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CITY OF ARDEN HILLS, MINNESOTA
PLANNING COMMISSION
WEDNESDAY, MAY 6, 2020
6:30 P.M. - ARDEN HILLS CITY HALL
CALL TO ORDER/ROLL CALL
Pursuant to due call and notice thereof, Chair Nick Gehrig called to order the regular Planning
Commission meeting at 6:30 p.m.
ROLL CALL
Present were: Chair Nick Gehrig, Commissioners Marcie Jefferys, Steven Jones, James Lambeth,
Subbaya Subramanian, Paul Vijums, and Jonathan Wicklund.
Absent: Commissioners Kurtis Weber and Clayton Zimmerman.
Also present were: Community Development Manager Mike Mrosla, Associate Planner Joe
Hartmann, and Councilmember Steve Scott.
APPROVAL OF AGENDA – MAY 6, 2020
Chair Gehrig stated the agenda will stand as amended changing Planning Case 3B to Planning
Case 20-004.
APPROVAL OF MINUTES
April 15, 2020 – Planning Commission Regular Meeting
Commissioner Lambeth moved, seconded by Commissioner Jefferys, to approve the April
15, 2020, Planning Commission Regular Meeting as presented. A roll call vote was taken.
The motion carried unanimously (7-0).
PLANNING CASES
A.

Planning Case 20-008; 3244 Sandeen Road – Variance Request – No Public Hearing
Required

Associate Planner Hartmann stated the Applicants are requesting a variance to increase the
FAR of their single-family detached dwelling on the Subject Property from 0.30 to 0.34. The
Applicants were previously approved for a front yard setback variance at the January 27th 2020
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City Council meeting. The Subject Property is currently a vacant lot, zoned R-2, Single and Two
Family Residential District, and is guided as Low Density Residential on the land use plan.
Associate Planner Hartmann reported according to the Applicants’ narrative submitted as a
part of their application, the home has been designed in such a way that it can capture the
additional 396 sq. ft. that the Applicant requests without changing the envelope or appearance of
the home from the exterior; which could be built by right. The Applicants are requesting to
incorporate more livable space above the garage and in the basement. The proposed spaces
would be otherwise used for storage and would meet applicable building codes to not be included
within the FAR Calculation. Without the variance the space above the garage would be
accessible from the garage via a drop down stair. There will no changes required to the exterior
of the property to meet their request for a greater FAR.
Associate Planner Hartmann explained the Planning Commission is being asked to determine
if a variance request for flexibility with the FAR requirement should be approved. The sketches
that have been submitted show that the extra livable space would be wholly within the principle
structure. The evaluation of the proposal should be based on the District Provisions in Section
1320 and the Requirements for a Variance in Section 1355.04, Subd. 4.
Associate Planner Hartmann reviewed the surrounding area, the Plan Evaluation and provided
the Findings of Fact for review:
1.
2.
3.
4.
5.
6.
7.

City Staff received a land use application for a variance request to increase the allowable
FAR on a single family dwelling at the Subject Property 3244 Sandeen Road.
A single-family detached dwelling is a permitted use in the R-2 district.
The Subject Property is non-conforming with the R-2 districts standards for minimum lot
width and area requirements.
The proposed additional floor area would be below grade and wholly within the principal
structure of the house.
The proposed development of the subject parcel would conform to all other requirements
and standards of the R-2 district.
A variance may be granted if enforcement of a provision in the zoning ordinance would
cause the landowner practical difficulties.
Variances are only permitted when they are in harmony with the general purposes and
intent of the ordinance.

Associate Planner Hartmann stated staff recommends approval of Planning Case 20-008 for a
Variance at 3244 Sandeen Road, based on the findings of fact and the submitted plans, as
amended by the conditions below:
1.
2.

A Building Permit shall be issued prior to commencement of construction.
The proposed building shall conform to all other standards and regulations in the City
Code.

Associate Planner Hartmann reviewed the options available to the Planning Commission on
this matter:
1.

Recommend Approval with Conditions
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Recommend Approval as Submitted
Recommend Denial
Table

Chair Gehrig opened the floor to Commissioner comments.
Commissioner Jeffreys asked if the City has previously approved a FAR request over .3 in the
past.
Community Development Manager/City Planner Mrosla stated it was his understanding the
City has received one other request for a FAR variance and this was for another unique lot. He
explained the majority of lots in the City meet all zoning requirements, but older lakefront lots
were unique.
Commissioner Jeffreys questioned if an architect would be aware of the City’s FAR
requirements.
Community Development Manager/City Planner Mrosla deferred this question to the
architect.
Andrew Peterson, architect for the Applicants, explained he understood the requirements ahead
of time. However, he stated it took time to lay out the space and to fully understand how the
Applicants would want the building to be laid out.
Commissioner Jones commented on the Met Council information that was provided to the
Commission. He supported the City reviewing how FAR was measured. He noted this was the
third time this home has been before the Commission. He inquired if the Applicants were
planning to raise the floor in the basement while also adding space above the garage.
Mr. Peterson explained this was a new construction home and the house has been designed with
flexibility to where additional space could be captured. He indicated the space above the garage
and in the lower level could accommodate the therapy room. He reported if the FAR variance
was not approved, he would need to revise the plans.
Commissioner Jones questioned if the .34 FAR included both the basement and space above the
garage.
Mr. Peterson stated nothing has been approved yet. He commented in the lower level the floor
would be raised for a crawl space. He indicated the exterior envelope of the home would not be
altered if the FAR variance was not approved. He described how the home was built into a
hillside and a portion would be useable space and the remainder would be crawl space. He
reported the crawl space had to not be livable space because of the City’s FAR requirements.
Commissioner Lambeth commented on the information that was provided to the Commission
in November of 2019. He asked what the lot size was for this property noting there were three
different numbers included in the materials. He discussed the history of this Planning Case noting
the previous requests from the Applicants. He understood the Applicants were requesting extra
space for special needs programming for their child, but indicated the Applicants were now
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requesting even more space than was previously approved on a 9,400 square foot lot. He stated
the Applicants were proposing to increase the FAR from .36 to .4. He explained the new plan
includes some questionable data. He reviewed the lot area numbers further and expressed
concerns that the facts were a moving target. He questioned why the City would assign an FAR
calculation to this lot that does not meet the square footage minimums of the zoning
requirements.
Associate Planner Hartmann referenced the packet from November and noted a different
architect had provided the City with those FAR numbers. He noted the size of the lot was
estimated to be 9,400 square feet. He reported the current Applicant has gone with a different
architect and a certified survey of the lot was provided to the City stating the lot was 9,900
square feet in size. He reported this number was more accurate than the previous information
taken from an aerial photo.
Commissioner Lambeth stated it was important for the City to have a clear lot size in order to
have this number as the denominator for the FAR equation. He feared that at this time the City
had three or four numbers out there.
Associate Planner Hartmann clarified the correct and most accurate number was 9,900 square
feet based on the certified survey.
Further discussion ensued regarding the change in the plans.
Commissioner Lambeth expressed concern with the fact revised, detailed plans had not been
provided to the Planning Commission.
Mr. Peterson commented a simple plan diagram had been provided to staff detailing the
locations of the two spots where additional space would be used if the FAR variance were
approved. He explained elevations had been provided to staff.
Commissioner Lambeth stated it was concerning that this information was not provided to the
Commission. He reported the Commission was running blind and had no actual revised
drawings to review.
Community Development Manager/City Planner Mrosla apologized for not having this
information in the presentation. He noted he just received the information from the architect via
email this afternoon. He stated the diagram shows the additional FAR was in the basement and
above the garage. He explained if the FAR variance was not approved by the Commission these
spaces would remain storage.
Commissioner Lambeth asked if the change was to move the rehabilitation space to above the
garage.
Community Development Manager/City Planner Mrosla reported the plans before the
Commission were different from the previous plans.
Commissioner Lambeth questioned if there was any finished area adjacent to the garage in the
lowest level.
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Mr. Peterson explained there was a very small amount of finished square footage on the entry
level which would act as an entry/mudroom and houses stairs to go up to the main level, along
with a mechanical room.
Commissioner Vijums asked how basements that don’t meet minimum ceiling height was
considered within the FAR requirements.
Associate Planner Hartmann discussed the Minnesota State Building Code Requirements. He
reported the minimum was seven feet.
Commissioner Vijums questioned if the crawl space was less than seven feet.
Community Development Manager/City Planner Mrosla stated according to the applicant this
was correct.
Commissioner Vijums inquired where the therapy room would be located.
Mr. Peterson indicated the occupational therapy room would be located either above the garage
or in the lower level. He stated his clients have yet to make this decision. It was noted the
exterior of the building would not change if this space were used for occupational therapy.
Chair Gehrig reported this Planning Case does not require a Public Hearing. However, he
opened the meeting for public comments.
Steven Campbell, 3248 Sandeen Road, stated he lives adjacent to the property in question. He
noted he submitted a letter on behalf of the residents in the neighborhood that have concerns
about the property. He explained he attended the previous Planning Commission meetings. He
indicated this was a unique lot that was non-conforming. He stated he had concerns with how
the FAR was being calculated. He expressed concern with the fact he has not been given
information from the City when it has been requested. He reported the proposed home was much
too large for the size of the property and he recommended the Planning Commission deny the
variance request.
Jim Day, 3242 Sandeen Road, stated he lived south of the property in question. He discussed
State Code and reported in order for basement space to not be counted as livable it had to be
under six feet in height. He believed the square footage on the proposed home was too high. He
was of the opinion a variance was not justified simply because the applicant had not changed the
envelope of the home. He indicated the proposed home would be three stories from the street and
reported all other homes on Sandeen Road were one or two stories. He stated the proposed home
would be inconsistent with the character of the neighborhood. He recommended the Planning
Commission deny the variance request.
Commissioner Zimmerman stated he was listening to the meeting as an alternate.
Richard Priore, applicant, explained the house as presented meet all City Code requirements.
He indicated he could build this home tomorrow without needing a variance. However, because
he was requesting additional space for a therapy room, he needed to come before the Planning
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Commission. He questioned why the neighbors were struggling with the additional space given
the fact the envelope of the home would not change. He understood the neighbors wanted to
preserve the neighborhood, but stated he would be dramatically improving the lot. He explained
the height of the house was within City Code. He stated he was having a hard time
understanding why the neighbors were objecting to the project when the home would be built per
the plans whether or not the FAR was approved.
Chair Gehrig thanked the public for their comments and brought the discussion back to the
Planning Commissioners.
Chair Gehrig explained the request before the Commission was for a FAR variance. He
reported the home itself did not require any variances to City Code. He stated because the
exterior footprint of the home would not be increased and because the additional space was for a
good use, he supported the proposed request.
Commissioner Jones agreed with Chair Gehrig and reiterated that the structure itself required no
variances to City Code.
Commissioner Jeffreys explained she had concerns with the fact the home plans were of a new
design. She indicated if the home had been built with a .3 FAR it would have a smaller envelope
and would not have the capacity for the therapy room.
Chair Gehrig reported the home could be built per the plans today and the extra spaces could be
used as storage. However, the applicant was asking to convert the space into useable space in
order to provide a therapy room for their special needs son.
Commissioner Wicklund stated he supported the FAR increase. He believed this was a
reasonable request and the lot was unique. He explained he could support the FAR increase
because the essential character of the property would not be altered because the envelope meets
City Code.
Commissioner Lambeth reported he did not believe the Commission could review and approve
this request because it did not have adequate information. He believed the Commission needed
to be able to review a complete package that demonstrates compliance with all applicable State,
County and local statutes and codes.
Chair Gehrig indicated the Planning Commission’s scope was to review variances requests per
City Code. He explained the Commission does not review every building request if there were
no variance requests.
Commissioner Lambeth stated he could support this variance in order to move forward but
noted in doing this without the required documentation was a concern to him.
Community Development Manager/City Planner Mrosla apologized to the Planning
Commission for not including the house elevations within the packet. He noted this information
was included in the information that was emailed within the PowerPoint presentation. He stated
if the Commission believes they need additional time to review the elevations the item could be
tabled.

ARDEN HILLS PLANNING COMMISSION – May 6, 2020

7

Chair Gehrig thanked Commissioner Lambeth for clarifying the disconnect. He asked how the
Commission would like to proceed.
Commissioner Jones stated he supported moving the item forward.
Commissioner Wicklund was in agreement.
Commissioner Wicklund moved and Commissioner Jones seconded a motion to
recommend approval of Planning Case 20-008 for a Variance at 3244 Sandeen Road based
on the findings of fact and the submitted plans, as amended by the two (2) conditions in the
May 6, 2020, report to the Planning Commission.
Commissioner Lambeth stated he supported this project moving forward. However, he
requested in the future that all variance requests include all information submitted by the
applicant so the item can be properly considered by the Planning Commission.
A roll call vote was taken. The motion carried unanimously (7-0).
B.

Planning Case 20-004; 1741 Venus Avenue – Variance Requested – No Public
Hearing Required

Associate Planner Hartmann stated the Applicants are requesting a variance to replace a deck
in the front yard of their single-family detached dwelling on the Subject Property that also serves
as the front door entrance to the house given the unique topography of the parcel. The front yard
property line is 40 feet from the house and thus the proposed deck is 28 feet from the property
line. The Subject Property is zoned R-1, Single Residential District and is guided as Low Density
Residential on the land use plan.
Associate Planner Hartmann reported the Applicants are proposing to replace the design
instead of repairing the current structure. According to the Applicants’ narrative submitted as a
part of their application, the proposed plan is to replace the deck and walkway which is original
to the house. The decking is failing due to rotting wood after over 50 years in service and some
of the current two-by-four support structure is not up to current state building code standards for
decks.
Associate Planner Hartmann explained the Applicants argue that the deck is an essential
feature of the house, as it provides the only access to the front door and the plan they propose
does not extend any farther toward the front lot line than the current deck and adjoining stone
stairs, nor is the proposed deck any higher than the current deck, which would preserve
neighborhood character. The proposal also removes a section of the deck to the west of the front
door which partially blocks of the egress window on the ground level. The Applicants’ plan
increases the area in front of the front door to make the front door more accessible and to create a
space in the front of the house they argue will support neighborly engagement.
Associate Planner Hartmann commented the Planning Commission is being asked to
determine if a variance request for flexibility with the front setback requirement should be
approved for the deck and “bridge” walkway. The sketches that have been submitted show that
the replacement walkway would be the same size and length as the current walkway, but the
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replacement deck would exceed the area of the deck currently in place. The Applicant could
replace the deck with a new deck of the same size without a variance, but they are asking for a
variance to build a larger deck than would be allowed by code. The evaluation of the proposal
should be based on the District Provisions in Section 1320 and the Requirements for a Variance
in Section 1355.04, Subd. 4.
Associate Planner Hartmann reviewed the surrounding area, the Plan Evaluation and provided
the Findings of Fact for review:
1.
2.
3.
4.
5.
6.
7.
8.
9.

City Staff received a land use application for a request to build a replacement deck for a
single family dwelling at the Subject Property 1741 Venus Avenue.
A deck on a single-family detached dwelling is a permitted use in the R-1 district.
The proposed walkway is necessary as the means of egress out the front door of the
house.
The Subject Property is non-conforming with the R-1 districts standards for minimum lot
length and area requirements.
The Subject Property is also nonconforming for topography due to the sunken elevation
of the front yard.
The proposed deck and walkway would encroach into the front yard setback a combined
28 feet.
The proposed development of the subject parcel would conform to all other requirements
and standards of the R-1district.
A variance may be granted if enforcement of a provision in the zoning ordinance would
cause the landowner practical difficulties.
Variances are only permitted when they are in harmony with the general purposes and
intent of the ordinance.

Associate Planner Hartmann stated staff recommends approval of Planning Case 20-004 for a
Variance at 1741 Venus Avenue, based on the findings of fact and the submitted plans, as
amended by the conditions below:
1.
2.
3.

Prior to issuance of a Building Permit, engineering department staff shall review a revised
landscaping plan to ensure no impacts to the right-of-way.
A Building Permit shall be issued prior to commencement of construction.
The proposed building shall conform to all other standards and regulations in the City
Code.

Associate Planner Hartmann reviewed the options available to the Planning Commission on
this matter:
1.
2.
3.
4.

Recommend Approval with Conditions
Recommend Approval as Submitted
Recommend Denial
Table

Chair Gehrig opened the floor to Commissioner comments.
Commissioner Jones indicated this was a wonderful project.
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Commissioner Subramanian stated he appreciated the fact the neighbors were supportive.
Commissioner Vijums asked if access to the egress windows below the deck would be hindered.
Community Development Manager/City Planner Mrosla reported the far left egress window
would be upgraded to meet egress and building code requirements. He stated the other windows
would remain as is.
Commissioner Wicklund questioned what the square footage of the deck was currently and
asked what the square footage would be of the new deck.
William Tourdot, 1741 Venus Avenue, reported proposed deck was 375 square feet, noting the
deck would be 20’ by 12’ and would have a 17’ by 5’ bridge. He commented further on the
egress windows in the basement and reported he was not required to replace the egress windows
in the laundry room.
Commissioner Wicklund asked why the deck was being proposed to come straight out from the
house versus having the main entrance off the driveway.
Mr. Tourdot reported this matches the existing deck and the neighbors know the house by this
feature. In addition, this would provide access into the main entrance of the house.
Commissioner Wicklund questioned if the City has approved any other variances for residents
that want to put decks in the front yard.
Community Development Manager/City Planner Mrosla reported there were not a whole lot
of decks in front yards. He stated residents could place structures in the front yard so long as it
does not exceed 30” in height and meets appropriate setbacks. He indicated once structures were
above 30” railings were required, along with a permit. He explained this was a unique request
given the topography of the lot and there was an existing deck.
Chair Gehrig asked if this property had a backyard that supports a patio or deck.
Community Development Manager/City Planner Mrosla stated the back of the home has a
walkout entry with a patio.
Chair Gehrig commented he was understanding of the existing sunk in front yard and structure
in place with the bridge that extends to the front door. He understood that the existing structure
was 50 years old and was in need of replacement. He stated he was struggling with the fact the
replacement deck would exceed the requirements by double for the porch section. He questioned
what about the parcel was unique that a deck should be built on the front of the house when there
was space in the back of the home.
Mr. Tourdot indicated there were many homes in his neighborhood that had front porches and
patios.
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Jennifer Granick, 1741 Venus Avenue, reported in her neighborhood there were a lot of front
patios but because of the elevation of her home she could not have a patio. She discussed the
topography of property and noted some of the new deck space would be used as a walkway into
the home, which would be unusable space. She explained the deck would be used to visit with
neighbors while kids were playing, which was consistent with the feel of the neighborhood.
Chair Gehrig asked if the topography of this property was more traditional with a deck in the
front, how far the deck could extend into the front yard setback.
Community Development Manager/City Planner Mrosla stated per City Ordinance, decks
and covered porches may extend six feet into the front and rear setback.
Commissioner Lambeth requested further information on how the deck was supported and
questioned what portions of the deck were failing.
Mr. Tourdot reported the main portion of the deck that was failing was the bridge. He stated the
bridge was canted to one side and the 2’x4’s on the walkway were becoming soft. He explained
the existing deck structure could not be rebuilt as it was because it was cantilevered out from the
house. He commented further about how the deck was supported by joists that were cantilevered
out from the house, four feet on center. He discussed how construction of decks had changed in
the past 50 years.
Commissioner Lambeth reported 2’x4’s was not the typical material used for decks. He asked
what the applicants would be using for deck material.
Mr. Tourdot indicated he would be using recycled decking material.
Commissioner Lambeth questioned what would happen to the cantilevered supports.
Mr. Tourdot explained this would be addressed during the building permit phase but he
anticipated a ledger would have to be installed in order to support the deck, along with posts and
footings to support the joists.
Commissioner Lambeth inquired what the scope of work would be for this project.
Mr. Tourdot stated he was proposing to remove the existing deck and to build a new deck in the
the front of his home.
Chair Gehrig commented the variance request before the Commission was for the size of the
structure. He reported the scope of the building materials was not under consideration and would
be reviewed by staff through the building permit process.
Commissioner Lambeth indicated what he was trying to get at was that the applicant was
proposing to build a maintenance free deck that would last for some time into the future.
Commissioner Vijums explained he was constructing a deck at his cabin. He commented
further on the building requirements and anticipated the proposed deck would last 50+ years.
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Commissioner Jones discussed the cantilevered decks he had built and stated he supported the
project as proposed.
Chair Gehrig agreed this was a fantastic project but stated he was struggling with the three
factor test. He understood this was a unique parcel but stated City Code did not allow people to
put large decks on the front of their home. For this reason, he would rather see a porch structure
built within the six foot requirement.
Commissioner Jones moved and Commissioner Vijums seconded a motion to recommend
approval of Planning Case 20-004 for a Variance at 1741 Venus Avenue based on the
findings of fact and the submitted plans, as amended by the three (3) conditions in the May
6, 2020, report to the Planning Commission. A roll call vote was taken. The motion carried
4-2 (Commissioner Jeffreys and Chair Gehrig opposed).
Commissioner Lambeth was not available for the vote.
UNFINISHED AND NEW BUSINESS
None.
REPORTS
A.

Report from the City Council

Councilmember Scott provided the Commission with an update from the City Council. He
explained the City Council was meeting virtually due to COVID-19. He reported the Council
appointed two new members to the PTRC in April. He indicated a feasibility report was ordered
for the 2021 Pavement Management Plan and approved an agreement for the Karth Lake runoff
control project. He stated the first quarter financials were also approved. He reported
construction continues for the 34th Infantry headquarters was progressing and would have a grand
opening later this summer. He explained a national grocer was interested in moving into the
Pace building. He noted the City Council had canceled all summer park and recreation programs
due to the COVID-19 crisis.
B.

Planning Commission Comments and Requests

None.
ADJOURN
Commissioner Jones moved, seconded by Commissioner Jeffreys, to adjourn the May 6,
2020, Planning Commission Meeting at 8:35 p.m. A roll call vote was taken. The motion
carried unanimously (6-0, Commissioner Lambeth was not available for the vote.)

MEMORANDUM
DATE:

June 3, 2020

TO:

Planning Commission Chair and Commissioners

FROM:

Mike Mrosla, Community Development Manager/City Planner

SUBJECT:

Planning Case #20-003 – Public Hearing Required
Applicant: Barry O’Meara
Property Location: 3246 New Brighton Road
Request: Preliminary Plat/Final Plat and Variance

PC Agenda Item

3.A

Requested Action
Barry O’Meara of O’Meara Builders (“Applicant”) has submitted a Land Use application for a
variance from the minimum lot width requirement and Preliminary Plat for 3246 New Brighton
Road (“Subject Property”).
Background and Project Overview
1. Background
The subject property at 3246 New Brighton Road is approximately 3.12 acres in size and is
comprised of the decommissioned Lake Johanna Fire Station No.1 building, a detached garage,
and parking areas. The two existing structures are located along New Brighton Road and there are
multiple curb cuts currently providing access to the property. The topography of the lot is relatively
flat along New Brighton Road, but then slopes down significantly to a pond located on the easterly
half of the property. The elevation change from New Brighton Road to the pond edge is roughly
15 feet. The pond occupies approximately 1.3 acres of the site leaving 1.5 acres of developable
land.
Since 2017 the Subject Property has had three (3) previous development applications reviewed but
not approved. The first application was submitted in April, 2017; the developer was requesting to
subdivide the subject property into four (4) lots, however, the former landowner and the applicant
couldn’t agree on a sale price and the applicant withdrew their application. In January, 2018, a
different applicant submitted an application requesting to subdivide the subject property into four
(4) lots. On April 23, 2018, the City Council considered the application for a Preliminary Plat,
Final Plat, Comprehensive Plan Amendment, and Variance. The City Council voted to deny this
application because the proposal was not consistent with the Comprehensive Plan designation of
the property as Public and Institutional.
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At their May 29, 2018 meeting the City Council approved a Comprehensive Plan Amendment,
Preliminary Plat and Variance at the subject property. The Comprehensive Plan Amendment
changed the designation of the property from Public and Institutional to Very Low Density
Residential. The City Council approved a Preliminary/Final Plat request would have created three
(3) single-family residential parcels on the existing lot. The proposed project never came to fruition
and the property was voluntarily foreclosed.
2. Overview of Request
The Applicant is requesting to remove the existing vacant Lake Johanna Fire Station No. 1 and
associated structures and then subdivided the subject property into four (4) lots for owner-occupied
single family dwellings. The Applicant is also requesting a variance to allow the four proposed
parcels to have a width of 81.75 feet, which is 3.25 feet less the eighty-five (85) foot minimum
requirement for the R-2 District.

Plan Evaluation
City of Arden Hills
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Chapter 11, Subdivision Regulations Review
1. Minimum Subdivision Design Standards – Section 1130
City Code Section 1130.05 Easements
City subdivision regulations require dedication of a minimum 12-foot wide utility and drainage
easement along the right-of-way and centered on common lot lines. The Preliminary Plat includes
12-foot utility and drainage easements that are centered on the common lots lines throughout the
development and 12-foot easements along the New Brighton Road right-of-way and the rear
property lines. The proposed utility and drainage easements meet the City’s minimum
requirements.
Where a subdivision is traversed by a watercourse, a drainage easement is required to be dedicated
substantially conforming to the lines of the watercourse. There is an existing landlocked pond
located on the easterly half of the site and the Applicant is proposing a stormwater collection pond
at the northwest corner of the landlocked pond. The applicant has provided a drainage easement
around the perimeter of both ponds. In addition, a 16.5 foot conservation easement is located
around the existing pond. A conservation easement is a voluntary legal agreement between a
landowner and government agency. The intent of the conservation easement is to permanently
limit uses of the land in order to protect the surrounding buffer area and the overall pond water
quality. The Applicant also providing a 15 foot access easement along the north property line to
allow City staff to access the proposed and existing ponds for maintenance.
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City Code Section 1130.07 Watercourse
Lots abutting upon a wetland are required to have additional width or depth to assure building sites
are not subject to flooding. All building areas should be located outside the natural feature and a
minimum of two feet above the 100-year flood elevation. The drainage plan provided by the
Applicant meets ordinance standards.
City Code Section 1130.08 Park Dedication
The Subdivision Code requires the developer of a subdivision to dedicate a reasonable percentage
of the tract to be developed into a public space. Section 1130.08 Subd. 2 of the Subdivision
Ordinance indicates that for a subdivision resulting in new dwelling units with a density less than
2.5 units per acre, the applicant would be required to dedicate ten (10) percent of the buildable
land area in the subdivision or pay a park development fee of $6,500 per residential unit. Ten (10)
percent of the development would be approximately 0.31 acres, however, the site does not provide
for a feasible public park area. A recommended condition of approval requires the developer to
pay a park development fee of $6,500 per unit, for a total fee of $26,000. This fee would be paid
prior to release of the final plat. The City Council will be asked to make a final determination of
the park dedication requirement.
City Code Section 1160.06 Street Plan
The applicant proposes four separate driveway accesses on New Brighton Road for the four singlefamily residential lots. New Brighton Road is a Ramsey County roadway and the County has
reviewed and approved the proposed plans. The Applicant is also required to dedicate 10,791
square feet of Right of Way along New Brighton Road to the County. The Applicant is aware that
any disturbance occurring in the right-of-way will require a County permit. All other required
improvements, including sewer, water, utilities, and driveway connections to New Brighton Road
will be constructed in accordance with the City’s Subdivision Code. No new streets are being
constructed for the development project.
Chapter 13, Zoning Regulations Review
2. District Provisions (R-2 Single Family Residential District) – Section 1320
City Code Section 1320.06 Lot Size and Dimensions – Variance Requested
The applicant is proposing to subdivide the existing 3.12 acre property into four single-family
residential lots. The minimum lot size for single-family residential dwellings is 11,000 square feet
All four lots would meet the minimum lot area requirements.
Lot
Zoning Code
(R-2 District)
1
2
3
4

Total Lot Area
(Square Feet)

Width
(Feet)

Depth
(Feet/Minimum
Depth Shown)

11,000
21,827
28,140
31,793
43,357

85
81.75
81.75
81.75
81.75

120
267
267
368
180

The Zoning Code requires lots in the R-2 District to have a minimum width of 85 feet and a
minimum depth of 120 feet. All four lots would meet the minimum depth requirement. The
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applicant has requested a variance for each lot to have a width of 81.75 feet, or 3.25 feet less than
the minimum width requirement.
City Code Section 1320.06 Structure Setbacks
The minimum building setbacks in the R-2 District are 40 feet in the front yard, 30 feet in the rear
yard, and a 5-foot minimum in the side yard, with both sides required to add up to a minimum of
15 feet. The preliminary plat submitted by the Applicant identifies potential building pads for each
lot. Based on this submittal, all setback requirements stated in the Zoning Code would be met by
the proposed development. In addition, the Applicant incorporated feedback provided from a
resident at the June 11, 2019 neighborhood meeting. The resident asked the Applicant if it were
possible to increase the front yard setback from south to north to better match the character of the
existing neighborhood.
The Applicant reviewed the proposal and implemented the
recommendation as shown on the submitted plan and below. The front yard setback to the dwelling
units ranges from 40 to 60 feet.
Front Yard
(Feet)

Rear Yard
(Feet)

Side Yard
(Feet)

40

30

5 (Minimum) / 15 (Total)

1

60

162

15.2 (North) / 6.5 (South) = 21.7 Total

2

50

172

10.9 (North) / 10.9 (South) = 21.8 Total

3

40

288

10.9 (North) / 10.9 (South) = 21.8 Total

Lot
R-2 District
Minimum

4
40
235
7.5 (North) / 14.2 (South) = 21.7 Total
*All setback distances are approximate. Structure setbacks would be verified at the time a
Building Permit application is submitted

Structure Coverage and Landscaped Lot Area
The maximum structure coverage permitted in the R-2 District is 25 percent. Based on the
building pads shown on the submitted plans, the structure coverage on all four lots will be less
than the 25% maximum lot coverage requirement.
The minimum landscape lot area in the R-2 district is 65% of the total lot area. The definition for
landscape lot area in the Zoning Code includes the surface area of any wetlands or ponding areas,
and the portion of the existing pond on Lots 2, 3, and 4 is counted towards the minimum landscape
lot area requirement. The Preliminary Plat includes the square footage of each lot above this
wetland area. All four (4) would still meet the minimum landscape lot area requirements.
The structure coverage and landscape lot area requirements would be verified at the time Building
Permit applications are submitted.
Building Height and Density
The maximum building height in the R-2 District is 35 feet. Building height would be verified at
the time Building Permit applications are submitted. The Very Low Density Residential Land Use
allows for densities of one and one-half (1.5) to three (3) units per acre. The gross lot area of the
subject property prior to subdivision is 3.12 acres or 135,909 square feet. The gross net density of
the proposed subdivision is 1.28 units per acre. However, after subtracting the wetland area
(51,330 square feet) and right of way dedication (10,791 square feet) the proposed subdivision
would have a net density of 2.36 units per acre.
City of Arden Hills
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Floor Area Ratio (FAR)
Floor area is defined in City Code Section 1305.04 to mean the sum of the area of all floors of a
building measured from the exterior faces of the exterior walls (for habitable spaces). According
to our Zoning code, this definition excluding decks, garages, covered porches, attics, crawl spaces
and basements that do not meet the minimum ceiling height per Minnesota State Building Code
requirement. The FAR is obtained by dividing the sum of a building's floor area by the amount of
lot area. The maximum permitted FAR in the R-2 District is 0.3. The FAR of the dwellings would
be verified at the time Building Permit applications are submitted.
Tree Preservation
City Code Section 1325.055 outlines the Tree Preservation Ordinance. The Applicant submitted a
Tree Preservation Plan that included a tree survey of the existing trees on site. The Tree
Preservation Plan is reviewed by the City to assess the best possible layout to preserve significant
trees and to enhance the efforts to minimize damage to significant trees.
According to the Applicant, the Subject property has a total of 1,920 caliper inches of significant
trees. The Applicant is proposing to remove 466 caliper inches of trees. The ordinance allows
removal if 192 caliper inches without replacement. Removal of the remaining 274 caliper inches
of trees requires mitigation at a ratio of 1:2 replacement, or 137 caliper inches of new trees. The
Applicant is proposing to plant 10 deciduous trees at 2.5 caliper inches and 10 coniferous trees at
25 caliper inches or 50 caliper inches total. The remaining 87 caliper inches will need to be
provided by the Applicant to meet the requirements of the code.
Total Existing Significant Trees
10% Permitted Removal
Proposed Removal
Significant Trees Preserved
Replacement Trees Required*
Replacement Trees Proposed
Additional Replacement Trees
Required

Caliper Inches
1,920
192
466
1,665
137
50

Number of Trees
150
26
14
124
-20

87

TBD

* Replacement trees are calculated by subtracting the ten percent permitted
removal from the proposed removal and dividing by two.

As a condition of approval, the Applicant shall work with the City to locate the additional 87
caliper inches of replacement trees on the site or on the adjacent properties to the north and south
of subject property. If the replacement tree plantings cannot be reasonably accommodated on the
site, the City can work with the applicant to find off-site locations for the plantings or require that
a fee in lieu of the plantings be provided. The image below shows where the proposed trees are
located. The determination for the placement of the additional caliper inches will be made prior to
final plat approval.
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3. Variance Review
The Planning Commission is being asked to determine if a variance request to reduce the minimum
lot width requirement should be approved. The sketches that have been submitted show the
proposed subdivision of the parcel into four separate lots. The evaluation of the proposal should
be based on the District Provisions in Section 1320 and the Requirements for a Variance in Section
1355.04, Subd. 4.
The role of the Planning Commission is to determine and consider how the facts presented to them
compare with the city’s articulated standards. The Commission should base their decision on the
facts presented and then apply those facts to the legal standards contained in city ordinances and
relevant state law.
Neighborhood opinion alone is not a valid basis for granting or denying a variance request. While
the Planning Commission may feel their decision should reflect the overall will of the residents,
City of Arden Hills
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the task in considering a variance request is limited to evaluating how the variance application
meets the statutory practical difficulties factors. Residents can often provide important facts that
may help in addressing these factors, however, unsubstantiated opinions and reactions to a request
do not form a legitimate basis for a variance decision.
The Planning Commission may impose conditions when granting variances as long as the
conditions are directly related and bear a rough proportionality to the impact created by the
variance. For instance, if a variance is granted to the lot width requirement, any conditions attached
should presumably relate to mitigating the effect of the variance.
4. Variance Requirements – Section 1355.04, Subd. 4
The Applicant requests a variance to the minimum lot width. The Planning Commission will need
to make a determination utilizing the following variance findings and criteria on whether there are
practical difficulties with complying with the zoning regulations. If the applicant does not meet all
the factors of the statutory test, then a variance should not be granted. Variances are only permitted
when they are in harmony with the general purposes and intent of the ordinance.
1. Purpose and Intent. The variance request shall comply with the purpose and intent of the
provisions of the City’s Zoning Regulations and with the policies of the City’s Comprehensive
Plan.
The variance request for 3246 New Brighton Road would comply with the purpose and intent
of the R-2 Zoning District and with the policies within the City’s Comprehensive Plan.
2. Practical Difficulties. The Applicant for a variance shall establish that there are practical
difficulties in complying with the provisions of the Arden Hills Zoning Regulations. The term
“Practical Difficulties” as used in the granting of a variance means:
a. Reasonable Use. The property owner proposes to use the property in a reasonable manner
permitted by the Zoning Ordinance.
Using the four lots for single family homes is a reasonable use of the Subject Property in
the R-2 Zoning District.
b. Unique Circumstances. The plight of the property owner is due to circumstances unique to
the property not created by the landowner.
The Applicant cites existing fire station served the city very well and now is not in use and
is a challenge to incorporate into the desired residential setting. Removal of the
unattractive and un-kept buildings is a necessary. In addition, a unique circumstance is
existing pond as it restricts the buildable area.
c. Character of Neighborhood. The variance, if granted, will not alter the essential character
of the neighborhood.
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According to the Applicant, the existing neighborhood has homes and lots various sizes.
The adjacent homes and surrounding area will be improves with the new single family
homes that blend into the neighborhood.
3. Economic Consideration. Economic consideration alone does not constitute a practical
difficulty.
According to the Applicant the proposed variance is not based on economic consideration.
4. Access to Sunlight. Inadequate access to direct sunlight for solar energy systems shall be
considered a practical difficulty.
A solar energy system is not proposed.
Findings of Fact
The Planning Commission must make a finding as to whether or not the proposed application
would adversely affect the surrounding neighborhood or the community as a whole based on the
aforementioned factors. Staff offers the following findings for consideration:
General Findings:
1. City Staff received a land use application for a request for preliminary plat and variance at
the Subject Property 3246 New Brighton Road.
2. The property at 3246 New Brighton Road is located in the R-2 – Single and Two-Family
Residential Zoning District and is guided as very low density on the Land Use plan.
3. The subject property is currently comprised of the former Lake Johanna Fire Station 1
building, a detached garage, and parking areas.
4. The subject property is 3.12 Acres.
5. The applicant has requested a Preliminary Plat in order to subdivide the property into four
(4) single-family residential lots.
6. The adjacent properties to the north, east, west and south are zoned R-2 District and are
guided for Low Density Residential uses in the Arden Hills 2040 Comprehensive Plan
7. A single-family detached dwelling is a permitted use for the lots in the R-2 district where
the Subject Property is located.
8. The applicant has requested a variance from Section 1130.07, Subd. 2 of the City Code, to
allow a lot width of 81.75 feet, or 3.25 feet less than the minimum 85-foot requirement for
the R-2 District.
9. Approximately one-third of the properties within this block that have lot widths less than
the required 85 feet for the R-2 District. While, the majority of the lots on this block are 85
feet wide or greater, few have the depth or area of the four lots proposed in the
redevelopment.
10. The proposed preliminary plat meets the other Minimum Subdivision Design requirements
included in Section 1130 of the City Code.
11. The proposed preliminary plat meets or will be required to meet the Required
Improvements for subdivisions included in Section 1140 of the City Code.
12. The proposed development requires public use dedication, as required in Section 1130.08
of the City Code.
City of Arden Hills
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Additional Review
Ramsey County
Ramsey County Senior Transportation Planner has reviewed and approved the proposed driveway
accesses onto New Brighton Road.
Engineering Staff
Engineering Staff reviewed the proposal and the Applicant has worked with staff to address questions
regarding their application and to provide information to staff with review.

Rice Creek Watershed
The Rice Creek Watershed District (RCWD) is charged with reviewing and approving the
stormwater management and drainage plan for the project. RCWD is current reviewing the
application.
Options and Motion Language
Staff has provided the following options and motion language for this case. The Planning
Commission should consider providing additional findings of fact as part of the motion to support
their recommendation for approval or denial.
•

Recommend Approval with Conditions: Motion to recommend approval of Planning Case
20-003 for a Preliminary Plat and a Variance at 3246 New Brighton Road, based on the
findings of fact and the submitted plans, as amended by the conditions below:
1. The project shall be completed in accordance with the submitted plans as amended by
the conditions of approval. Any significant changes to these plans, as determined by
the City Planner, shall require review and approval by the Planning Commission and
City Council.
2. The applicant shall submit a park dedication fee in the amount of $26,000, subject to
the approval of the City Council. The park dedication fee shall be submitted prior to
the execution of the Final Plat.
3. Preliminary Plat approval shall expire six months from the date of the City Council
approval unless the Final Plat has been approved by the City Council and recorded
with Ramsey County or a time extension granted by the City Council.
4. A Letter of Credit in the amount of 125 percent of the cost of materials and installation
for the required replacement tree plantings shall be provided prior to the issuance of
any development permits. The Letter of Cred shall be valid for two full years from the
date of installation of the replacements trees.
5. Prior to the issuance of a Grading and Erosion Control permit the Applicant shall work
with the City to locate the additional 87 caliper inches of replacement trees on the site
or on the adjacent properties to the north and south of subject property. If the
replacement tree plantings cannot be reasonably accommodated on the site, the City
can work with the applicant to find off-site locations for the plantings or require that a
fee in lieu of the plantings be provided.
6. The applicant shall provide the City with a copy of the approved Rice Creek Watershed
District Permit prior to the issuance of any development permits.
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7. Signage depicting the conservation easement boundaries shall be shown on grading
plan, final location and sign design is subject to the approval of the Public Works
Director.
8. A grading as-built and utility as-built plan shall be provided to the City upon
completion of grading and utility work.
9. The proposed buildings shall conform to all other standards and regulations in the City
Code.
10. The Applicant shall be financially responsible for all applicable water and sanitary
charges. Rates applied shall be those in effect at the time of Final Plat approval and
shall be memorialized in the Development Agreement.
11. Before construction, grading, or land clearing begins, trees or tree areas that are to be
preserved shall be visibly marked and city-approved tree protection fencing or other
method shall be installed and maintained at the critical root zones of the trees to be
protected. The location of the fencing shall be in conformance with the approved tree
preservation plan and approved by staff in writing.
12. A Grading and Erosion permit shall be obtained from the city’s Engineering Division
prior to commencing any grading, land disturbance or utility activities. The
Developer shall be responsible for obtaining any permits necessary from other
agencies, including but not limited to, MPCA, Rice Creek Watershed District, and
Ramsey County, MNDOT prior to the start of any site activities.
13. The Applicant shall be responsible for protecting the proposed on-site storm sewer
infrastructure and components and any existing storm sewer from exposure to any and
all stormwater runoff, sediments and debris during all construction activities.
Temporary stormwater facilities shall be installed to protect the quality aspect of the
proposed and existing stormwater facilities prior to and during construction activities.
Maintenance of any and all temporary stormwater facilities shall be the responsibility
of the Applicant.
14. Prior to the issuance Grading and Erosion permit, the Engineering Department shall
review and approve final grading and utility plans in writing.
15. Staff shall review and approve the final landscaping plan showing a minimum of three
trees in the front yard per lot prior to the release of the Final Plat.
16. The Applicant shall be financially responsible for any cost incurred for undergrounding
existing overhead electric utilities and other associated private utilities and within the
development.
17. The Developer shall be wholly responsible for the removal of debris and fencing
found onsite.
18. Prior to the release of the Final Plat, the Applicant shall execute the grant of permanent
conservation easement and restrictive covenant for wetland and wetland buffer. A
Development Agreement shall be prepared by the City Attorney and subject to City
Council approval. The Development Agreement shall be fully executed prior to release
of the Final Plat.
•

Recommend Approval as Submitted: Motion to recommend approval of Planning Case 20003 for a Preliminary Plat and Variance at 3246 New Brighton Road, based on the findings
of fact and the submitted materials.

•

Recommend Denial: Motion to recommend denial Planning Case 20-003 for a Preliminary
Plat and Variance at 3246 New Brighton Road, based on the following findings: findings
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to deny should specifically reference the reasons for denial and why those reasons cannot
be mitigated.
•

Table: Motion to table Planning Case 20-003 for a Preliminary Plat and Variance at 3246
New Brighton Road: a specific reason and information request should be included with a
motion to table.

Notice and Public Comments
A preliminary plat requires a public hearing. A public hearing notice was published in the Pioneer
Press on May 23, 2020. Notice and website update was prepared by the City and mailed to property
owners within 1,000 feet of the subject property. Staff has received one email inquiring about
this project and development process. Staff has responded to the residents email (Attachment E)
to the Staff has received one (1) phone call from a resident on New Brighton Road inquiring about
the projects timing and landscaping.
Deadline for Agency Actions
The City of Arden Hills received the completed application for this request on May 22, 2020.
Pursuant to Minnesota State Statute, the City must act on this request by July 22, 2020 (60 days),
unless the City provides the petitioner with written reasons for an additional 60-day review period.
With consent of the Applicant, the City may extend the review period beyond the initial 120 days.
Attachments
A.
B.
C.
D.
E.

Land Use Application
Location Map
Variance Request Letter
Plan Sets (11x17s)
Public Comments
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Attachment A

Location Map Attachment B
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Attachment E
From:
To:
Subject:
Date:

Joseph Hartmann

Mike Mrosla
RE: Checking in on 3246 New Brighton Road development project
Wednesday, May 20, 2020 10:44:54 AM

Thank you for the questions regarding the development project at 3246 New Brighton Road.
1.

There is a proposed easement that extends 16.5 feet from the pond. In addition, staff is
proposing a more restrictive conservation easement around the pond to further protect the
water body. The plans for the Subject Property have been submitted to the Rice Creek
Watershed District and we are awaiting their review of the plans.

2.

You are free to contact the developer privately and introduce your plan to them, but the
City can’t compel them to use beams constituted from the cottonwoods on site , as we don’t
have the regulatory authority.

3.

Lake Johana Fire Department owned the subject property prior to selling the property to the
previous owner. To the best of my knowledge, the City never owned the property. The
Applicants met with City staff and the City Council prior to submitting an application for their
variance request to discuss different options for developing the site. Their company
specializes in building custom-made single family homes, and they felt that given their
history providing the community with this type of product, that could successfully build
single family homes on this site as well. They anticipated that the potential revenue they
would earn from selling the proposed lots and building four single family homes would offset
the costs of demolition they would likely incur from razing the existing buildings.

If you have any other questions, please feel free to contact us.
Joe Hartmann
Associate Planner
1245 West Highway 96 | Arden Hills, MN 55112
651-792-7810 direct |651-792-7800 main |

From:
Sent: Sunday, May 17, 2020 11:49 PM
To: Mike Mrosla <MMrosla@cityofardenhills.org>; Joseph Hartmann
JHartmann@cityofardenhills.org>
Subject: Re: Checking in on 3246 New Brighton Road development project

Caution: This email originated outside our organization; please use caution.
Questions on O'Meara Development Project
Hi Mike and Joe,

This is Dave Anderson of 1896 Jerrold Ave, Arden Hills, MN 55112 showing interest in the
proposed O'Meara Development Project at 3246/3242 New Brighton Road (former Lake
Johanna Fire Department buildings #1).
I finally have a few questions for you about the project. I'm not sure of the process and the
channels entirely so I hope you guys are the correct ones to direct these questions to.
1. What (again) is the distance from the pond that is protected from any development? And
has the Rice Creek Watershed weighed in on any of this development yet?
2. Could I introduce a plan to use the cottonwood lumber as substantial beams in the
construction of the houses, if it comes to cutting down the massive cottonwoods on the
property? I would imagine this would need to go into the written details of a construction
contract somehow, and I am just throwing it out there as an idea, but also to see how such a
contractual process might work with a developer such as O'Meara. I realize any lumber from
the trees would need to dry out and cure prior to using it in construction, so this might not be
such a practical idea, but again, someone mentioned it to me and so I am asking.
3. The fire station buildings have been on my mind for a long time. And now their possible
demolition has led to these questions: Who has ever actually owned these buildings? I would
imagine from the beginning the fire department owned the original station (old garage), but by
the time the second was built on this site, Arden Hills was a city I believe, and then or in
subsequent years, did the City of Arden Hills ever own these fire stations (at 3246 and 3242
New Brighton Rd)? One reason I ask is that recently I read somewhere that the City of
Shoreview owns LJFD stations #3 and #4, and so I wondered about station #1 and Arden
Hills. I believe under the Huffman Plan he was going to reuse the large fire station #1 (and not
tear down), so that implies that he purchased the whole shebang, land and buildings, when he
undertook his plan. Well, we know that story and how the bank foreclosed on the property. So
my question is, why would O'Meara buy this property knowing it would have to incur the
demolition costs and not work some deal with the Lake Johanna Fire Department (previous
owner and builder) or the City of Arden Hills (possible previous owner)?
That's all for now, and I appreciate your input on this and any answers you might have for me.
Thanks,
Dave

MEMORANDUM
DATE:

June 3, 2020

TO:

Planning Commission

FROM:

Mike Mrosla – Community Development Manager/City Planner

PC Agenda Item

3.B

SUBECT: Planning Case # 20-005 – Public Hearing Required
Applicant: Bethel University
Property Location: 2 Pine Tree North Drive
Request: Master Planned Unit Development and Preliminary/Final Plat

Requested Action
Bethel University has submitted an application for a Master Planned Unit Development, and
Preliminary/Final Plat. The Applicant is requesting to subdivide the existing parcel at 2 Pine Tree
Drive. The property is zoned B-2, General Business District and is guided as Community Mixed
Use on the Land Use Plan.
Background
In 2013 Bethel University acquired the Country Financial facility at 2 Pine Tree Drive. The
property consists of three (3) parcels that total approximately 43 acres. The northern parcel which
is 21.52 acres in size contains the access road off of Pine Tree Drive and the majority of the surface
parking. The center parcel which is 19.16 acres in size contains an existing 181,432 square foot
office building and a small fraction of the surface parking. The remaining undeveloped parcel to
the south is 2.43 acres in size and is made up of mainly woodlands and wetlands (Attachment B).
The Applicant is proposing to subdivide the northern parcel into two (2) lots and consolidate the
center parcel and the remaining southern exception parcel into one lot of record (Attachment C).
The subject property is located within the B-2 General Business District, where higher educational
uses are permitted by Conditional Use Permit (CUP). At its November 25, 2013 meeting, the City
Council approved a CUP for Bethel University to use the existing facility as higher education. The
CUP does not include additional conditions to restrict development of the northern section of the
site.
It is important to note that the current platting process is not associated with any specific
development on the site. However, the Lake Johanna Fire Department is in talks with Bethel to
acquire the lot adjacent to Pine Tree Drive for a future fire station. This application only pertains
to Bethel’s request to divide the land and not future development projects.
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Plan Evaluation
1.

Chapter 11, Subdivisions

Preliminary and Final Plat
A plat is required to create new parcels of land or to adjust the boundary between parcels. A
Preliminary Plat is a preliminary map, drawing or chart indicating the proposed layout of the
subdivision. The purpose is to provide detailed graphic information and associated text indicating
proposed property boundaries, easements, land use, streets, utilities, drainage, and other
information required to evaluate the proposed development. A Final Plat is the final map, drawing
or chart indicating the final layout for City approval. The final plat includes the survey description
for each lot in the plat plus notes and dedication, recording and approval statements. The final plat
is the “recorded document” submitted to the county register of deeds or register of titles. The plat
must conform to all state laws.
A. Lots
The proposed plat would create three (3) lots and one (1) outlot. The table below shows the
proposed lot sizes and existing uses (Attachment C).
Proposed Lots
Lot 1
Lot 2
Lot 3
Outlot A

Total Acres
6.399
3.703
31.963
3.703

Use
Vacant
Vacant
Developed
Proposed utilities and access drive

B. Street Plan and Streets
No new public or private streets are planned for the site. The existing access drive located on Pine
Tree Drive will be relocated approximately 160 feet to the north from its existing location to better
align with the existing bank access on the east side of the street. The proposed relocated driveway
is shown as Outlot A on the Preliminary/Final Plat. The drive will remain privately maintained.
C. Easements
Per the conditions of approval, the Applicant shall add three (3) public drainage and utility
easements on the final plat. The need for additional for drainage, utility, and other public
easements will be determined at the time Lot 1 and Lot 2 are developed.
D. Required Improvements
All other required improvements, including sewer, water, utilities, and driveway connections to
Pine Tree Drive will be constructed in accordance with the City’s Subdivision Code. As a
condition of approval, the Applicant shall construct a sidewalk with a minimum of width of six (6)
adjacent to the access drive to provide pedestrian access to lot three (3). In addition, a sidewalk
shall be extended along Pine Tree Drive when the existing access drive is relocated or when Lot 2
develops.

____________________________________________________________________________________________
City of Arden Hills
Planning Commission Meeting for June 3, 2020
P:\Planning\Planning Cases\2020\20-005 Anderson Center Subdivision – MPUD, PP, FP

Page 2 of 6

E. Park Dedication (1130.08)
Park dedication is not required as part of the current platting process as the final uses are not
identified. Park dedication requirements for the Lots 1 and 2 will be determined at the time of
future development and memorialized in a development agreement.
F. Private On-Site Trails and Buffer Area
The subject property has numerous trails throughout the property. The existing trails are private
and were not previously dedicated to the public nor were they required to be available to the public
as part of the development’s approval. However, during the 2013 CUP approvals Bethel
committed to continue to share these trails with the community and that agreement will not be
modified as a part of this proposal. The existing trails located on the proposed new lots
(Attachment D) will be impacted when the parcels develop in the future and at that time staff will
work with developers to ensure appropriate pedestrian connections are implemented.
2.

Chapter 13, Zoning Code Review

A. Lot Area and Dimensions
The B-2 district requires a minimum lot area of 13,000 square feet, a minimum lot width of 100
feet and a depth of 130 feet. The proposed lots exceed the minimum requirements.
B. B-2, General Business District - Planned Unit Development (PUD) Process
Proposals for new construction, redevelopment of a site, and significant modifications to existing
sites shall use the Planned Unit Development (PUD) process in the B-2, General Business District.
The PUD process is a tool that provides additional flexibility for development that an underlying
zoning district would not otherwise allow. For example, a PUD may make exceptions to setbacks,
lot coverage, parking requirements, signage, building materials, or landscaping requirements. It is
intended to overcome the limitations of zoning regulations and improve the overall design of a
project. While the PUD process allows the City to negotiate certain aspects of the development,
any conditions imposed on the PUD must have a rational basis related to the expected impact of
the development. A PUD is required for the project because it is a significant modification to the
existing site. However, no flexibility is requested at this time and the PUD document will be
amended as the parcels are developed in the future. At this time, the Applicant has submitted an
application for the first step in the PUD review process, which is the submittal and approval of a
PUD Master Plan. The PUD Master plan is an overview of overall development area. Upon
approval, the Applicant or a future developer will proceed through the PUD Final Plan for each
stage of development.
C. Uses
The current platting process is not associated with any specific development proposals. When the
City does receive a development application on either of the proposed lots it will be evaluated
based on the Arden Hills Zoning Code and will be required to go through the city’s normal public
engagement process, which includes a neighborhood meeting(s), Planning Commission and City
Council. All new development in the B-2 district is also required to go through the PUD process
(City Code Section 1320.085).
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Suggested Findings of Fact
Staff offers the following findings of fact for consideration:
1. The subject property is located at 2 Pine Tree Drive and is zoned B-2, General Business
District and is guided as Community Mixed Use on the Land Use Plan.
2. The applicant has submitted an application for Master Planned Unit Development and
Preliminary/Final Plat.
3. The Applicant is requesting to create two (2) new lots of record and consolidate two (2)
existing lots into one (1) The proposed plat also creates an outlot covering the private access
road and utilities.
4. The current platting process is not associated with any specific development on the site.
5. The proposed subdivision is requesting no flexibility through the PUD process.
6. The proposed plats and Master PUD conforms with the requirements of the City Code.
7. The proposed Preliminary Plat and Final Plat are consistent with the Arden Hills Zoning Map
and the 2040 Comprehensive Plan.
Additional Review
Engineering Staff
Engineering Staff reviewed has reviewed the plans and has provided The Applicant with a
comment letter (Attachment G) and all comments shall be adopted herein by reference as a
condition of approval.
Options and Motion Language
Staff has provided the following options and motion language for this case. The Planning
Commission should consider providing additional findings of fact as part of the motion to support
their recommendation for approval or denial.
1. Recommend Approval with Conditions: Motion to recommend approval of Planning Case 20005 for a Master Planned Unit Development and Preliminary Plat/Final Plat at 2 Pine Tree
Drive, based on the findings of fact and submitted plans, subject to the following conditions:
1. The project shall be completed in accordance with the plans submitted and as
amended by the conditions of approval. Any significant changes to the plans, as
determined by the City Planner, shall require review and approval by the City
Council.
2. All conditions of the Master PUD and Preliminary Plat approval shall remain in full
force and effect.
3. The applicant shall record the Final Plat with Ramsey County and a copy shall be
provided to the City within sixty (90) days of the City’s approval.
4. A Development Agreement shall be prepared by the City Attorney and subject to City
Council approval. The Development Agreement shall be fully executed prior to
release of the Final Plat.
5. Survey monuments shall be placed and installed at all block corners, angle points,
points of curves in streets, and at intermediate points as shown on the Final Plat.
Pipes or streel rods shall be placed at the corners of each lot.
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6. The Developer Agreement shall identify maintenance responsibilities for Outlot A.
Unless specifically modified within the Development Agreement, all maintenance
responsibilities shall be completed by the property owner of Lot 3, Block 1.
7. All trails on Lot 3, Block 1 shall remain open to the public and terms of the agreement
shall be memorialized in the Developers Agreement.
8. Prior to the release of the Final plat, the property owner of Lot 1, Block 1 shall submit
a maintenance plan for the exiting trails on the subject parcel unless a written
agreement between the City and owner establishes a different requirement.
9. A 6-ft wide sidewalk shall be constructed along the realigned section of the private
driveway extending from Pine Tree Drive to Lot 3.
10. A 6-ft wide sidewalk shall be constructed along the west side of Pine Tree Drive from
Outlot A to the north boundary of “Exception Parcel C” upon development of Lot 2 or
relocation of the private driveway.
11. A traffic impact analysis shall be prepared in accordance with City standards and
provided to City staff for review prior to development of Lot 1 and Lot 2.
12. Proposed extensions of water main and sanitary sewer constructed within Lot 1, Lot 2
and Outlot A shall be private utility services. Public utility easements will not be
required over private water and sanitary sewer utilities within the site. The development
agreement shall include private access easements over these utilities to the benefit of
the three lots.
13. The Applicant shall add a 20-ft wide public drainage and utility easement to the plat
extending along the north lot line for Lot 1, Block 1 and along the north lot line for
Outlot A.
14. The Applicant shall add a 20-ft wide public drainage and utility easement to the plat
extending along the south lot line for Lot 3, Block 1 between the east right-of-way line
at the terminus of Dunlap Street and the southwest corner of Lot 1.
15. The Applicant shall add a 10-ft wide public drainage and utility easement to the plat
extending along the north lot line for Lot 3, Block 1 between Outlot A and the west lot
line for Lot 3.
16. Prior to the issuance of a grading permit, all items identified in the May 27, 2020
Engineering Division memo shall be addressed. All comments shall be adopted herein
by reference.
2. Recommend Approval without Conditions: Motion to recommend approval of Planning Case
20-005 for a Master Planned Unit Development and Preliminary Plat/Final Plat at 2 Pine Tree
Drive, based on the findings of fact and submitted plans in the report to the Planning
Commission.
3. Recommend Denial: Motion to recommend denial of Planning Case 20-005 for a Master
Planned Unit Development and Preliminary Plat/Final Plat at 2 Pine Tree Drive based on the
following findings of fact: the Planning Commission should identify findings to deny should
specifically reference the reasons for denial and why those reasons cannot be mitigated.
4. Table: Motion to table Planning Case 20-005 for a Master Planned Unit Development and
Preliminary Plat/Final Plat at 2 Pine Tree Drive for the following reasons: the Planning
Commission should identify a specific reason and/or information request should be included
with a motion to table.
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Notice and Public Comments
Notice was published in the Pioneer Press on May 23, 2020 and a notice was mailed to properties
within 1000 feet of the subject property. As of May 28, 2020, staff has received three (3) written
comments in regard to this proposal (Attachment F).
Deadline for Agency Actions
The City of Arden Hills received the completed application for this request on May 23, 2020.
Pursuant to Minnesota State Statute, the City must act on this request by July 22, 2020 (60 days),
unless the City provides the petitioner with written reasons for an additional 60 day review period.
The City may, with the consent of the applicant, extend the review period beyond the initial 120
days.
Attachments
A.
B.
C.
D.
E.
F.
G.

Application
Location Map
Subdivision Exhibit
Trail Exhibit
Plan Sets (11x17s)
Public Comments
Engineering Review Memo
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Attachment A

Attachment B
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From:
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AH Planning
12 Pine Tree Drive Land Development
Tuesday, May 26, 2020 8:48:17 AM

Caution: This email originated outside our organization; please use caution.
Dear City of Arden Hills,
We received a letter from your department about Bethel College developing several lots at 12
Pine Tree Drive, and I am emailing to express my concern about this proposal. These lots are
home to many native wildlife plants and animals, as well as wetlands that are an essential part
of the ecosystem.
If you were to eliminate these areas to create another Bethel parking lot or a fire station, it
would be a huge disservice to the nature that lives there, as well as to the people in the City of
Arden Hills. Crepeau Nature Preserve is a gem for this city, and a destination for many people
in this community and from surrounding communities.
What the City of Arden Hills needs to do is to PROTECT this land as part of the Crepeau
Nature Preserve so that it can remain a sanctuary to all those who live within it and nearby.
Thank you for taking this under consideration as part of your development planning. And,
thank you for all the hard work you do to take care of this beautiful city.
Sincerely,
Josie Robinson
Arden Hills Resident

From:
To:
Subject:
Date:

AH Planning
PC #20-005 12 Pine Tree Drive/Anderson Center Property Plan & Master Plan Unit Development
Saturday, May 23, 2020 4:29:41 PM

Caution: This email originated outside our organization; please use caution.
To the Arden Hills Planning Commission:
Thank you for the notification about the proposed plans/use for the development of 12 Pine
Tree Drive and the northern property of the Anderson Center. My name is Shawn Robinson.
My family and I live on Tiller Lane in Arden Hills. I am contacting you to let you know that
my family strongly opposes the development of the area detailed/outlined in the map you
provided.
While I understand that this area is part of Bethel's Anderson Center, it is essentially also
an extension of the Crepeau Nature Preserve and it's trail system. My family and I walk/bike
this area nearly everyday when the weather allows it. Particularly, we loop our walk onto the
trails north of Anderson Center. In fact, just this Spring, my youngest son learned how to ride
a bike on this paved path way. The wooded area is a wonderful buffer between the commercial
businesses that line Country Road E. Also, there is a large amount of local wildlife that resides
back there. This area is large/wooded enough that deer can frequently be spotted on the exact
spot where the proposed lots would be developed. During this pandemic, this little slice of
nature has been a haven and an escape for my family, our neighborhood, and community.
Now, I realize can only speak for myself and my family. However, on any given day I see
dozens of Bethel employees and students walking this pathway as well. I imagine that there
are many people in my neighborhood and in the Bethel System itself that feels the way my
family does. As I said, it is essentially an extension of the Crepeau Nature Preserve and should
be treated as such. Keep it as is, do not develop it. We don't need more parking lots, paved
structures, or buildings.
Finally, I'd like to say to Bethel College. We love being your neighbors and are proud to have
you as a pillar of our community. We want you to thrive, educate, and serve. That said, I
cannot understand why you'd want to destroy the wonderful landscape that surrounds
Anderson Center. The building is nestled like a jewel in the middle of a nature preserve, and
by eliminating the wooded area to the North of Anderson Center, you'd be destroying an
amazing aesthetic that sets the building apart from the rest. It is a truly unique campus. Don't
do this. Instead, I would hope Bethel would repaint the faded Anderson Center building, and
spruce up the pond in the back.
Thanks for the opportunity to let us speak.
Please contact me with any questions, comments, concerns.
You can reach me at 651-239-6737.
-Shawn Robinson (and family).
PS. To the Lake Johanna Fire Department. Thank you for your service and protection of our
community. We are eternally grateful. That said, I cannot understand why you would

essentially want to move closer to the Roseville Fire department building. I am sure you have
considerations/needs that the community is unaware of. Please reconsider building on this lot.
There is a huge concern that the noise that is generated by a Fire Department would
disturb/wreck the relative quiet and calm of the nature preserve and college campus.

From:
To:
Subject:
Date:

AH Planning
PC 20-005 12 Pine Tree Drive
Saturday, May 23, 2020 10:38:11 AM

Caution: This email originated outside our organization; please use caution.
Mike,
Hello! I grew up in Arden Hills and I've owned my parent's house since 1999 at 1234
Tiller Lane. There is misinformation that my husband has heard from the neighbors
on the social media app called Next-door. You might want to check it out. I think he's
on the group called Ingerson Hill. What he had told me was that it was going to
impact Crepeau Nature Preserve.
Based on the drawing it is the North End of the property (parking lot) and it could
impact the walking trail.
I think it's a great use of the land. Please consider how the walking trails on the North
side could stay intact. It's a great trail and we are land locked by Snelling. So, it's truly
a GEM!
Thanks!,
Mary Bear-Dukes

Attachment G

MEMORANDUM
DATE:

May 27, 2020

TO:

Mike Mrosla, Community Development Manager/City Planner

FROM:

Todd Blomstrom, Public Works Director/City Engineer
David Swearingen, Assistant City Engineer EIT

SUBJECT:

2 Pine Tree North Preliminary Plat

______________________________________________________________________________
This memorandum summarizes engineering review comments for the preliminary plat of 2 Pine
Tree North as submitted by Sunde Land Surveying on May 27, 2020. This review is primarily
associated with the proposed preliminary plat. Additional review comments are provided for the
Utility Plan, Paving and Geometric Plan, and Grading Plan prepared by BKBM Engineers dated
May 15, 2020. A more thorough technical review of the site development plans will be prepared
after specific land uses are proposed for the lots within the proposed subdivision.
Preliminary Plat
1. A 20-ft wide public drainage and utility easement shall be added to the plat extending
along the north lot line for Lot 1, Block 1 and along the north lot line for Outlot A.
2. A 20-ft wide public drainage and utility easement shall be added to the plat extending
along the south lot line for Lot 3, Block 1 between the east right-of-way line at the
terminus of Dunlap Street and the southwest corner of Lot 1.
3. A 10-ft wide public drainage and utility easement shall be added to the plat extending
along the north lot line for Lot 3, Block 1 between Outlot A and the west lot line for Lot 3.
Streets and Traffic
1. The private driveway entrance to the Anderson Center is proposed to be realigned as part
of the proposed plat and site development. The realigned driveway shall remain a private
street. The south curb line at the connection of the private street at Pine Tree Drive shall
align with the south curb line of the driveway connection on the east side of Pine Tree
Drive to the extent possible.
2. The private driveway shall be constructed with B618 curb in accordance with City design
standards.
3. A traffic impact analysis shall be prepared in accordance with City standards and provided
to City staff for review upon designating specific land uses for Lot 1 and Lot 2.
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4. A 6-ft wide sidewalk shall be constructed along the west side of Pine Tree Drive from
Outlot A to the north boundary of “Exception Parcel C” upon development of Lot 2 or
relocation of the private driveway.
5. A 6-ft wide sidewalk shall be constructed along the realigned section of the private
driveway extending from Pine Tree Drive to Lot 3.
6. A private access agreement and maintenance agreement shall be provided for the private
drive located within Outlot A as part of the development agreement.
7. Commercial type concrete driveway entrances must meet City engineering design
standards of 8-inch thickness.
Water, Sanitary Sewer and Drainage Utilities
1. Proposed extensions of water main and sanitary sewer constructed within Lot 1, Lot 2 and
Outlot A shall be private utility services. Public utility easements will not be required
over private water and sanitary sewer utilities within the site. The development agreement
shall include private access easements over these utilities to the benefit of the three lots.
2. The water distribution system layout serving Lots 1 and 2 shall be subject to additional
review by City staff and analysis of available fire flow capacity based on the City’s water
distribution system model and field measurements.
3. A detailed work plan will be required prior to the City authorizing connection to the 16”
diameter water main within Pine Tree Drive due to the critical function of this water main.
4. The applicant shall conduct additional engineering analysis of the existing sanitary sewer
along the east side of Pine Tree Drive to verify that the invert elevation will allow for
gravity service to Lot 2.
5. Additional engineering review of proposed water main, sanitary sewer, and drainage
infrastructure will be conducted upon designation of specific land uses for Lots 1 and 2.
6. A storm water maintenance agreement will be required for proposed storm water basins
and improvements within Lots 1 and 2 as part of the development agreement.
7. Storm water drainage calculations shall be submitted to City engineering for review upon
designating proposed improvements on Lots 1 and 2.
8. Development of Lot 1 and Lot 2 shall be subject to all Water Connection Fees, Water
Availability Fees, Sewer Connection Fees, and Sewer Availability Fees as designated in
the City of Arden Hills Fee Schedule, as well as Metropolitan Council SAC charges.
Anticipated Permit Requirements
1. A Grading and Erosion Control Permit from the City of Arden Hills will be required due
to land disturbance exceeding 2,500 square feet.
2. A Sewer Permit is required before modification to the existing sanitary sewer structure.
3. A Water Permit is required before modification to the existing watermain system.
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4. A Right of Way Permit must be obtained from the City of Arden Hills for work conducted
within the City ROW.
5. A Permit from RCWD must be obtained due to Rule D: 10,000 square feet or more of land
if any part of the disturbed area is within 300 feet of any lake, stream, wetland, or ditch.
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