MGDT-EOA4)
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Resilient Twin Cities apartment market
faces big test ahead
Developers expect a surge of new units in key parts of the Twin
Cities
By Jim Buchta (http://www.startribune.com/jim-buchta/10644536/) Star Tribune
AUGUST 25, 2018 — 9:17PM

The record number of new apartments coming online in the Twin Cities has yet to
produce a glut of vacant units. But with an even bigger batch of rentals headed toward
the market in the coming months, property managers in some parts of the metro are
preparing for a chilly winter.
During the first half of year, about 2,245 new market-rate rentals hit the market, but by
the end of June the average vacancy rate was just 2.2 percent, according to Marquette
Advisors. Even factoring in new buildings still being leased, the vacancy rate was just 2.8
percent, well below the 5 percent point where the market is considered balanced.
But an estimated 3,500 units are expected to hit the market during the second half of the
year, posing a new test for the depth of the market, especially in Minneapolis and St.
Louis Park.
Signs of a market shift have already emerged in those cities: Buildings are taking longer
to fill, incentives are on the rise and at least one developer canceled plans to build a
market-rate apartment building in downtown Minneapolis.
“New projects are still absorbing, just a bit slower,” said Brenda Hvambsal, vice
president of marketing and communications at Steven Scott Management.
She said the M on Hennepin, a 67-unit apartment building that replaced Nye’s Polonaise
Room in Minneapolis, has been fully leased for several months after opening in
November 2017, but she’s concerned about bigger projects that will hit the market later
this year.
“Overall, our portfolio is doing quite well,” she said. “There are a few pockets of vacancy
and a handful of concessions.”
By several measures, the rental market in the Twin Cities is one of the nation’s strongest.
In its seventh year of expansion, the vacancy rate in the Twin Cities is less than half the
national average and rents are at record highs, according to Marcus & Millichap, making
it a darling among national real estate investors.
The firm’s third-quarter report showed that the number of building acquisitions in the
Twin Cities has doubled over the past two years and that per-unit prices have increased
13 percent over the past three years.
Concessions were offered on about 7.2 percent of Twin Cities apartments in the second
quarter, even with the same period last year and about half the national rate, according
to RealPage. The discounts equal about a week of free rent.
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Workers dug up pipes near the M on Hennepin
apartments. About 2,245 new units hit the
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Twin Cities market in
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2018.
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Bruce Tomlinson directed movers at the M on
Hennepin. The 67-unit apartment complex,
which replaced Nye’s Polonaise Room, opened

A combination of factors is driving the robust market, including an increase in the
number of people who rent by choice and a healthy economy that’s producing
thousands of new jobs every year.
During the first half of the year, demand outpaced supply. Renters absorbed 2,800 units
while developers delivered only 2,245 new units, according to Marquette Advisors, which
only tracks market-rate units.
Demand for income-restricted apartments, however, has been off the charts with
yearslong waiting lists in many buildings.
But with thousands of units coming online during what’s normally the slowest time of
year for new rentals, developers are watching St. Louis Park and several Minneapolis
neighborhoods including downtown, the University of Minnesota and Uptown where
leasing activity is already slowing a bit.
In downtown Minneapolis, the average vacancy rate increased slightly to 2.9 percent,
and in downtown St. Paul it increased to 3.8 percent during the second quarter. That’s
why construction is shifting to the suburbs, where the average vacancy rate has hovered
below 2 percent in many communities.
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There’s also growing concern about an oversupply of large and expensive units. In
downtown Minneapolis, for example, the average vacancy rate for two-bedroom-plusden units was 4.2 percent compared with 0.8 percent last year.
Building owners are also facing higher financing and construction costs.
With some projects getting more risky and borrowing costs on the rise, the lending
market is getting more competitive. And some lenders are asking developers to take
larger equity stakes.
Tim Larkin, senior vice president for Dougherty Mortgage, said that lending production
is up again this year and unless there are more substantial movements in the capital
markets, he doesn’t see that changing.
“The underwriting works and the returns for the borrowers are still there,” he said.
“That said, increases in construction costs can start to erode those returns and that in
and of itself can slow down development.”
One concern could be the depth of the higher end of the market. ”There are only so
many people willing or able to pay over $3 per square foot, and based on the large
number of units being constructed, it can’t be a ‘build it and they will come’ mentality,”
Larkin said.
As hundreds of new units open in the Minneapolis downtown core, the depth of the
market will emerge.
That’s especially true, he said, in Stadium Village and the adjacent Prospect Park
neighborhoods near the U, where nearly 1,400 market-rate units are under construction
or proposed for delivery between now and 2020.
“We will be closely watching these particular areas, and all of the U submarkets, in the
coming years,” Larkin said.
Developers are also facing rising prices of steel, wood and labor, putting pressure on
developers to complete projects soon.
“From a development perspective, we’re feeling pressure to get things closed as quickly
as possible,” said Shane LaFave, director of multifamily development for Sherman
Associates. “Any delay in closing also opens you up to potential construction cost
increases.”
Such uncertainty prompted Sherman Associates to pull the plug on a 12-story, 152-unit
apartment building and a 10-story, 133-room hotel it had proposed on the southern half
of a parking lot on 7th Street between 5th and Portland avenues in downtown
Minneapolis.
“A project of that size gets quite expensive,” LaFave said. “We don’t yet know the full
effect of the new tariffs on construction pricing, but we’re hearing rumblings of
substantial price increases on materials coming from overseas.”
The company has several large projects in the pipeline and recently completed
construction on the East End apartments near U.S. Bank Stadium in downtown
Minneapolis.
The project, which includes a Trader Joe’s store on the main level, is approaching 50
percent leased about three months from the date of first move-ins. Still, the company is
offering $500 and $1,000 Trader Joe’s gift cards with leases on some units.
LaFave said the offers are intended to highlight the fact that there’s a Trader Joe’s in the
building and to help support the new store.
“We are very pleased with the lease-up progress so far,” he said. “I think you’ll see a fair
number of properties offer some kind of promotion or concession as we transition into a
slower leasing season.
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Vadnais Heights Fire Department
Date: October 9, 2018
___________________________________________________________________________________
The Vadnais Heights Fire Department compiled emergency response data from four multifamily complexes.
Based on our emergency response data in our city, multifamily buildings do not create an excessive response
burden to the fire department. We believe that property management and tenant demographics have a direct
impact on the call volume at these properties.
Units
Total Incidents______
2016
2017
Willow Ridge Apartments
1255 County Road D, Vadnais Heights
47
4
6
Shadowlawn Estates
1175 County Road D, Vadnais Heights

113

20

14

Westwood Park Apartments
669, 689 County Road D, Vadnais Heights

48

2

4

Northwood Villa Apartments
801 County Road D, Vadnais Heights

204

23

21

42

39

Gervais Lake Apartments
1053 County Road D, Vadnais Heights
102
• A single resident accounted for 10 calls each in 2016 & 2017.

The Vadnais Heights Fire Department contacted other local departments with higher-end multifamily buildings
with monthly rents around $1,200 to compare run volumes. We would anticipate similar emergency response
volumes with the proposed high-end multifamily building. Both cities credited management and tenant
demographics as factors in their low call response. Maplewood was not able to provide data for 2017.
Units

2016

Cedric's Landing
5670/5680 Hadley Ave, Oakdale

377

21

Maple Ridge
1695 County Road D, Maplewood

100

7

Sibley Cove
1996 County Road D, Maplewood

81

14

Birch Glen
3100 Ariel Street, Maplewood

60

5

Total Incidents______
2017 & 2018 YTD
53

Modern multifamily buildings built using latest building and fire codes are much safer. Fire sprinkler and alarm
systems aid in the early notification and control of residential fires providing improved protection against injury
and life loss in multifamily dwellings. Given these facts and the data provided above, the Vadnais Heights Fire
Department feels that high-end multifamily buildings, that are well managed and maintained, are an asset to
our community.

Ramsey County Sheriff’s Office
Jack Serier, Sheriff

Public Safety Services Division
1411 Paul Kirkwold Drive  Arden Hills, Minnesota 55112
Phone: 651-266-7300  Fax: 651-266-7306
www.RamseyCountySheriff.us

The Ramsey County Sheriff’s Office complied the following information regarding calls for service to
these apartment complexes in 2016,2017 and 2018 (YTD)
Units Calls for Service 47

2016
33

2017
28

2018 (YTD)
16

• ShadowLawn Estates
1175 County Rd D

113

100

84

74

• Highcrest
1053 County Rd D

102

188

208

159

• Belland Woods
581 Belland Ave.

24

13

8

7

• Lakeview Terrace
104
3595 Owasso St, Shoreview

5

13

9

• Northwood Villa
915 County Rd D

94

116

91

• Willow Ridge
1255 County Rd D

204

While every multifamily housing complex can present unique crime issues, the Ramsey County
Sheriff’s Office notes that size of the complex does not always have a direct correlation to calls for
service. Calls for service can be driven by internal and external factors. External factors include crimes
of opportunity due to structural design, location and engineered crime prevention implementation.
Internal factors can include rental and background policies and property management engagement.
Commander Jeff Ramacher
Ramsey County Sheriff’s Office
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