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1. Open Meeting And Welcome
2. Roll Call
3. Approval Of Agenda
4. Approval Of June 22, 2021 Regular Meeting Minutes
Documents:
PC MINUTES 06222021 DRAFT.PDF
5. Open To The Public
6. Public Hearings
A. Planning Case 21-012: Blue Ox Media Group – Variance At 3200 Labore
Road
Documents:
6A CASE 21-012.PDF
B. Planning Case 21-013: Saturday Properties – Comprehensive Plan
Amendment & Concept Planned Unit Development Plan At 0 Goose Lake
Road
Documents:

B. Planning Case 21-013: Saturday Properties – Comprehensive Plan
Amendment & Concept Planned Unit Development Plan At 0 Goose Lake
Road
Documents:
6B CASE 21-013.PDF
C. Planning Case 21-014: Dakota REIT Management LLC – Planned Unit
Development Amendment At 905-955 East County Road E (Vadnais
Square)
Documents:
6C CASE 21-014.PDF
7. New Business
8. Old Business
9. Reports
A. Council Liaison
B. Planning Commissioners
C. Staff
10. Next Regular Meeting: August 24, 2021
11. Adjourn Meeting
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REGULAR MEETING
OF THE
VADNAIS HEIGHTS PLANNING COMMISSION
JUNE 22, 2021
OPEN MEETING
Chairperson Jokinen called the Regular Meeting of the Vadnais Heights Planning
Commission to order at 7:04 p.m. on June 22, 2021.
ROLL CALL
Evan Cordes
Linda Bigelbach
Edward Caillier
Curt Cooper, Vice Chairperson
Martin Jokinen, Chairperson
Joseph Stumph
Jerry Moynagh
Terri Dresen, First Alternate
Katherine Doll Kanne, Second Alternate

Present
Present
Absent
Present
Present
Present
Present
Present
Present

Also present: Nolan Wall, Planning/Community Development Director; Jeff Melcoch,
Cable Producer; Council Liaison Steve Rogers.
APPROVAL OF AGENDA
Upon motion by Commissioner Cordes, seconded by Commissioner Cooper, it was
“RESOLVED, to approve the June 22, 2021, Regular Meeting Agenda as
presented.”
Ayes – 7

Nays – 0

The motion carried.
APPROVAL OF MINUTES
Chairperson Jokinen noted the spelling correction for Berwood Avenue on Line 264.
Upon motion by Commissioner Cordes, seconded by Commissioner Dresen, it was
“RESOLVED, to approve the minutes of the April 27, 2021, Regular Meeting as
corrected.”
Ayes – 7
The motion carried.

Nays – 0
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June 22, 2021

OPEN TO THE PUBLIC
Chairperson Jokinen opened the floor to the public at 7:07 p.m. for questions and comments
on items not on the agenda.
As no one wished to address the Commission, Chairperson Jokinen closed the meeting to
the public at 7:07 p.m.
PUBLIC HEARINGS
A.

Planning Case 21-010 – City of Vadnais Heights – City Code Amendments.

Planning/Community Development Director Wall said the City is proposing amendments
to several sections of the City Code to accommodate a potential use on the Garceau Corner
redevelopment site within the C-1 District and update certain definitions related to
applicable State Statute. He outlined DRAFT Ordinance 753 which would include the
following proposed amendments:
• New/revised definitions for “brewery”, “microbrewery”, “micro-distillery”, and “small
brewery.”
• Addition of “Breweries, small breweries, microbreweries, micro-distilleries, wineries,
taprooms, and cocktail room” as a conditional use in the C-1 District
• Addition of “Event center, including banquet, meeting, and catering facilities” as a
conditional use in the C-1 District.
• Revisions to the performance standards to match the proposed new definitions.
He said this amendment was related to the possible sale of the Garceau Corner as there is
a party actively pursuing a purchase agreement with the City to construct a brewery on the
site and this amendment would allow that use in the C-1 District. He said the amendment
would not allow the specific use for the applicant as that would be accomplished through
a Conditional Use Permit but would provide for the proposed use.
Wall referred two additional housekeeping items that include changing the title to match
what we would be allowing in the C-1 Zoning District and remove the requirement for
production reports to be submitted to the City as they would already be submitted to the
State. Wall added the use would still be required to have a cocktail room or taproom within
the brewery and then shared the amended zoning map that shows the limited area within
the City that is zoned C-1.
Commissioner Dresen inquired about the density at that property and how busy this
intersection would be if a brewery were allowed. Wall said traffic and other issues would
be reviewed as part of a formal application through a Conditional Use Permitting process.
Commissioner Doll Kanne clarified the production reports could be requested through the
State if it was ever needed to be confirmed that a location met the requirements. Wall
replied yes.
Commissioner Stumpf asked about the reasoning for the change from 40,000 to 3,500
barrels. Wall said this was based on the State’s definition and referred to the changing
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June 22, 2021

business models for breweries with less regulation, adding that some breweries have
recently moved to other states and he believed this was in response to right-sizing these
types of uses so they don’t move to other states. Further discussion was held on reasons for
the limit and levels of taxation.
Commissioner Cordes suggested the definitions be written more broadly and adopt the
State’s definitions instead to avoid having to rewrite the ordinance as legislation changes.
Wall said he deferred to the Deputy City Clerk who thought it was prudent to change the
definitions now but would continue to monitor proposed legislation and bring back if
necessary.
Commissioner Moynagh thanked staff for the forward thinking on this proposed
amendment.
Chairperson Jokinen opened the public hearing at 7:17 p.m. As no one wished to address
the Commission, Chairperson Jokinen closed the meeting to the public at 7:17 p.m.
Upon motion by Commissioner Cordes, seconded by Commissioner Dresen, it was
“RESOLVED to recommend approval of the proposed City Code amendments contained
in DRAFT Ordinance 753 Amending City Code Chapter 4, Article I, Section 4-1, 5
Concerning Alcoholic Beverages, And Chapter 38, Article I, 6 Section 38-3, Concerning
Definitions, And Article Iii, Division 6, 7 Concerning the Commercial One (C-1) District,
And Article Iv, 8 Section 38-623, Concerning Breweries, Small Breweries, 9
Microbreweries, Micro-Distilleries, Wineries, Taprooms, And 10 Cocktail Rooms.”
Ayes – 7

Nays – 0

The motion carried.
NEW BUSINESS
None.
OLD BUSINESS
None.
REPORTS
A.

Council Liaison

Council Liaison Rogers reported that the City Council was beginning the budget process
and if the Commission was aware of any needs within the community to let the Council
know for consideration as they develop the 2022 Budget.
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June 22, 2021

Planning Commissioners

Commissioner Cordes noted the Vadnais Heights Community Foundation is sponsoring
the City’s ice cream social on July 21 at Berwood Park.
C.

Staff

Planning/Community Development Director Wall updated the Commission on
construction projects including residential street projects have started up in Suzanne
neighborhood, water tower painting project on Commerce Court, lift station project in
Meadowood neighborhood, Staley project for Vincent Estates, At Home apartments on 96
and McMenemy, plus two office warehouse projects on LaBore Road and Atomic Sheet
Metal. He said they anticipated an application being submitted soon for a large multifamily residential project on the McCullough property on end of Talmage Circle and then
noted the Bluebird Grove plan was tabled by the City Council for further information by
the developer.
Commissioner Moynagh suggested as part of the upcoming budget discussions to include
more funding for median maintenance on Highway 96 and he thinks the City should budget
more for maintaining City property. Council Liaison Rogers agreed and said this median
is shared with North Oaks and determining cost sharing solutions would be needed.
NEXT MEETING
The next Planning Commission meeting will be held on July 27, 2021.
ADJOURN MEETING
Upon motion by Commissioner Cordes, seconded by Commissioner Cooper, the meeting
was adjourned at 7:27 p.m.
Respectfully submitted,
Cathy Sorensen
TimeSaver Off Site Secretarial, Inc.
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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 Jokinen and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

July 27, 2021

SUBJECT:

Staff Report
Case 21-012: Variance at 3200 Labore Road
Blue Ox Media Group

Description of the Request
The applicant, on behalf of the property owner, is requesting a variance from the applicable wetland
setback standards in order to erect a billboard on the subject property.
Discussion
The City is using its quasi-judicial authority when considering action on zoning/subdivision requests and
has limited discretion; a determination regarding whether or not the request meets the applicable code
standards is required.
Action Timeline
The application materials were received on June 21 and were considered complete on June 24 upon receipt
of all the required materials. In accordance with Minn. Stat. Sec. 15.99, the required 60-day action
deadline is August 23.
Received
06/21/2021

Complete
06/24/2021

Development Summary
Site Size:
Existing Zoning District:
Existing Land Use:
Adjacent Existing Land Uses:
Future Land Use:
Adjacent Future Land Uses:
Wetlands:

Staff Report: Planning Case 21-012

60-day Deadline
08/23/2021

Extension
N/A

120-day Deadline
10/22/2021

4.29 Acres (186,872.4 SF)
Industrial
Industrial
North/West: Industrial
South: I-694 ROW
East: Park/Open Space
Industrial
North/West: Industrial
South: I-694 ROW
East: Park/Open Space
Located on adjacent property to the east (not delineated)
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Background
The subject property contains an existing multi-tenant flex industrial building and borders a similar use to
the north; I-694 right-of-way to the south; wetlands to the east; and Labore Road to the west (see attached
map). The applicant is requesting a variance to erect a billboard on the subject property within the
prescribed wetland setback area.
Analysis
The request in this case includes the following analysis:
Comprehensive Plan
The subject property is guided as Industrial in the 2040 Comprehensive Plan. The proposed use is
permitted in the Industrial District and is consistent with the continued use of the subject property in
compliance with the Comprehensive Plan.
Variance
City Code Chapter 38, Article VI, Section 38-700 contains the following general requirements:
Standard
Billboards may be erected along and intended to be
viewed from only Interstate Highways 35E and 694.
Billboards are allowed only in the following zoning
districts: C-2, C-3, office and industrial districts.
The maximum allowable size of any billboard is 700
square feet. The maximum allowable extensions
shall not exceed 15 percent of the total sign area.
The maximum allowable height of any billboard is
35 feet.
The minimum allowable distance between
billboards as measured along the centerline of I-35E
and I-694 is 1,500 feet.
The minimum allowable proximity of any billboard
to any residential zoning district or a nonconforming
residential structure is 500 feet.
The minimum allowable proximity of any billboard
to any interstate or state trunk highway right-of-way
is ten feet, and the maximum distance from the same
is 150 feet.
The minimum allowable proximity of a billboard to
any building (except as set forth in subsection (5) of
this section) shall be 100 feet for billboards of 700
square feet or more. This setback may be reduced by
ten feet for every 100 square feet of sign area less
than 700 square feet to a minimum of 60 feet.
No portion of any billboard shall occupy air space
above any driveway or parking area.
No billboard may display any moving parts, nor
shall it be illuminated with any flashing or
intermittent lights.
The minimum allowable proximity of any billboard
to any designated wetland is 500 feet.
Staff Report: Planning Case 21-012

Proposed Billboard

Compliant

Subject property is along I-694
and zoned Industrial.

Yes

672 SF (48’ X 14’)

Yes

35’

Yes

Greater than 1,500’ from any
existing billboards; using
applicable measurement standard.

Yes

Greater than 500’ from any
residential zoning district.

Yes

10’

Yes

100’; if located on the western
portion of the site (as referenced
by the applicant), it would likely
not comply or sign size would
have to be reduced to comply.

Yes

Not located over any driveway or
parking area.

Yes

None proposed.

Yes

+/- 250’ from wetland system to
the east (not delineated)

No
Page 2
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As shown above, the proposed billboard meets all but one of the general regulations. However, the
applicant’s assertion that a compliant billboard could potentially be erected on the western portion of the
subject property is questionable, due to the proposed sign size and its probable location within 100’ of the
existing building; more information would be required to verify compliance (see attached map).
Additional detailed review would occur as part of a future building permit application, if the requested
variance is approved, and revisions may be required.
When considering the proposed variance request in this case, the City is required to find that:
1. The requests are in harmony with the general purposes and intent of the ordinance and comprehensive
plan and the applicant proposes to use the property in a reasonable manner.
Applicant Response:
Section 38-700 - Billboards of the Vadnais Heights Code of Ordinances specifically allows digital
billboards in Industrial zoned properties along I-694 and I-35E. Billboards in these areas contribute to the
highest and best use of the property, add significant value to the tax base of the property, contribute to
public service messaging for Vadnais Heights and have been routinely approved with similar
circumstances. Digital billboards have been allowed in Vadnais Heights for several years under Section
3 8-700 of the Code of Ordinances. This use is consistent with the Comprehensive Plan. It is reasonable
to allow the billboard to be constructed at the proposed location because it is still a significant distance
from the nearest point of a designated wetland (approximately 250 feet) and is separated from the
adjoining property by a fence. Unlike typical development projects, the construction and operation of a
billboard does not negatively impact the surrounding environment (i.e. there is no storm water runoff
created, and sign specifications are compliant with Minnesota "dark skies" legislation to avoid any
negative impact on wildlife and surrounding areas).
Staff Response:
The proposed billboard is compliant, but for the required variance, with the general purposes and intent
of the code and comprehensive plan. However, new billboards are only allowed in locations that can be
accommodated within the applicable setback/separation standards to prevent further proliferation along
the major transportation corridors within the City. The intent of the applicable billboard wetland setback
standard is likely to preserve aesthetic buffers, rather than to mitigate actual environmental impacts. In
addition, the subject property already has reasonable use, as demonstrated by the existing building and
improvements. Signs are permitted as an “accessory use” to a principal use. However, the proposed
billboard does not serve the subject property and/or building owner/tenants directly in the same manner
as an accessory monument, wall, or directional sign. Rather, it serves as a financial investment to advertise
other businesses and promote public/private messaging that furthers the property’s highest and best use.
2. The applicant establishes there are practical difficulties with complying with the ordinance due to
circumstances that are unique to the property, which are not created by the applicant or based on
economic considerations.
Applicant Response:
The property is unique in that a billboard could be constructed on the western end of the property
(more than 500 ft. from the designated wetland) but would be obstructed from view by trees on
adjacent MNDOT property and an overpass on Interstate 694.
Staff Response:
The subject property is developed and the vast majority of it is located within 500’ of existing wetlands
(see attached map). The proposed billboard location is approximately 250’ from the existing wetland
Staff Report: Planning Case 21-012
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system to the east, which has not been delineated in pursuit of the request in this case and its location is
therefore “approximate.” The practical difficulties that exist in erecting a billboard on the subject property
in compliance with all applicable standards are largely due to the existing conditions, which include a
building/parking lot and surrounding wetlands.
3. The requests will not alter the essential character of the locality.
Applicant Response:
The essential character of the property would not be impacted by granting the variance. The property
abuts Interstate 694, is industrial in nature and is surrounded with industrially zoned property. Many other
forms of signage exist along the Interstate 694 corridor.
Staff Response:
The subject property is bordered by industrial uses to the north and west (across Labore Road). While
also zoned industrial, the adjacent property to the east is a vast open space/wetland area that surrounds
Willow Lake and the H.B. Fuller Corporate Campus that is owned/managed cooperatively with Ramsey
County. High-density residential uses are located on the south side of I-694, approximately 700’ and
behind a noise-wall from the proposed billboard location.
Staff conducted a windshield/Google Map survey of existing billboards along the I-694 and I-35E
corridors, respectively. The actual numbers may vary slightly and do not account for the total number of
billboards that may be located within a community in other locations not directly along these corridors.
Many factors influence billboard locations, including performance standards, zoning, land use,
topography, etc. As shown, the City already has a significant amount of billboards on both corridors.
Community
Lino Lakes
White Bear Township
White Bear Lake
Vadnais Heights
Little Canada
Maplewood
Saint Paul
Lilydale
Mendota Heights
Eagan
Apple Valley
Burnsville
Oakdale
Pine Springs
Mahtomedi
Shoreview
Arden Hills
New Brighton
Fridley
Brooklyn Center
Brooklyn Park

Number of Billboards
I-35E
I-694
Total1
9
9
3
1
4
1
2
3
7
4
11
0
1
1
0
0
0
10
10
1
1
0
0
1
1
0
0
0
0
7
7
0
0
3
3
3
3
2
2
2
2
5
5
0
0
0
0

Only along specified corridor – not total for entire municipality

1
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Agency/Department Review
Due to the nature of the request, further agency/department review was not necessary.
Public Hearing Notice
According to Chapter 38, Article II, Section 38-38(c) of the City Code, a public hearing notice must be
published and mailed to property owners within 350 feet of the subject property at least seven (10) days
prior to the Planning Commission meeting. The required notice was published in the July 14 edition of
the Vadnais Heights Press and mailed to surrounding property owners on July 13.
Recommended Commission Action
Staff recommends denial of the variance request, based on the following findings of fact:
1. The subject property already contains reasonable uses that were developed under the applicable
code standards in compliance with the comprehensive plan and a proposed billboard is largely
based on economic considerations that are not essential or critical to its continued use.
2. The proposed billboard does not serve the subject property in the same manner as other
identification or directional signage that are allowed as accessory uses and serves as an investment
to advertise off-premise businesses and promote public/private messaging.
3. New billboards are only intended to be allowed in locations that can be accommodated within the
applicable setback/separation standards to prevent further proliferation along major transportation
corridors.
4. The practical difficulties that exist in erecting a billboard on the subject property are largely due
to existing conditions, including a building, parking lot and surrounding wetlands, and are not
associated with redevelopment, technological improvements to existing signage, or transportation
infrastructure improvements impacting existing signage.
5. The subject property is adjacent to a vast open space/wetland area that surrounds Willow Lake and
compliance with the applicable wetland setback standard preserves an aesthetic buffer.
6. The City contains a significant number of existing billboards along the I-35E/I-694 corridors and
an additional billboard adds limited value to the community as a whole.
Action Requested
Following the public hearing, the Planning Commission may consider the following actions:
1. Recommend denial of the proposed variance, based on the findings of fact, with conditions.
OR
2. Recommend approval of the proposed variance, based on the findings of fact determined by the
Planning Commission, with the following conditions:
a. A building permit shall be submitted for administrative review/approval, prior to
commencement of any construction activities on the subject property.
b. The applicant shall comply with all applicable State Statutes and City Code performance
standards for construction and operation of the proposed billboard.
c. The applicant shall conceal the sign support column with an approved architectural
treatment that is consistent with the colors and/or materials of the adjacent building, to be
reviewed and approved by the Community Development Department.
d. Construction activities shall commence within one (1) year from the date the variance is
granted by the City Council, and the approval granted shall be null and voided unless an
extension is granted by the City Council in compliance with the applicable Code
requirements and procedures.
Staff Report: Planning Case 21-012
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OR
3. Table the request and advise staff to extend the application review period an additional 60 days, in
compliance with Minn. Stat. Sec. 15.99.
Attachments:
• Aerial maps (2)
• Billboard map
• Application, including supporting materials
• Public Hearing Notice

Staff Report: Planning Case 21-012
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Labore Rd
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Billboards
Building at 3200 Labore Road
100 foot buffer from building
Wetlands (not an official delineated boundary)
500 foot buffer from wetlands

!
(
3535 VADNAIS CENTER DR.
ST. PAUL, MN 55110
PHONE: (651) 490-2000
FAX: (888) 908-8166
TF: (800) 325-2055
www.sehinc.com

Print Date: 7/20/2021

1 inch = 200 feet

Proposed Billboard Near 3200 Labore Road
Vadnais Heights, Minnesota
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Figure
1

This map is neither a legally recorded map nor a survey map and is not intended to be used as one. This map is a compilation of records, information, and data gathered from various sources listed on this map and is to be used for reference purposes only. SEH does not warrant that the Geographic Information System (GIS) Data used to prepare this map are error free, and SEH does not represent that the GIS Data can be used for navigational, tracking, or any other purpose requiring exacting measurement of distance or direction or precision in the depiction of geographic features. The user of this map acknowledges that SEH shall not be
liable for any damages which arise out of the user's access or use of data provided.
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This map is neither a legally recorded map nor a survey map and is not intended to be used as one. This map is a compilation of records, information, and data gathered from various sources listed on this map and is to be used for reference purposes only. SEH does not warrant that the Geographic Information System (GIS) Data used to prepare this map are error free, and SEH does not represent that the GIS Data can be used for navigational, tracking, or any other purpose requiring exacting measurement of distance or direction or precision in the depiction of geographic features. The user of this map acknowledges that SEH shall not be
liable for any damages which arise out of the user's access or use of data provided.
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DES

ION OF VARIANCE REOUEST

This variance request is being made to allow for the construction ofa digital billboard on a
specific portion of the property located at 3200 Labore Road, which is closer to a designated
wetland than would otherwise be allowed for by city code. The property is in all other respects
appropriate for such a use.

A) Meeting all 3 factors of the "practical diffrculties"

test:

.

Reasonablene.s.r. It is reasonable to allow the billboard to be constructed aI the proposed
location because it is still a significant distance from the nearest point ofa designated
wetland (approximately 250 feet) and is separated from the adjoining property by a fence.
Unlike typical development projects, the construction and operation of a billboard does
not negatively impact the surrounding environment (i.e. there is no storm water runoff
created, and sign specifications are compliant with Minnesota "dark skies" legislation to
avoid any negative impact on wildlife and surrounding areas).

2.

Uniqueness. The property is unique in that a billboard could be constructed on the
westem end ofthe property (more than 500 ft. from the designated wetland) but would be
obstructed from view by trees on adjacent MNDOT property and an overpass on
Interstate 694.

3.

Essential Character. The essential character of the property would not be impacted by
granting the variance, The property abuts Interstate 694, is industrial in nature and is
surrounded with industrially zoned property. Many other forms ofsignage exist along the
Interstate 694 corridor.

I

B) Harmony with the general

purpose and intent

ofthe ordinance:

Section 38-700 - Billboards ofthe Vadnais Heights Code of Ordinances specifically
allows digital billboards in Industrial zoned properties along I-694 and I 35E. Billboards
in these areas contribute to the highest and best use of the property, add significant value
to the tax base ofthe property, contribute to public service messaging for Vadnais
Heights and have been routinely approved with similar circumstances.

C) Consistent with the Comprehensive

Plan:

Digital billboards have been allowed in Vadnais Heights for several years under Section
8-700 of the Code of Ordinances. This use is consistent with the Comprehensive Plan.
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Mittens Development, LLC
6995 55th Street N.
Oakdale MN 55125

To Whom It May Concern:

I am writing in support of the application by Blue Ox Media Group for a billboard on our property at
3200 Labore Road. Our family has owned this property since 2004. Over the past 10 years or so we
have noticed several properties in Vadnais Heights constructing digital billboards with a variety of
different operators. After doing some research, we found most if not all of the signs were permitted
with some type of variance to the ordinance. We also determined that our location could meet all the
requirements for a digital billboard permit except for the spacing to a wetland. Since most of the
permitted signs were either closer to or directly in a wetland, our assumption is that the city regularly
approves variances for similar situations to ours. We approached Blue Ox Media earlier this year to
construct and operate a digital billboard. While we could construct a sign on the western most portion
of the property with no variance required, that location has significant issues including blockage from
trees and the bridge crossing. The proposed location allows us to maximize the use and would be a
much better fit on the property. This use is consistent with both the spirit and intent of the ordinance
and allows us to maximize the value of our property. Adding this sign will have no impact on the
wetland in any way.
Thank you for your consideration.
Sincerely,

Tom Mulcahy
Tom Mulcahy
651-214-1573

6A

Nolan W. Wall, AICP
Planning/Community Development Director
651.204.6027 Phone
651.204.6100 Fax
nolan.wall@cityvadnaisheights.com
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The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

Memorandum:
TO:

Chair Jokinen and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

July 27, 2021

SUBJECT:

Staff Report
Case 21-013: Comprehensive Plan Amendment/Concept PUD Plan at 0 Goose Lake Rd.
Saturday Properties, LLC

Description of the Request
The applicant, with consent of the property owner, is requesting the following actions to begin the review
process for a proposed multi-family residential development on the subject property:
1. Comprehensive Plan Amendment to re-guide the future land use designation for a portion of the
subject property from Industrial to City Center.
2. Concept PUD Plan Review.
Chapter 38, Article II, Section 38-36 allows amendments to the Comprehensive Plan to be considered for
final approval by the Metropolitan Council. Chapter 38, Article III, Division 15, Section 485 requires
review of a Concept PUD Plan as part of the applicable development process.
Discussion
The City is using its legislative authority when considering action on comprehensive plan amendments
and has broad discretion; the only limitations are that actions must be constitutional, rational, and in some
way related to protecting the health, safety and general welfare of the public.
The City is using its quasi-judicial authority when considering action on a zoning/subdivision request and
has a relatively high level of discretion in approving PUDs. 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 or to enhance the proposed development.
Based on the applicable City Code procedures, the Planning Commission and City Council are not
required to take any formal action (approval/denial) on a Concept PUD Plan. The required action is
accomplished by facilitating the public hearings and providing comments/feedback to the applicant for
consideration as part of the Final PUD Plan review process, should the proposed development proceed.
The PUD review process includes the following steps:
1. Informational Open House – conducted June 29 (summary attached)
2. Concept PUD Plan Review
Staff Report: Planning Case 21-013
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a. Planning Commission Public Hearing – July 27
b. City Council Public Hearing – August 4 (notice already published/mailed)
3. Final PUD Plan (dates TBD)
a. Planning Commission Public Hearing – Recommendation to approve/deny
b. City Council Public Hearing – Action to approve/deny
The proposed development plan is “concept” in nature and subject to change as a result of the review
process, staff recommendations, public comments, and Planning Commission/City Council discussion.
Action Timeline
The application and supporting materials were received on June 25 and determined to be complete. In
accordance with Minn. Stat. Sec. 15.99, the required 60-day action deadline is August 28.
Received
06/25/2021

Complete
06/29/2021

Development Summary
Site Size:
Existing Zoning District:
Proposed Zoning District:
Existing Land Use:
Adjacent Existing Land Uses:

Current Future Land Use:
Proposed Future Land Use:
Adjacent Future Land Uses:

Wetlands:

60-day Deadline
08/28/2021

Extension
N/A

120-day Deadline
10/27/2021

9.06 Acres (394,606 SF)
Industrial/City Center
Planned Unit Development (PUD, as part of a rezoning future request)
Undeveloped/Wetland
North: Commercial (across Goose Lake Road)
South: Commercial
East: Undeveloped/Wetland
West: I-35E ROW
Industrial/City Center
City Center
North: Commercial (across Goose Lake Road)
South: City Center
East: Industrial/City Center
West: I-35E ROW
Northern, eastern, and western portions of the site (3.51 acres)

Background
Saturday Properties, LLC, with consent of the property owner, is proposing to re-guide the northern
portion of the subject property’s future land use designation to allow consideration of a five-story,
approximately 240-unit multi-family residential development under the planned unit development
process; the southern portion is already guided appropriately for the proposed use. The subject property
is at the northern terminus of Talmage Circle and is undeveloped, except for an existing billboard along
I-35E. Directly-adjacent uses include railroad right-of-way to the north; Children’s Discovery Academy
to the south; undeveloped/agricultural land to east; and I-35E right-of-way to the west. A wetland system
is located on portions of the subject property.
The subject property contains buried debris that presents significant development constraints. It is likely
that any highly-valued development scenario will require some level of investment by the City available
through the Business Subsidy Policy, including the proposed development. In addition, it is one of several
undeveloped/underutilized properties in the Northeast Quadrant of the I-35E/County Road E interchange
and, if approved and constructed, could serve as a catalyst to future development/redevelopment.
Staff Report: Planning Case 21-013
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Analysis
The requests in this case include the following analysis:
Comprehensive Plan Amendment
As shown on the attached maps, the subject property contains multiple future land use and zoning
designations. In this case, an amendment is required to facilitate the proposed rezoning of the entire
subject property to PUD; however, the actual rezoning is not being considered as this point in the
development review process – only the proposed future land use amendment.
The subject property is currently guided both Industrial and City Center in the 2040 Comprehensive Plan.
The proposed multi-family residential use is allowed within the City Center District, but not the Industrial
District. Therefore, the proposed development requires that a portion of the subject property is re-guided
to City Center to facilitate the potential rezoning to PUD as part of a future development review process.
Since the future land use and zoning designations must be consistent, the comprehensive plan amendment
is the first step in the review process.
The application includes the following questions to be addressed in the applicant’s written narrative:
1. Explain if the applicant will have a development project readily available for the site.
If all the required approvals are obtained and agreements executed, the applicant anticipates commencing
construction activities in the fall of 2021.
2. Is the change consistent with the goals and objectives or other elements of the Comprehensive Plan?
The 2040 Comprehensive Plan describes the City Center land use designation as follows:
Retail and service businesses; office buildings; hotels; restaurants; office-warehouse buildings;
high-density housing, City Hall and the South Fire Station. Residential density in this area is
anticipated to be at least 12 units per acre (and a maximum of 30). This district allows for a mix
of uses even within a parcel, with it common for multi-family residential uses to be located above
the first floor.
The proposed development includes high-density housing, which fits the City Center designation, and is
also consistent with the following goals and objectives in the Plan:
• Complete the build-out and build-up of the community by planning for growth that accommodates
local goals, including housing choice, commercial-industrial growth and open space protection, all
within the context of the regional planning framework.
• Regulate land consistently with the Future Land Use Map and the policies of this Plan.
• Continue the development and enhancement of City Center as the attractive, multiple-use
economic and civic hub of the community.
• Continue to make investments in public infrastructure and aesthetic improvements in City Center
to encourage private sector reinvestment to maintain the area’s vitality.
• Work with property owners of vacant parcels to identify and overcome the constraints for future
development that is consistent with the City’s land use vision.
• Reduce land use conflicts through redevelopment of blighted, vacant or underutilized properties,
enhanced buffering or screening, and improved building and site design.
• Achieve new investment on sites where the existing land use is no longer consistent with the intent
of the Comprehensive Plan in terms of use, economic viability or physical quality.
Staff Report: Planning Case 21-013

Page 3

6B
•
•
•
•
•
•

Continue to monitor the pattern of land use and the City’s progress toward achieving the regional
growth forecast.
Continue to provide a range of housing choices in terms of style, size, location, tenure and cost.
Promote a balanced housing supply with housing available for people at all income levels.
Provide a variety of housing types for people in all stages of the life-cycle.
Build a community of well-maintained housing and neighborhoods, including ownership and
rental housing.
Maintain City Center as the center of social, commercial and community life.

The Plan includes the following growth forecasts:
Year
2020
2030
2040
2020-2040

Population
13,200
13,800
14,100
+900

Households
5,700
6,100
6,300
+600

Source(s): 2040 Comprehensive Plan, Metropolitan Council

Over the next 20 years, the community is forecasted to add approximately 900 residents and 600
households. The forecasts are based on available land, assumed densities, and regional growth forecasts
that are determined by the Metropolitan Council and are used by all communities in the metropolitan area.
Fulfilling the forecasts is not mandated and is dependent on actual market factors that drive
development/redevelopment and local land use policy decisions.
The subject property contains multiple future land use designations and the proposed change creates
consistency with a majority of the surrounding area. In addition, the Plan identifies the subject property
as being within a “Redevelopment/Infill Area” on the Future Land Use Map (attached). While the Plan
does not provide specific guidance for what type of infill development should be considered on the subject
property, the proposed development provides new housing options in the community.
3. Will the amendment create an adverse impact on public facilities and services that cannot be
mitigated? (i.e., roads, sewers, water supply, drainage, schools, police, fire, and parks).
Staff does not anticipate any adverse impacts on public facilities and services by the proposed
development. All roadway and utility connections to city/county facilities will be analyzed as part of the
continuing development review process. The subject property is within the White Bear Lake Area School
District (ISD 624) and they have yet to provide any comments on the proposed land use amendment.
4. Will development resulting from the amendment create an undue impact on surrounding properties?
The subject property only directly-abuts one existing use and all other abutting land is either undeveloped,
ROW, or wetland. Multi-family residential uses in City Center should have a positive impact on local
businesses and could stimulate additional development/redevelopment opportunities. Certain impacts to
surrounding properties can be subjective and most can be mitigated through appropriate design, including
access management, landscaping/buffering, and architecture. The Planning Commission and City Council
may require the applicant to address any impacts to surrounding properties that are raised during the public
hearings/discussions. Staff has included comments concerning the proposed development that aim to
mitigate impacts to surrounding properties, for consideration as part of a potential future Final PUD Plan.
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5. Is the proposed development consistent with the physical character of the surrounding neighborhood?
Would the development upgrade and improve its viability?
The surrounding area includes a mix of office, hotel, agricultural, and retail uses with buildings of various
height and design. The proposed multi-family residential development would create synergy amongst the
surrounding uses and is an allowed use in the City Center District. In addition, the proposed development
will include trail/sidewalk connections to increase walkability in the area. However, the proposed
development and future residents will have to co-exist with peak-period traffic due to the nature of the
surrounding existing uses operating in compliance with the applicable zoning/performance standards.
6. Will the amendment allow a more viable transition to the planned uses on adjacent properties than
the current use?
The subject property is partially-guided as City Center already, as are all but one directly-adjacent
properties. A multi-family residential development in close proximity to the variety of surrounding uses
offers convenient housing options for the local workforce and/or existing residents looking to downsize
and stay in the community.
7. Will the amendment have a significant adverse impact on the natural environment including trees,
slopes and groundwater? Could the impact be mitigated by improvements on the site or in the same
vicinity?
While currently a vacant/undeveloped site, the proposed development appears to preserve the natural
amenities on-site. Wetland buffers, tree removal, grading, and stormwater management will be thoroughly
analyzed by several agencies as part of the continuing development review process and all applicable
standards and best management practices will be followed. The proposed development does not exceed
the mandatory thresholds for an Environmental Assessment Worksheet (EAW).
8. Has there been a change in City policies or neighborhood characteristics that would justify an
amendment?
No changes in City policies or neighborhood characteristics specifically justify the need for the proposed
amendment. However, creating a consistent future land use designation for the entire subject property
will also promote consistency with the City Center District goals and policies. Overall, the proposed
development adds new housing stock in the community to meet current market demands and help achieve
the 2040 population/household growth forecasts.
9. Does the amendment correct an error made in the original Comprehensive Plan?
The subject property contains two future land use/zoning designations and making them consistent was
intended to be accomplished once a proposed development came forward.
10. Is there a community or regional need identified in the Comprehensive Plan for the proposed land use
or service?
As addressed in #2 of this section, the proposed amendment fulfills several land use, housing, and
economic development goals/policies identified in the Plan. In general, the suburban rental housing
market continues to be strong and low vacancy rates are expected to continue to stimulate future demand.
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The subject property’s location in a mixed-use area with access to major freeways makes it an attractive
multi-family residential site.
11. Does the amendment help the City meet its life-cycle and affordable housing objectives?
The City will be challenged to meet the population/household forecasts based on the available/developable
land remaining, as detailed in the 2040 Comprehensive Plan. Future medium/high-density residential
development in appropriate areas will encourage growth and provide life-cycle housing options for many
new and existing residents. According to the applicant, the proposed development will not contain an
affordable component and rents will be based on market-rates.
12. Does the amendment adversely affect any landmarks or other historically significant structures or
properties? Can the impacts be mitigated through relocation, commemoration, or dedication?
No landmarks or other historically significant structures are located on the subject property.
13. What are the differences in traffic generation from the current versus the proposed land use?
The existing undeveloped condition generates little to no traffic. Ramsey County reviewed the Concept
Plan and provided comments as to what information will be required in a future traffic analysis.
14. If applicable, is the proposed traffic in conformance with the I-35E Corridor Study?
A formal traffic analysis will be required as part of the Final PUD Plan.
Affected Jurisdiction Review
Prior to action on proposed comprehensive plan amendments, the Metropolitan Council requires that all
affected jurisdictions are notified and provided the opportunity to comment. Staff sent out notification
letters on July 6 and the required 60-day review period ends on September 4. As of July 22, the following
responses were received:
Jurisdiction
City of Gem Lake
City of Little Canada
City of Maplewood
City of North Oaks
City of Shoreview
Saint Paul Regional Water Services
City of White Bear Lake
White Bear Township
Ramsey County Public Works
ISD #624 (White Bear Lake Area Schools)
VLAWMO
Ramsey County Parks and Recreation
MnDOT
MnDNR

Staff Report: Planning Case 21-013
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Comments

07/21/2021
07/09/2021

No
No

07/16/2021
07/06/2021
07/15/2021

No
No
No
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Concept Planned Unit Development (PUD) Plan
The following analysis is based solely on the Concept PUD Plan submitted by the applicant. It is important
to note that additional detailed design documents and reports will be provided for review as part of the
Final PUD Plan.
Chapter 38, Division 15, Section 38-485(e) contains the following process for Concept PUD Plan reviews:
(1) Planning commission review. Upon completion of the open house and receipt of a complete
application, the planning commission shall review the concept PUD plan at its next regularlyscheduled meeting. The concept PUD plan should indicate proposed land uses, general circulation
patterns, general building massing, and the general approach to special site conditions or
problems. The commission shall not make any formal recommendations, but shall comment as to
whether it feels the concept PUD plan is in general conformance with the comprehensive plan. It
will also inform the applicant of the positive features and preliminary concerns within the concept
PUD plan, what features or design elements should be considered in the final PUD plan, and what
exceptions or zoning regulations it may be willing to allow in exchange for certain publiclybeneficial design or planning features.
(2) City council review. The city council shall review the concept PUD plan at its next regularlyscheduled meeting following review by the planning commission. The scope of review and
comment by the city council shall be the same as that by the planning commission. The city council
shall not take any formal action to approve or deny the concept PUD plan application. The
discussion, including any feedback and/or direction offered, shall be considered action under the
applicable state statutes regarding review timelines. The concept PUD plan review process shall
not be binding on the city as part of any subsequent final PUD plan process. The applicant may
choose to address the comments received under the concept PUD plan review process as part of
a subsequent final PUD plan.
(3) Notice of review. Notification of a concept PUD plan review process shall be given in the same
manner as a final PUD plan, as in section 38-486(f)(3).
Chapter 38, Division 15, Section 38-483 of the City Code contains the following purpose and intent:
(a) 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 the city; 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; to meet the goals and policies of the comprehensive plan and other adopted
plans; and to provide a compatible and stable environment in harmony with that of the
surrounding area.
(b) The PUD zoning district may include any developments having one or more principal uses or
structures on a single parcel of ground or contiguous parcels, provided that the total area is five
acres or larger. The PUD shall consist of a harmonious selection of uses and grouping of
Staff Report: Planning Case 21-013
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buildings, parking areas, circulation and open spaces, and shall be designed as an integrated unit,
in such manner as to constitute a safe, efficient, and convenient urban area. Under the provisions
of this district, the city council has the right to allow deviations from any standards in this chapter.
The underlying zoning district standards shall be used as a threshold to establish a baseline review
of a proposed PUD district.
The proposed development site is over five acres and qualifies for PUD consideration. The key statements
above that apply to the proposed development include “greater opportunities for better housing and
recreation”; “encourage a more creative approach in the utilization of land”; “meet the goals and policies
of the comprehensive plan”; and “provide a compatible and stable environment in harmony with that of
the surrounding area.”
Many communities have a similar PUD zoning designation and review process that allows applicants to
seek greater flexibility than the underlying 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 has utilized the PUD process in the past to approve
approximately 40 commercial and residential developments in the community.
According to Chapter 38, Division 15, Section 38-484 of the City Code, the following general
requirements and standards apply in the PUD District:
(a) 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" includes 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 subject property is currently under
unified control. According to the applicant, a purchase agreement is in place for the subject property that
is contingent on approval of the proposed development.
(b) Conformance with comprehensive plan. The proposed PUD district shall be generally consistent with
the current comprehensive plan. Density standards may be flexible, as in section 38-484(n).
The proposed development is not consistent with the partial Industrial future land use designation on the
subject property, so the applicant is also applying for the required comprehensive plan amendment to reguide that portion to City Center. The proposed density is analyzed in (n) of this section.
(c) Lot area standards.
(1) The minimum total land area shall be no less than five acres, except as allowed by section 38485 for a PUD overlay district.
(2) 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 subject property is approximately 9 acres and contains wetlands that are preserved as an amenity by
the proposed development. In addition, the buried debris located on-site is a development constraint.
Staff Report: Planning Case 21-013
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(d) PUDs involving multiple housing types. 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: the area standards of the zoning district in which the proposed
development is to be located, or the density specified by the planning commission and approved by the
council, consistent with the intent of the comprehensive plan. A plan may provide for a greater number of
dwelling units per acre than would otherwise be permitted by the regulations applicable to the site, but if
the density or intensity of land use exceeds by more than ten 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 city council, in determining the reasonableness of the increase in
the density or intensity of land use, shall consider the following factors: the location, amount and proposed
use of common open space, the location, design and type of dwelling units, and the physical characteristics
of the site.
According to the City Center District standards, multi-family residential structures are subject to the
applicable regulations as in the R-3 District, which includes the following lot area standards:
Lot Area Requirements
Minimum Lot Area per Dwelling Unit

Proposed Units
Lot Area Required
Enclosed Parking Reduction1
TOTAL LOT AREA REQUIRED
TOTAL GROSS LOT AREA PROVIDED
GROSS DENSITY
NET DENSITY

Apartment Building
2,500 SF (0 bedrooms/unit)
3,000 SF (1-2 bedrooms/units)
3,500 SF (3 bedrooms)
Studio/Alcove: 110
1-2 Bedrooms: 118
3 Bedrooms: 12
Total: 240
671,000 SF (15.4 Acres)
30,400 SF (400 SF X 76 enclosed spaces)
640,600 SF (14.7 Acres)
394,606 SF (9.1 acres)
26.4 Units/Acre (240 Units/9.1 Total Acres)
42.8 Units/Acres (240 Units/5.6 Upland Acres)

Based on schedule of allowances in Chapter 38, Article III, Division 4, Section 38-157

1

The R-3 lot area standards are calculated using the gross lot area, which does not remove steep slopes
and/or wetlands, and differs from the comprehensive plan’s net density standards. As shown above, the
subject property does not contain enough total land to accommodate the zoning-based density standards.
The Code also allows for additional density bonuses based on the number of balconies over 45 square
feet, which would likely apply to the proposed development as well and would further reduce the total lot
area requirement based on the R-3 District standards.
The subject property is currently zoned Industrial and City Center and is proposed to be rezoned to PUD
as part of a separate process; neither district contains area standards for residential development. The City
Center land use designation includes a net density range of 12-30 units/acre, which removes wetlands,
water bodies, floodplain, public parks/trails, right-of-way, and steep slopes from the total land area.
According to the Concept Plan, the proposed development has a net density of approximately 43 units/acre
and is not consistent with the applicable range. However, the PUD provisions allow the City Council to
specify the appropriate density and the proposed development warrants flexibility consideration.
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(e) Setback standards. Any proposed setbacks within the PUD may be reduced from the required setback
standards within the underlying zoning district under, but not limited to, the following considerations:
(1) Adequate space remains to install an appropriate landscape buffer, if determined necessary.
(2) The height of the building does not negatively affect sunlight exposure or air access on the
adjacent properties and/or uses.
(3) The overall site and/or building design is enhanced.
(4) The site conditions present unique challenges and/or constraints.
Staff will review the proposed setbacks and building massing as part of the Final PUD Plan review process
and compare them to other applicable standards and in consideration of surrounding uses.
(f) Multiple buildings on a single lot. 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 privatelyowned lots shall comply with chapter 32, pertaining to subdivisions, in all respects not specifically noted
in this chapter as appropriate variances or waivers.
Not applicable; the proposed development includes one building.
(g) PUDs involving one housing type. A PUD that 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.
The proposed development includes only one housing type, an apartment building.
(h) Appearance and compatibility. 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 city council.
The Concept Plan includes a general massing profile for the proposed building, which includes several
undulations to break up the façade and suggests that multiple exterior materials will be utilized. Staff will
review the building design and exterior materials in greater detail as part of the Final PUD Plan review
process and compare them to other applicable standards and in consideration of surrounding uses.
(i) Plans for PUDs in city review. No building permit shall be issued 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 potential future condition of approval.
(j) Staging of development.
(1) 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.
(2) 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.
(3) The landowner or developer shall make such easements, covenants, and other arrangements
and shall furnish such performance bond(s) as may be determined by the city council to be
reasonably required to ensure performance in accordance with the plan and to protect the public
interest in the event of abandonment of the plan before completion.
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The proposed development will be constructed in a single phase, starting in the fall of 2021 – if approved.
(k) 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 official, 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.
The proposed development does not include any public facilities and all connections to public
infrastructure will be analyzed as part of the Final PUD Plan review process.
(l) Open space provision. Land area may be set aside for public and private open space and recreational
use according to the following provisions:
(1) Land area may be required to be dedicated to the city for public park use according to the
formula established in the section 32-217. The location of such dedicated land(s) shall be reviewed
by parks, recreation and trails commission and must be acceptable to the city council.
(2) For plans involving residential uses, in addition to the dedication of land for public open space
and recreational use, a minimum of ten percent of the total site area may be set aside for the
private recreational use of the site's residents at the city council's discretion.
(3) An applicant may request to provide cash in lieu of land dedication, in accordance with section
32-217, to be considered at the discretion of the city council.
The proposed development does not include any land dedicated to the public, so the applicant would most
likely be required to pay the applicable park dedication fee in lieu of dedication, as allowed by the City
Code. The proposed development will include indoor and outdoor amenities for residents and guests.
(m) Operating and maintenance requirements for PUD common facilities. In the event that certain land
areas or structures are provided within the PUD for private recreational use or as service facilities, the
owner of such land and buildings shall enter into an agreement with the city to ensure 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 upon which is more appropriate:
(1) Dedicated to public where a community-wide use would be anticipated.
(2) Landlord control.
(3) 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 state law.
f. The association must be able to adjust the assessment to meet changed needs.
All applicable standards will be addressed as part of a subsequent development agreement.
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(n) Density (residential). The number of dwelling units may be flexible relative to the existing zoning
classification and/or comprehensive plan. Increased densities may be allowed for:
(1) Dedicating more than the minimum for public open space.
(2) Particular distinctiveness and excellence in siting, design, and landscaping as determined by
the city council.
(3) In no event will population densities be greater than that which would be detrimental to the
public health, safety, and general welfare.
Based on the City Center land use designation and comparable R-3 thresholds, the proposed development
requires density flexibility. The recent development trend in the suburban metro area has been to increase
density in appropriate locations that have good transportation access and are compatible with surrounding
land uses. Many new suburban multi-family residential developments are approved as part of a PUD
process, which allows local governments to determine the appropriate density as part of the zoning/land
use approval process that may or may not be consistent with the codified standards or comprehensive plan.
The existing apartment/senior housing developments in the community have gross densities ranging from
14-29 units/acre and the proposed development is 26.4 units/acre (gross). Many of the existing
developments contain buildings spread over multiple parcels, large surface parking lots with garages, and
unused open space, all of which make them difficult to compare to the proposed development. For further
comparison, recent apartment/senior housing developments in White Bear Lake, Shoreview, and Little
Canada have gross densities ranging from 26-47 units/acre.
(o) Building height standards. Any proposed building within the PUD may exceed the maximum height
restrictions in the underlying zoning district under the same considerations as in section 38-622.
The applicant intends to construct a five-story building. There is no maximum building height standard
in the City Center District. For comparison purposes, the R-3 District’s maximum building height
standard is 36 feet, which generally only allows for a three-story building and is consistent with most
existing multi-family residential buildings in the community. Most new suburban multi-family residential
construction is at least three or four stories tall, but can vary in overall height depending on the roof design
(pitched vs. flat). However, there is a growing trend in suburban communities to allow taller buildings in
appropriate locations to increase density. Visual impacts to surrounding properties and view-sheds are
the primary issue pertaining to building height/mass and will be reviewed in greater detail as part of the
Final PUD Plan process.
(p) Landscaping. Landscaping or fencing shall be provided according to a plan that contains complete
information as required by section 38-39 and is approved by the planning commission and city council.
(q) Utilities. All utilities, including electricity and telephone, shall be installed underground.
Both standards will be reviewed in greater detail as part of the Final PUD Plan process.
(r) Uses. A PUD district may contain uses that are not allowed within the underlying zoning district(s).
The underlying Industrial District does not allow residential land uses, which only encompasses a portion
of the subject property. The majority of the subject property is zoned City Center, which allows multifamily residential uses.
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Staff Comments
Upon review of the Concept PUD Plan, staff has the following comments concerning the applicable Site
Plan review standards not already addressed in previous sections of this report.
Interrelationship with Surrounding Properties/Land Uses
The proposed development is located at the end of Talmage Circle and directly abuts only one developed
property, which is the Children’s Discovery Academy to the south. The subject property is well-suited
for multi-family residential development for the following reasons:
• Relative isolation from other residential uses and potential buffering/landscaping opportunities.
• Direct access to a County roadway with proximity to major transportation infrastructure.
• Proximity to retail/service and office uses.
Traffic
The proposed development will contribute to increased traffic in the immediate area, as the subject
property is currently undeveloped. The proposed tenant-mix will likely include residents who travel
during non-peak periods, which may lessen the overall impact on peak-period traffic patterns in the area.
Due to increased traffic anticipated to County Road E, a traffic analysis will be completed and reviewed
by Ramsey County as part of the Final PUD Plan process.
Parking
The Concept Plan contains 210 surface spaces and 76 enclosed spaces:
Apartment Building1
2 spaces/Unit + Visitor1
Spaces/Bedroom

Required2
480 + Visitor
N/A

Proposed
286
1.0

Based on 240 units
Per City Code Chapter 38, Article IV, Section 38-610(e)(3)

1
2

Based on the Concept Plan, the parking ratio is significantly less than the applicable 2:1 + visitor standard,
but is within new build-out standards for similar suburban projects. Many communities regulate apartment
parking using a spaces/bedroom standard, which in this case equates to a ratio of approximately one
space/bedroom (286 bedrooms proposed), which is again consistent within recent development trends.
Future reviews will verify compliance with the applicable setback, drive-aisle, and parking space
dimension and quantity standards, but staff recommends the proposed off-street parking quantities are
further justified as part of the Final PUD Plan.
Pedestrian and Vehicular Ingress/Egress
The applicant’s narrative indicates a multi-use path connection to other trails and sidewalks in the area
will be incorporated, but nothing is shown on the Concept Plan. Talmage Circle does not have any
pedestrian facilities and the nearest facilities are located on the north/south side of County Road E; east
side of City Center Drive; and south side of Goose Lake Road. Potential connections to the south/east
could be facilitated by future development, but a trail connection to the north through the subject property
would allow a connection to existing pedestrian facilities along Centerville Road that increases access to
retail services on the west side of I-35E and Highway 96 to the north.
The Concept Plan includes one driveway access off the Talmage Circle cul-de-sac in the southeast corner
of the development site. Staff recommends the applicant explore an additional access point along the
existing right-of-way that extends further north into the site past the current road terminus, which may
require coordination with the adjacent property owner to the east and a revised parking lot design.
Staff Report: Planning Case 21-013
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Landscaping/Screening
The Concept Plan does not includes a landscaping plan. The landscaping/screening plan should provide
a buffer for the surrounding uses with plantings and/or grading to mitigate potential negative impacts.
Utilities
Existing watermain and sanitary sewer systems terminate at the southern extent of the subject property.
Staff recommends the applicant explore looping the systems in a thoughtful manner to not only improve
service to the proposed development, but also in anticipation of future development in the area.
Site Drainage
Stormwater management is a critical component of any new development. As part of the Final PUD Plan
review process, a stormwater management report that is prepared by a licensed engineer is required. City
staff, VLAWMO, and consulting engineer professionals will review the report for compliance with
applicable standards. This level of design and analysis is not required as part of a Concept PUD Plan.
Stormwater management standards have become increasingly stricter over time and the applicant will
have a high standard to meet as part of the final design.
Wetlands
A delineation report was prepared and submitted for review to the appropriate agencies on July 14. The
wetlands in the area are regulated by the Vadnais Lake Area Water Management Organization
(VLAWMO), which administers the Minnesota Wetland Conservation Act (WCA), and additional
oversight and review is conducted by the Army Corps of Engineers (USACE). The wetlands extend across
multiple properties and are classified as Type 1 and 2. A Notice of Decision certifying the boundary/type
and location of the wetland is pending.
Other electronic data sources, such as the National Wetlands Inventory (NWI), often show different
wetland boundaries than an actual delineation. A delineation is based on field-verified soils, hydrology,
and vegetation that is certified by a panel of experts, rather than based on aerial imagery or other lessscientific analysis. VLAWMO’s Wetland and Stormwater Management policies require that buffers are
provided on parts of the wetland edge that is down-gradient from the activity/construction and around
each wetland that will be disturbed. Future reviews will verify compliance with the applicable standards
and best management practices concerning wetlands and floodplains.
Agency/Department Review
The following agencies/departments provided comments on the requests in this case.
Ramsey County
Further coordination with the County will be required to review traffic, trail connections, roadway
accesses, and pedestrian crossings.
VLAWMO
See the attached memorandum, which is acknowledged in the recommendations section.
Fire Department
See the attached memorandum, which is acknowledged in the recommendations section.
Public Works/Engineering Department
See the attached memorandum, which is acknowledged in the recommendations section.
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Open House
As required by the City Code, the applicant conducted a virtual neighborhood open house on June 29.
Due to the scope of the proposed development, staff and the applicant agreed to expand the notice area
beyond the 350-foot requirement to capture more of the surrounding properties. A summary of the
meeting was prepared by the applicant and is attached.
Public Hearing Notice
According to Chapter 38, Article II, Section 38-36 and Article III, Division 15, Section 38-485(e)(3) of
the City Code, respectively, 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 mailing list was expanded to include additional surrounding properties, beyond the requirement, to
match what the applicant sent out for the informational open house. The required notice was published in
the July 14 edition of the Vadnais Heights Press and mailed to surrounding property owners on July 13.
Recommended Commission Action
A. Staff recommends approval of the proposed Comprehensive Plan Amendment request, based on the
following findings of fact:
1. The proposed City Center land use designation for a portion of the subject property is consistent
with the designation for the majority of the subject property and also with the corresponding City
Center and Planned Unit Development zoning districts, which allow for the proposed use.
2. The proposed amendment allows for the following:
a. Multi-family residential development that meets the current market demands.
b. Additional housing units to assist in meeting the 2040 population/household forecasts.
c. A range of housing choices in terms of style, size, location, tenure and cost.
d. A balanced housing supply with housing available for people at all income levels.
e. A variety of housing types for people in all stages of the life-cycle.
3. The proposed future land use is compatible with other surrounding uses and has the opportunity,
through thoughtful design, to provide appropriate transitions/buffers and access that mitigates
potential impacts.
Subject to the following conditions:
1. The proposed amendment shall be reviewed by affected jurisdictions/agencies and approved by
the Metropolitan Council, in accordance with the required procedures.
2. The applicant shall submit the necessary complete applications for further consideration of the
proposed development and shall receive the necessary zoning/land use approvals from the City
Council within twelve (12) months of the proposed amendment being approved by the
Metropolitan Council, otherwise the current Industrial future land use designation shall remain in
place for a portion of the subject property.
B. Staff recommends the Planning Commission review the proposed Concept PUD Plan and provide
feedback to the applicant, including, but not limited to, the following:
1. Consider and address the comments included in the VLAWMO, Assistant Fire Chief, and Director
of Public Works/City Engineer’s memoranda.
2. Explore trail connections to existing facilities, in coordination with surrounding property owners,
City, Ramsey County, and MnDOT.
3. Complete a traffic analysis for review by the City and Ramsey County, in accordance with the
County’s applicable requirements.
Staff Report: Planning Case 21-013

Page 15

6B
4. Provide further justification is provided that the proposed parking counts will meet the projected
demands, including analysis of existing conditions for other recently-constructed projects and
other applicable market trends.
5. Explore looping watermain and sanitary sewer system utility connections to existing infrastructure.
6. Explore an additional driveway access and/or emergency ingress/egress options.
7. Provide a robust landscaping/screening plan that mitigates potential impacts to/from surrounding
uses.
8. Provide a detailed explanation of flexibility being requested from the City Center/R-3 District and
other applicable performance standards, to be included in the Final PUD Plan submittal.
9. Provide a detailed description of the proposed revisions to the Concept PUD Plan included as part
of the Final PUD Plan submittal.
Action Requested
Following the public hearing, the Planning Commission may consider the following actions:
1. Recommend approval of the proposed Comprehensive Plan Amendment request, based on the
findings of fact, with conditions.
OR
2. Recommend denial of the proposed Comprehensive Plan Amendment request, based on the
findings of fact determined by the Planning Commission.
OR
3. Table the request and advise staff to extend the application review period an additional 60 days, in
compliance with Minn. Stat. Sec. 15.99.
AND
4. Review the proposed Concept PUD Plan request and advise the applicant of the positive features
and preliminary concerns, including the staff recommendations, for consideration as part of a
Final PUD Plan.
Attachment(s):
• Aerial site map
• 2040 Comprehensive Plan Land Use maps (2)
• Zoning map
• Wetland map
• VLAWMO memorandum, dated 07.15.21
• Assistant Fire Chief memorandum, dated 07.15.21
• Director of Public Works/City Engineer memorandum, dated 07.20.21
• Applications, including supporting materials
• Open House summary
• Public Hearing Notice
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800 County Road E East, Vadnais Heights, MN 55127
www.vlawmo.org

TO:

Nolan Wall

FROM:

Brian Corcoran Vadnais Lake Area WMO (VLAWMO)

DATE:

July 15, 2021

SUBJECT:

Comments – Saturday Properties Concept Plan (Case 21-013) – Vadnais Heights

Nolan,
Below are our comments to Saturday Properties Concept Plan (Case 21-013) – Vadnais Heights received 7-7-2021.
•
•
•
•

Delineation Boundary & Type decision for this site is currently under review as of 7-14-21.
Stormwater and Hydro report will be required to assure development meets VLAWMO standards.
A buffer waiver request by applicant to City may be needed for VLAWMO comment depending on
wetland classifications and building/parking lot locations.
A MNRAM report will be required to determine wetland classification (VLAWMO will get from
delineator).

Let me know if you have any questions, no further comments at this time.
Thank you,

Brian Corcoran

Mike Richter
Assistant Fire Chief

6B

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

651.204.6082 Phone
651.204.6143 Fax
Mike.richter@cityvadnaisheights.com

Memorandum:
DATE:

July 15, 2021

SUBJECT:

Saturday Properties

The Vadnais Heights Fire Department has reviewed the plans submitted for the new Saturday Properties
Apartment Development. The following are our requirements:
•

Fire Access Roads shall meet the requirements of the Minnesota State Fire Code Chapter 5 and
requirements of Vadnais Heights Fire Department.

•

Fire Access Roads shall not exceed a distance of 600 feet from any area around the building. All
roads and distances shall be approved by the Vadnais Heights Fire Department.

•

All roads and drive lanes shall meet the Vadnais Heights Fire Department requirements for
widths and turning radiuses.

•

The Apartment building shall have a sprinkler system to meet NFPA 13 standards with
Standpipe systems in each stairwell.

•

Building shall be equipped with a complete Fire Alarm system to meet NFPA 72 if required by
the Minnesota State Fire Code or Minnesota Residential Code.

•

All fire alarm systems shall be properly monitored by a qualified monitoring company.

•

Parking lot shall include two or more entrances in approved locations by the Fire Department.

•

All Fire Department Connections shall be in an approved location near the main entrance.

•

Fire hydrant number and locations shall be approved by the Vadnais Heights Fire Department.

•

The Fire Department Lock Boxes shall be located 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 have
contrasting color from the background.

•

Constructions type and materials shall be approved based on height and number of stories built
above grade.

Jesse Farrell, PE
Director of Public Works / City Engineer
651.204.6050 Phone
651.204.6150 Fax
Jesse.Farrell@cityvadnaisheights.com
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The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

Memorandum:
TO:

Nolan Wall, Planning/Community Development Director

FROM:

Jesse Farrell, Director of Public Works / City Engineer

DATE:

July 20, 2021

RE:

Saturday Properties – 0 Goose Lake Road
Site Development Concept Massing Plan Review Comments

I have reviewed the concept plan dated June 24, 2021 and offer the following comments as the design team
progresses towards a conceptual plan:
The concept plans reviewed consists of 2 sheets. There are no civil plans prepared at this point.
Sheet 1 – Ground Floor: Access to the site needs further development. A development of this size is
likely not well served by a single driveway off of the cul de sac. The existing right of way extends beyond
the current cul de sac, and it might be beneficial to engage with adjacent property owner to coordinate an
extension of the roadway and right of way to facilitate orderly development. Extension of existing water,
sanitary sewer and storm sewer needs careful analysis. Water service to this site and surrounding
properties (both developed and undeveloped) would be improved significantly with a design that loops
the system to the north at Goose Lake Road. Careful consideration of pedestrian connections to the north
and south is suggested to improve access to and from existing trail networks and local businesses.
Overall the information provided is acceptable at this stage of conceptual design with the condition that future
plans will be revised according to subsequent, more detailed reviews.
Please forward this memorandum to the applicant and let me know if there are any questions.
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The northern part of the site is Industrial District and the southern portion is City Center District. The best
course of action is to amend the current land use and designate the entire parcel as City Center District,
and then rezone the property as a PUD. The applicant is also submitting a PUD Concept application.
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Written Narrative
a. Explain if the applicant will have a development project readily available for the site.
The applicant will be submitting a land use application this summer for the development of a multifamily
apartment building. To keep the process moving in a timely fashion, as they are looking to start development in
Fall of 2021, they are submitting the Comprehensive Plan Amendment now.
b. Is the change consistent with the goals and objectives or other elements of the Comprehensive Plan?
Yes. The amendment will change the northern half of the parcel from an Industrial District to City Center District,
which would allow for a mix of uses. The change is consistent with the goal of completing the build-up and
build-out of the community and creates growth in housing choice, and also increasing the development and
enhancement of the City Center District. The proposed development will also take place on what is currently a
vacant parcel and will offer a pedestrian friendly walking path that will better connect the parcel to the
surrounding area.
c. Will the amendment create an adverse impact on public facilities and services that cannot be
mitigated? (i.e., roads, sewers, water supply, drainage, schools, police, fire, and parks).
No. The developer had a preliminary conversation on February 22, 2021, with Nolan Wall (Planning/Community
Development Director), Kevin Watson (City Administrator), Chris Hearden (Fire Chief), and Jesse Farrel (Public
Works Director/City Engineer) to discuss the project and any impacts on public facilities and services.
Locations of future roads, sewers, water supply and fire safety were all discussed, and changes will be made to
incorporate feedback and comments. The developer and architect will continue to work with the city as plans
progress to make sure there are no adverse impacts.
d. Will development resulting from the amendment create an undue impact on surrounding properties?
No. The property is located between to Hwy 35E to the west, a marsh to the north, an urban farm and vacant
land to the east, and a Children’s Discovery Center to the south. All these properties will benefit from the
developed site providing a higher and better use. Both the residents of the new apartment complex and
Children’s Discovery Center can benefit from being so close by in terms of potential new clients and/or
employees. There will be an additional 230 households with income ranging from $58,000 to $139,000 that will
be a benefit to the surrounding businesses.
e. Is the proposed development consistent with the physical character of the surrounding
neighborhood? Would the development upgrade and improve its viability?

1
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Yes. The neighborhood consists of a variety of retail, office and hotel uses, at a mix of heights. After
development the site will fit in well with the surrounding area, as it will bring residents to the area and help
support local businesses. Furthermore, the site will create a multi-use path connection to other trails and
sidewalks making the space more pedestrian and environmentally friendly. The site is currently vacant land
that was used as a landfill/dump for an old hospital that was torn down. The site is heavily contaminated and
must be dealt with carefully and in compliance with MPCA codes and ordinances.
f. Will the amendment allow a more viable transition to the planned uses on adjacent properties than the
current use?
Yes. As mentioned, the site is currently vacant, and was previously used as a dump for a hospital that was torn
down. The site is located in an area that is predominantly City Center District. The amendment would allow for
the site fit in better with the surrounding area, help spur development on adjacent parcels, and intensify the
uses as provided in the 2040 Comprehensive Plan.
g. Will the amendment have a significant adverse impact on the natural environment including trees,
slopes and groundwater? Could the impact be mitigated by improvements on the site or in the same
vicinity?
The site itself is primarily an open field with a billboard located on it. The proposed project will call for the
removal of a nominal amount of trees, and a tree study will be provided as part of a future application. Extensive
research and reporting have taken place with respect to the wetlands located on the site. The proposed
development will not impede on any of the wetland areas as called out in the wetland delineation report.
h. Has there been a change in City policies or neighborhood characteristics that would justify an
amendment?
The site is one large parcel that is around nine acres in size. Per the 2040 Comprehensive Plan, the site was
split into different zoning districts. Roughly two thirds of the site was designated as City Center District, and the
other portion was designated as Industrial District. Creating a consistent use on the entire parcel with further
promote the goals and objectives associated with the City Center District.
i. Does the amendment correct an error made in the original Comprehensive Plan?
The site’s current Land Use Designation is undeveloped, and we will be redeveloping it into a higher and better
use that is consistent with the 2040 Comprehensive Plan.

j. Is there a community or regional need identified in the Comprehensive Plan for the proposed land use
or service?
Yes. The proposed land use would designate the entire parcel as City Center District. Per the Comprehensive
plan, the city of Vadnais Heights has goals built around increasing housing choice, continuing the development
and enhancement of the City Center District, reducing land conflicts through redevelopment of vacant sites, and
enhancing public spaces across the community. The proposed land use: 1) increases the housing choice in the
area by adding around 230 new residential units 2) increases development located in the City Center District
while also better preparing the area for a spur in redevelopment on adjacent parcels 3) redevelops a vacant
2
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parcel of land, and therefore reducing land conflicts 4) includes a multi-use path that will allow for connection to
other nearby trails and sidewalks, making a pedestrian friendly connection for residents and nearby neighbors.
k. Does the amendment help the City meet its life-cycle and affordable housing objectives?
Yes. The development will provide a diverse unit mix with a range of rental costs to accommodate the
population of Vadnais Heights. The apartment complex consists of studio, alcove, one-bedroom, two-bedroom
and three- bedroom units. At this time, the proposed project does not contain any affordable housing units.
l. Does the amendment adversely affect any landmarks or other historically significant structures or
properties? Can the impacts be mitigated through relocation, commemoration, or dedication?
No. The property is not near any landmarks or other historically significant structures or properties.
m. What are the differences in traffic generation from the current versus the proposed land use?
The site is currently vacant land and generates little to no traffic. The proposed use of the land is multifamily
housing with around 230 units. The main traffic drivers to the site will be property management staff, tenants in
the building and guest of the tenants.
n. If applicable, is the proposed traffic in conformance with the I-35E Corridor Study?
Per city staff, this site is not applicable.

3
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Written Narrative addressing the following:
a) State what the proposed zoning classification is (Planned Unit District) and reasons for the request.
The proposed zoning classification is Planned Unit Development. Saturday Properties is requesting this in
order to develop the property into a multifamily residential building. Saturday plans to construct around 230
units on this underutilized site.
b) Is proposal in conformance with City’s Comprehensive Plan? If not, a Land Use Plan Amendment
will be required.
The south side of site is designated as City Center District, while the north end of the site is designated as
Industrial District. Because only half of the parcel is in conformance with the city’s Comprehensive Plan, the
applicant will also be submitting a Comp Plan Amendment application.
c) Is the proposal in compliance with the 35E Corridor Study, if applicable?
Per city staff, this site is not applicable.
d) How will the traffic generated from the existing zoning classification differ?
As mentioned previously, the northern portion of the site is currently zoned for industrial use and the southern
half is meant for higher intense units. With these designations, it can be assumed that if developed under the
current zoning designations, traffic would be inbound during the morning hours as people drive to work, and
outbound during the afternoon hours as people are leaving work. Based on our management experience and
after the proposed development, the property would experience the same amount of traffic and it generally be
at the same time of day regardless of the land use. It would change in a way that residents would be leaving
for work in the morning and arriving home in the afternoon after work.
e) Does the proposed zoning create any utility or drainage concerns?
The proposed zoning does not create any utility concerns because the main utility uses will be stubbed to the
site itself from an already existing line. Stormwater plans are still being developed, but as of now, stormwater
will mostly be handled onsite.
f) Does the applicant have a development project readily available for the subject parcel of land? If so,
please explain.
Over the last year, Saturday Properties believes that the best use of this site is multifamily housing. Roughly
230 market rate units will be constructed on the property. The building will stand 5 stories tall with a portion of
enclosed parking on the ground level, and around 175 surface parking stalls.
Written Narrative addressing the following:
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Does the proposal meet the General Requirements and Standards outlined in Section 38- 484(Chapter
38, Article III, Division 15 is attached).
After review, the proposal does meet the General Requirements and Standards outlined in Chapter 38, Article
III, Division 15.
https://library.municode.com/mn/vadnais_heights/codes/code_of_ordinances?nodeId=COOR_C
H38ZOPLDE_ARTIIIZODI_DIV15PLUNDEPUOVDI
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Talmage Apartments Open House
June 29th, 2021
5:00 – 5:30 PM
Hosted By:
Mark Laverty – Saturday Properties
Nate Brice – Saturday Properties
Alex Haecker – AWH Architects
Four Attendees:
Local Business
Three Community Members
No other attendees were present.
No questions or comments were provided by attendees.
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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 Jokinen and Planning Commission Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

July 27, 2021

SUBJECT:

Staff Report
Case 21-014: PUD Amendment at 905-955 East County Road E
Dakota UPREIT/Vadnais Square

Description of the Request
The applicant/property owner is requesting a Planned Unit Development (PUD) Amendment to allow
additional uses in rear tenant spaces at Vadnais Square. City Code Chapter 38, Article III, Division 15,
Section 38-485(h) allows amendments to a PUD, after Planning Commission and City Council review.
Discussion
The City is using its quasi-judicial authority when considering action on a zoning/subdivision request and
has a relatively high level of discretion in approving PUDs. 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 or to enhance the proposed development.
Action Timeline
The application materials were received on July 12 and were considered complete on July 21 upon receipt
of all the required materials. In accordance with Minn. Stat. Sec. 15.99, the required 60-day action
deadline is September 19.
Received
07/12/2021

Complete
07/21/2021

Development Summary
Site Size:
Existing Zoning District:
Existing Land Use:
Adjacent Existing Land Uses:

Future Land Use:
Adjacent Future Land Uses:
Wetlands:
Staff Report: Planning Case 21-014

60-day Deadline
09/19/2021

Extension
N/A

120-day Deadline
11/18/2021

11.86 Acres (516,622 SF)
Planned Unit Development (PUD)
Commercial
North: Low Density Residential/Wetland
South: Commercial/Public, Institutional, and Utility
East: Commercial
West: Low Density Residential
City Center
North/West: Low Density Residential
South: City Center/Public, Institutional, and Utility
East: City Center
Delineated wetlands northeast of the site; not impacted
Page 1
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Background
The subject property contains the Vadnais Square shopping center and was rezoned from City Center (CC)
to Planned Unit Development (PUD) in 2016. Dakota UPREIT purchased the subject property in 2016
and most recently amended the PUD to allow splitting-up the former Xperience Fitness tenant space.
The original Development Agreement was executed in 1995. Subsequent amendments have allowed retail
spaces to be reconfigured and split-up. In 2014, the City approved splitting the former Festival Foods
space into several smaller suites to accommodate a new grocery tenant. As part of that process, the City
and property owner executed a new Development/PUD Agreement that included an ordinance specifying
what type of uses would be allowed on the north side of the building – behind what is now the Fresh
Thyme Market space. The property owner is now proposing to expand the allowed uses for these spaces.
Analysis
The request in this case includes the following analysis:
Comprehensive Plan
The subject property is guided as City Center in the 2040 Comprehensive Plan. The proposed uses are
permitted in the underlying City Center District and are consistent with the continued use of the subject
property in compliance with the Comprehensive Plan.
Planned Unit Development Amendment
According to City Code Chapter 38, Article III, Division 15, Section 38-485(h):
Method of amending an approval.
(1) Minor changes in the location and placement of buildings or other elements of the final PUD
plan may be authorized by the city council upon staff review.
(2) Changes in structural types, in the shape and arrangement of lots and blocks, in the allocation
of open space, and all other changes which affect the overall design of the project shall be referred
to the planning commission for report and recommendation, after which the city council shall hold
a review and shall decide to either approve or deny the changes in the final PUD plan. If such
changes are authorized, the applicant shall submit a revised final PUD plan showing the
authorized changes.
In this case, (2) above applies since there is a proposed change to the overall design of the project that
requires Planning Commission review.
The review process to split the former Festival Foods space triggered a deliberate conversation about the
changing retail environment and the intent and vision for the Vadnais Square development in the larger
context of the City Center District. The importance of the entire City Center area depends in large part on
maintaining a vibrant multi-tenant shopping center that is viable in the current retail market, which is still
changing. The property owner shares the same goal. To that end, they are reacting to market factors by
requesting additional flexibility to find new retail/service businesses that are well-suited for this type of
space and meet the needs of the community.
The existing Development/PUD Agreement only allows for the following uses on the back/north side:
1. Limited Commercial Storage: A use that includes storage of fixtures, furniture, office and retail
equipment, land and grounds-keeping equipment including but not limited to snow removal
equipment, and vehicles that are not in service. Storage areas shall be located inside the building
Staff Report: Planning Case 21-014
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and shall not incorporate any other areas of project development such as parking areas,
landscaping, and yard areas.
2. Limited Warehousing Distribution: A use where goods are received and/or stored for delivery to
the ultimate customer at remote locations. Limited warehousing distribution may also include the
processing, assembly, or fabrication of certain materials or products where no process involved
will produce noise, vibration, air pollution, fire hazard, or noxious emission which will disturb or
endanger neighboring tenants or properties.
3. Charitable organization: An establishment engaged in the storage or distribution of foods, goods,
financial assistance, or grants, or offering services or other socially useful programs on a
benevolent, nonprofit basis for delivery to the ultimate consumer at remote locations. A charitable
organization may not receive materials such as clothing and other household or office goods
donated by the public.
In addition, the Agreement contains the following performance standards:
1. Limited Commercial Storage, Limited Warehousing Distribution, and Charitable Organization
uses shall be permitted as principal or accessory uses limited to 20,000 sq. ft. of gross floor area
or 15% of the gross floor area of the building footprint, whichever is less. Entry to these uses shall
be limited to the back (north side) of the building and must be located behind a retail space on the
front (south) side of the building.
2. Storage of trailers, storage units, containers or other equipment outside of the building shall be
prohibited.
The applicant/property owner is requesting consideration of the following additional uses:
• Retail business
• Non-traditional (quasi) retail uses – Ex. Axe throwing business
• Sports facilities and training
• Electronic repair
• Place of assembly
• Package Distribution
Amending the existing PUD Agreement to expand the allowable uses is a high-level policy decision that
should balance the needs of the shopping center while mitigating potential negative impacts to surrounding
properties. Staff defers to the Planning Commission and City Council on what uses may be appropriate.
Based on the Planning Commission’s recommendation and City Council’s action, staff would prepare a
formal PUD Amendment for final approval by the City Council.
Agency/Department Review
Due to the nature of the request, further agency/department review was not necessary.
Public Hearing Notice
According to City Code Chapter 38, Article III, Division 15, Section 38-485, a public hearing notice was
published and mailed to property owners within 350 feet of the subject property at least seven (10) days
prior to the Planning Commission meeting. The required notice was published in the July 14 edition of
the Vadnais Heights Press and mailed to surrounding property owners on July 14.

Staff Report: Planning Case 21-014
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Recommended Commission Action
Staff recommends approval of the proposed PUD amendment request, based on the finding of fact that
the applicant is responding to the current retail market in an attempt to keep the shopping center viable
and leased.
Subject to the following conditions:
1. A PUD/development agreement amendment between the property owner, 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 in compliance with all applicable code standards shall be
submitted prior to commencement of any construction activities on the subject property, to be
reviewed/approved administratively.
3. Sign permits in compliance with all applicable code standards shall be submitted prior to any
sign(s) being installed/relocated on the subject property, to be reviewed/approved administratively.
Action Requested
Following the public hearing, the Planning Commission may consider the following actions:
1. Recommend approval of the proposed PUD Amendment, based on the findings of fact, with
conditions.
OR
2. Recommend denial of the proposed PUD Amendment, based on the findings of fact determined
by the Planning Commission.
OR
3. Table the request and advise staff to extend the application review period an additional 60 days, in
compliance with Minn. Stat. Sec. 15.99.
Attachments:
• Aerial map
• Site Plan
• Application, including supporting materials
• Public Hearing Notice
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