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The City of Vadnais Heights
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Memorandum:
TO:

Garceau Corner Task Force Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

June 19, 2019

SUBJECT:

Second Meeting Agenda and Additional Information

Thank you for your attendance and thoughtful discussion at the first meeting last month. In anticipation
of the second meeting, staff has already provided materials prior to the meeting. Please review your
binders and bring them to this month’s meeting.
Attached are the agenda and Meeting #1 minutes.
In addition, please find the following responses to questions from the first meeting:
•

Overview of zoning regulations and what current zoning allows on the property.

See the attached Zoning Map and C-1 District regulations. The market/hardware properties are zoned
C-1 and the drainage ditch is zoned R-1. The current and DRAFT Comprehensive Plans guide the
properties as “Commercial” future land uses, which is consistent with their current zoning.
The zoning of a property regulates what specific uses are allowed and may contain certain conditions.
The future land use guides the general land use of the property in the future and should be consistent
with the zoning. Any zoning change also requires a comprehensive plan amendment to change the
future land use. Both processes require significant public approval processes with notices to the
surrounding neighborhood.
•

Financial information/projections from Ehlers.

This analysis will be reviewed as part of subsequent meetings during the discussion of residential and
commercial redevelopment scenarios. The purpose of the second meeting is to present the relevant
financial background information in order to better understand the future financial analysis process.
•

Look at different options and how they might impact nearby property owners.

Review of potential development scenarios will take place at subsequent meetings and will include
analysis and discussion of potential impacts to surrounding properties.
The Ramsey County Assessor’s Office conducts private property assessments and estimates current
market value, which is used to determine annual property taxes. According to the County’s website:
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The Assessor’s Office uses a mass property appraisal process for estimating market values. This
system involves analysis of recent property sales and physical features of the sale property. The
assessor also analyzes construction costs, costs of operating and maintaining a property, what
rent it may earn, and many other considerations affecting market value. The assessor estimates
property value in three different ways:
1. Sales comparison: This approach compares property and its physical characteristics to
others that have sold recently. Adjustments are made for differences to arrive at an estimate
of what your property would sell for.
2. Cost: This approach values property based on how much money it would take, at current
material and labor costs, to replace property with a similar one. If the property is not new,
the assessor depreciates the cost, based on age.
3. Income: This approach estimates the current value based on a projected future income
stream, such as how much income the property would produce if it were rented as an
apartment, store or factory.
4. The assessor may rely more heavily on the value of one approach, depending on the type
and nature of your property.
Property values are based on market values that fluctuate with a changing market. State laws
require changes in the marketplace to be reflected in the assessor’s estimated value.
Physical changes made to your property can also affect your market value. For example, if you
were to add a garage to your home, the market value may increase. If your property is in poor
condition, the market value may decrease.
Estimated market value does not change at the same rate on all properties. Changes vary by
neighborhoods and individual properties. Sales in one area may indicate a large increase in value
in a given year, while another neighborhood may have little or no change. Properties within the
same neighborhood may show different value changes based on physical characteristics. There
are numerous factors to be considered in each property, which will cause value changes to differ.
Some of the factors that can affect value are location, condition, size, quality, number of baths,
basement finish, garages and many others. Property information may have been corrected,
resulting in an increase or decrease in value different from neighboring properties.
According to the Assessor’s Office, most new construction will not in-and-of-itself contribute to
significant changes in surrounding residential property value assessments. As noted above,
several factors influence assessed property values and new development most often causes
surrounding values to rise, as it indicates the area is desirable. It is important to note that estimated
market values for assessment purposes are different than real estate market values.
•

Current traffic data in the area and how future improvements might impact traffic.

The most recent average annual daily traffic (AADT) counts from Ramsey County in the
redevelopment area are as follows:
o Vadnais Boulevard (County Road): 3,850 AADT
o Edgerton Street – north of intersection (City Road): 5,200 AADT
o Edgerton Street – south of intersection (County Road): 4,200 AADT
o Centerville Road (County Road): 4,200 AADT
According to the County, these counts are well under the design capacity of the roadways. As a ruleof-thumb, these roadways are capable of handling at least 20,000 vehicles per day. However, any
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amount over 7,500 can cause some issues to traffic flow and access. Even though these roadways near
the subject property are nowhere near capacity, that does not mean they do not have issues that should
not be examined. As a result, any proposed redevelopment will require a traffic analysis to be
completed to ensure there are no negative impacts to traffic/access operations at the intersection and
surrounding roads, including any appropriate mitigation measures.
•

State or federal grants that may be available for wildlife areas.

Additional research is underway and a more thorough response will be provided at a future meeting.
•

Would St. Paul Regional Water have any say in what might be built on the site? A list of
stakeholders for each scenario.

Staff reached out to a contact at SPRWS that deals with the Regional Park property and operations at
the Vadnais Lake site. They indicated that they are aware of the site’s contamination and it was
determined that the existing condition is not a threat to the water system. Regarding future
redevelopment of the site, they would have no concerns as long as appropriate local and state
stormwater management regulations are met. However, they will be engaged in the review process
for any future redevelopment project.
Please note that full copies of the environmental documents and additional information are posted on the
City’s website at https://www.cityvadnaisheights.com/624/Garceau-Redevelopment.
Attachments:
• Meeting #2 Agenda
• Meeting #1 Minutes
• Zoning Map
• C-1 Zoning District
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The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127
651.204.6000 Phone
651.204.6100 Fax

Second Meeting of the
Garceau Corner Task Force
Wednesday, June 19, 2019 – 6:00 p.m.
City Council Chambers
A G E N D A
1. Recap of First Meeting – Facilitator (Cathy Bennett)
2. Property History – City Staff (Nolan Wall)
3. Environmental/Contamination Background – AET (Mike Hultgren)
4. Financial/TIF Background – Ehlers (Jason Aarsvold)
5. Meeting Recap – Facilitator (Cathy Bennett)
6. Adjourn

Garceau Corner Task Force
First Meeting: May 29, 2019
Meeting Notes
Welcome
Mayor Gunderson welcomed the Task Force members to the meeting and thanked them for
participating.

Introductions
Cathy Bennett, Facilitator, gave an overview of the meeting agenda and thanked everyone for taking the
time to fill out the Survey Monkey survey.
Introductions of Task Force Members and City staff.
Task Force Goals and Member Expectations
Bennett reviewed Ten Ground rules for meetings:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Show up on time and come prepared.
Stay mentally and physically present.
Contribute to meeting goals.
Let everyone participate.
Listen with an open mind.
Think before speaking
Stay on point and on time.
Attack the problems, not the person.
Close decisions and identify action items.
Record outcomes and follow-up.

Bennett asked Task Force members what type of information they might like have available to them at
future meetings. Task Force members noted the following items/questions:
•
•
•
•
•
•
•
•

Financial information/projections from Ehlers.
Overview of zoning regulations and what current zoning allows on the property.
Look at different options and how they might impact nearby property owners.
Look at what option might allow green space/city park type of facility as well as income
generation (i.e. community pool, splash pad, etc.).
Current traffic data in the area and how future improvements might impact traffic.
Look at an option for having an establishment such as the Pillars Hospice Home in Oakdale.
State or federal grants that may be available for wildlife areas.
Would St. Paul Regional Water have any say in what might be built on the site? A list of
stakeholders for each scenario.

Next meetings were set for June 19th and July 17th at 6:00 p.m. at City Hall.
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ZONING MAP
Vadnais Heights, Minnesota
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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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