Attachment H
MEMORANDUM
DATE:

January 6, 2021

PC Agenda Item

TO:

Planning Commission Chair and Commissioners

FROM:

Mike Mrosla – Community Development Manager/City Planner

3.A

SUBECT: Planning Case # 20-022 – Public Hearing Required
Applicant: Arden Hills RE, LLC
Property Location: 2 Pine Tree Drive
Request: Planned Unit Development, Conditional Use Permit, Site Plan and
Zoning Code Amendment

Requested Action
Arden Hills RE, LLC (“Applicant”) on behalf of New Perspective Senior Living has submitted an
application for a Planned Unit Development, Conditional Use Permit, Site Plan, and Zoning Code
Amendment for a project located at 2 Pine Tree Drive (“Subject Property”). The Applicant is
proposing to construct a four (4) story, 146 unit multi-family senior living facility with
underground parking. The housing units will include independent living, assisted living and
memory care. The Subject Property is zoned B-2 General Business District and is guided as
Community Mixed Use on the Land Use Plan.
Background
At its June 22, 2020 meeting the City Council approved Bethel University’s proposal for a Master
Planned Unit Development, Preliminary and Final Plat at 12 Pine Tree Drive (Bethel’s Anderson
Center). The approval subdivided the existing property into three (3) lots of record, one (1) lot of
record for the existing building and parking lot, and two (2) new lots on the north side of the
property. The Applicant is proposing to develop Lot 1 as shown on the image below and in
attachment C. The Subject Property is 6.4 acres and is currently owned by Bethel University. The
Subject Property currently features open space with a wooded area around the wetlands. A
segment of the existing Anderson Center trail system runs through the site as shown below.

City of Arden Hills
Planning Commission Meeting for January 6th, 2021
P:\Planning\Planning Cases\2020\20-022 New Perspectives Senior Living - CUP, PUD, SP, ZCA\PC Packets
Page 1 of 17

Proposal and Use:
The Applicant is proposing to construct a 192,390 square foot, four (4) story multi-family senior
living facility on site. The proposed senior living facility will feature 146 units, with 113 units of
independent or assisted living and thirty-three (33) units devoted to memory care. The property
will be owned and managed by New Perspective Senior Living. New Perspective Senior Living
owns and manages 24 senior living communities throughout the Midwest. The proposed facility
in Arden Hills will offer independent care, assisted living, and memory care. The project also
includes such amenities as a pool, library, movie theater, dog run, playground for young visitors,
lawn bowling, salon and spa, bistro/bar and onsite physical therapy and wellness services. This
facility will staff 80 employees and the anticipated max shift size is 34. Staff will be onsite 24
hours a day.
Dwelling Units
The Applicant is requesting to construct a senior living facility with 146 units, which includes 53
independent living, 60 assisted living and 33 memory care units. A breakdown of each area and
amenities is outlined below:
x

The memory care wing is located on the left side of first floor and consists of 33 units. The
memory care suites are specially designed to assist residents that require memory care
services. The memory care wing is designed in neighborhoods, allowing for care to be
delivered in smaller environments 24 hours per day. The four (4) neighborhoods surround
landscaped courtyards. Each neighborhood includes a living room (common area) and a
dining room where meals are served. The unit type are as follows:
 17 – Studio units (371 – 391 sq. ft.)
 8 – Conversion units (428 – 448 sq. ft.) – Conversion units include a
microwave, sink and a refrigerator.
 6 – Double units (478 – 656 sq. ft.)
 2 – Triple units (914 – 918 sq. ft.)
o Other amenities include spa, beauty salon, private dining room and a sunroom.
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x

The independent and assisted living units are located floors one (1) through four (4) of
the building. The unit type are as follows:
 15 – Studio units (537 – 640 sq. ft.)
 47 – (1) bedroom (673 – 790 sq. ft.)
 12 – (1) bedroom plus den (861 – 952 sq. ft.)
 38 – (2) bedrooms (973 – 1,212 sq. ft.)
o The first floor is where the majority of the amenities are located including wellness
center, pool, beauty salon, pub, lounge, bistro, and formal dining with a
demonstration kitchen. In addition, the first floor offers an outdoor dining patio.
o The 2nd floor is where the theater, activities center, library, billiards, common area
and exercise/dance hall and spa are located.
o The chapel is located on the 3rd floor.
o Select units on the 2nd through 4th floor have screened porches and balconies.
o The garage is approximately 13,344 square feet and contains 29 parking stalls. The
garage provides parking for independent living units and staff. Refuse is collected
in the garage level in a trash room.

Plan Evaluation
The proposed land use application requires Site Plan review and a Conditional Use Permit for a
multiple family dwelling use in the B-2 District. In addition, a Planned Unit Development (PUD)
is required for new developments and assisted living uses in the B-2 District. A PUD would be
required for performance standard flexibility with the minimum density, minimum lot area per unit
and maximum building height restrictions. In addition, a Zoning Code Amendment is required for
the maximum dwelling unit density per net acre allowed.
1. Comprehensive Plan
The Subject Property is guided as Community Mixed Use (CMU) in the Land Use Plan. The area
is designated for a broad range of retail, shopping, services, and office space to meet the needs of
the community and surrounding areas. This area may also include high density housing with a
potential density of twelve (12) to twenty (20) units per acre. The district is expected to have a
total of ten (10) to fifty (50) percent of the uses in the area be residential. According to the
Comprehensive Plan the total area of the CMU is 100 acres. Currently, there is one residential use
with 6.24 acres (1201 County Rd E W) or 6.24% of the total area. The addition of the proposed
use of the Subject Property with 6.4 acres would bring the total use to 12.91%, which meets the
intent of the district. The proposed development is consistent with the following Comprehensive
Plan policies:
x

Land Use Goal Policy: Preserve the stability and quality of the city's neighborhoods
while allowing for redevelopment that is complimentary to existing development.

Even though the proposed project is not a redevelopment project it meets the intent of the policy
as the proposed land use is compatible with the adjacent uses. Multi-family developments such as
proposed senior living facility are generally used as a transition between the commercial and
residential neighborhoods. The location between the two uses allows residents the ease of access
to shopping, restaurants, entertainment on the surrounding commercial land uses. The proposed
project is complementary to the existing high density of Hunters Park Condos
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x

Housing Goal Policy: Encourage the incorporation of affordable and life-cycle housing
into new development and redevelopment where feasible.

The proposed development provides residents with another opportunity to age in the community.
The proposed development provides life-cycle housing as it offers independent senior housing and
transitional care into more intense care. Residents won’t need to relocate to different units as they
can add additional services to their unit as they need them. However, if a resident requires memory
care they will be asked to relocate to a memory care suite. The suites are specially designed to
accommodate the resident’s needs.
In addition, the Land Use Plan discusses the “Guiding Plan for the B-2 District”. In March 2008,
the City completed a visioning and planning process for the B-2 District, which generally includes
the properties near County Road E between Lexington Avenue and Hamline Avenue/Highway 51.
The “Guiding Plan for the B-2 District” is a long-term vision for the future redevelopment of this
corridor. The plan states as this corridor ages, market-initiated redevelopment is anticipated. The
plan also discusses the need for senior housing in the community and recommends that any new
construction of senior housing within the B-2 district be built as a combination of senior housing
types (independent care, assisted living and memory case) to form of a senior campus such as this
proposal.
Park and Recreation Goal Policies:
x

Develop, maintain, and encourage the use of a system of neighborhood parks and
pathways that are safe and engaging, including connecting neighborhood paths to
regional paths, and connecting neighborhoods, parks and other destinations through a
City-wide path system.

The Bethel Anderson Center property has numerous existing 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. As part of this development application
the developer we be removing the existing trail and reconstructing a public trail connection shown
in green on the following image (Attachment D).
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2. Planned Unit Development (PUD) Process
A Planned Unit Development (PUD) District promotes the development of land in a unified
manner by treating the entire development as a single entity and relaxing the strict application of
standard zoning and subdivision requirements, in exchange for a project that better forwards the
goals and purpose of the City's Comprehensive Plan. In granting a PUD request, the City may
prescribe appropriate conditions and safeguards, which should bring the project in conformity with
the purposes of the City Code. The purpose of the PUD process is to achieve a higher quality and
better project than would otherwise be possible if the strict application of the zoning and
subdivision requirements were met. While PUDs may be allowed in any district, they are required
for some types of development in certain districts.
3. Zoning Code Amendment
The Applicant is proposing a Zoning Code Amendment for the maximum dwelling unit density
per net acre allowed. The Maximum density allowed within the B-2 and CMU District is 20 units
per acre. The total proposed density is 23 units per acre or 146 units. However, the Applicant is
proposing a different standard for the 33 memory care units. The Applicant is requesting that
memory care units - which consist of private bedrooms/bathrooms with an opening to a shared
central dining and living areas - to be calculated as the equivalent of 0.5 units within the B-2 district
only. If we apply the .5 units for density purposes the total number of units is 20 units per acre or
129.5 units and is in conformance with the B2 zoning district and CMU district in land use plan.
In other cities ordinances, assisted living and memory care units are often considered less than one
(1) unit because of the lack of apartment-like amenities such as a full kitchen and living area. In
addition, it is common for memory care units to have a reduced footprint as the units are specially
designed for residents that require memory care services. City code section 1325.045, Subdivision
1 requires efficiency (studio) units to be a minimum of five hundred and fifty (550) square feet.
The Applicant is proposing units that range in size from 371 to 391 square feet.
The Applicant and staff are proposing the zoning code amendment below and in Attachment E.
1320.085 Special Requirements for the B-2 General Business District.
Subd. 5 Assisted Living Additional Planned Unit Development Criteria. (revised X/X/XXXX)
A. In addition to meeting the requirements of Section 1325, multi-family assisted living
residential projects may incorporate memory care units meeting the following:
1. Each unit consist of private bedrooms with bathrooms;
2. Each units is open to a shared central dining and living areas;
3. Units may be less than 550 square feet;
4. Memory care units shall be considered to be equivalent to .5 dwelling units.
4. Conditional Use Permit
A Conditional Use Permit is required for a multiple family dwelling use in the B-2 District. City
Code Section 1355.04 Subd. 3 of the Arden Hills Zoning Code lists the criteria for evaluating a
Conditional Use Permit. The Planning Commission and City Council should consider the effect of
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the proposed use upon the health, safety, convenience and general welfare of the owners and
occupants of the surrounding land and the community, in general, including but not limited to the
following factors and findings:
1. Existing and anticipated traffic and parking conditions;
A traffic study was required and was completed by SRF. The proposed development
should not generate much additional traffic and is not expected to impact overall traffic
operations within the study area. The use does not add enough traffic to require any
geometric or traffic control changes.
2. Noise, glare, odors, vibration, smoke, dust, air pollution, heat, liquid or solid waste, and
other nuisance characteristics;
The proposed use does not conflict with the business functions of the surrounding uses and
will not pose a significant detrimental risk or nuisance to the health, safety, and general
welfare of occupants of adjacent lands. New Perspective Senior Living has an existing
relationship with Bethel University. The new facility is adjacent to Bethel’s Anderson
Center and will provide additional educational opportunities to their students.
3. Drainage;
The proposed site plan does not negatively impact drainage on adjacent properties and the
submitted stormwater onsite meets the quantity and quality standards. The Applicant is
currently going through the Rice Creek Watershed approval process.
4. Population density;
The Subject Property is guided as Community Mixed Use (CMU) in the Land Use Plan.
The area is designated for a broad range of retail, shopping, services, and office space to
meet the needs of the community and surrounding areas. This area may also include high
density housing with a potential density of twelve (12) to twenty (20) units per acre. The
Applicant is proposing requesting the memory care units - which consist of private
bedrooms/bathrooms with an opening to a shared central dining and living areas - to be
calculated as the equivalent of 0.5 units. If we apply the .5 units for density purposes the
total number of units is 20 units per acre or 129.5 units and is in conformance with the
zoning district and land use plan.
5. Visual and land use compatibility with uses and structures on surrounding land;
The proposed building materials exceed the B2 material requirement as identified in the
Design Standards. The ordinance 75 percent of the building exterior be constructed of
brick masonry, tile masonry, natural stone (or synthetic equivalent), decorative concrete
plank (cement board siding), transparent glass or any combination thereof. The proposed
building is 100% approved materials. Multi-family developments such as proposed senior
living facility are generally used to transition between the commercial and residential
neighborhoods. This allows residents ease of access to shopping, restaurants, and
entertainment on the surrounding commercial land uses.
____________________________________________________________________________________________
City of Arden Hills
Planning Commission Meeting for January 6th, 2021
P:\Planning\Planning Cases\2020\20-022 New Perspectives Senior Living - CUP, PUD, SP, ZCA\PC Packets

Page 6 of 17

6. Adjoining land values;
The proposed development is not anticipated to negatively impact adjacent property
values.
7. Park dedications where applicable;
High density residential requires a park dedication of 20 percent of the total land. A cash
contribution in lieu of land dedication may be required at the discretion of the City. The
cash payment shall be determined based on the fair market of the land that would otherwise
be dedicated to the City.
8. Orderly development of the neighborhood and the City within the general purpose and
intent of the Zoning Code and the Comprehensive Development Plan for the City.
Planning Case 20-022 for New Perspective Senior Living proposed development at 2 Pine
Tree Drive is consistent with the purpose and intent with the policies within the City’s
Comprehensive Plan, the B-2 Zoning District and Guiding Plan for the B-2 District.
5. Chapter 13, Zoning Code Review
A. Lot Area and Dimensions – Meets Requirements
The Subject Property exceeds the minimum lot area and dimensions required for a development
within the B-2 District. The total area of the Subject Property is 6.4 acres, or approximately
290,545 square feet. The Land Use Chart in Section 1320.05 highlights that minimum
requirements for properties in the B-2 District. The maximum structure coverage allowed in the
district is forty-five (45) percent of the lot. The proposed structure coverage is 64,644 square feet
or 22 percent. Up to eighty (80) percent of the lot can be developed on with impervious coverage.
According to the site plan submitted by the Applicant, 3.4 acres or 53 percent of the site will be
impervious.
B. Building and Parking Setbacks – Meets Requirements
In the B-2 District, there is a 20-foot front building setback and rear setback and both side setbacks
combined must equal 20 feet. The principal structure exceeds building setback requirements for
its district. The proposed parking lot exceeds all parking lot setback requirements for the district.
Ordinance requires all access drives to be setback five (5) feet from the property line. The
proposed access drive on the west side of the proposed building and adjacent to Minnesota State
Highway 51/Snelling Avenue North serves as the delivery and pickup access of the proposed
building. The proposed access drive meets the minimum five (5) foot setback from the property
line. In addition, the proposed access drive is 24 feet wide. This additional width is needed to
accommodate vehicles making pickups and deliveries at the loading docks. The Applicant
provided truck movements plan is shown on the next page and in Attachment E (Pg. C402). As a
condition of approval, in the event where noise from the loading and delivery area is audible from
an adjacent residential district, the activity shall terminate between the hours of 6:00 p.m. and 6:00
a.m.
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C. Building Height - Flexibility requested
Section 1305.04 of the City Code defines building height as “the vertical distance from the average
elevation of the grade along a face of a building to the highest point of the roof surface of flat
roofs, the deck line of mansard roofs, or the average height between the eaves and the highest ridge
of gable, hip, or gambrel roofs.” These measurements are illustrated in the drawing on the next
page.

The Applicant is proposing a building that would be four (4) stories in height with a pitched roof
design. The proposed pitched roof provides residents with a home-like residential aesthetic, where
as a flat roof provides an institutional look and feel. The proposed facility would have a building
height of 55 feet as measured from the finished floor elevation to the midpoint. Under the City
Zoning Code, a building in the B-2 district can have a maximum height of up to 50 feet to the
midpoint, so the Applicants are requesting flexibility for an additional 5 feet in height.
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The table below shows building heights for other developments in the community.
Development Name
Mid-Point
Summit Development
46 ft.
Johanna Shores Senior Living
56 ft.
E Street Flats
44 ft.
Arden Flats Apartments
55 ft.
Anderson Center
60 ft.*
*Not including penthouse and cellular equipment
D. Density and District Minimum Lot Area per Unit Requirements - Flexibility requested
According to City Code Section 1320.06, the Minimum Lot Area per Unit allowed within the B-2
District is 2,178 square feet per unit. The Applicant’s proposal of 146 units would entail a
development with approximately 2,032 square feet per unit. However, the Applicant is requesting
flexibility with this standard because the 33 memory care units on-site are smaller studio style
units and do not have full kitchens and living spaces like standard apartment units. If the memory
care units were excluded from the calculation of Minimum Lot Area per Unit, the development
would meet the district provision with 2,287 square feet per unit.
The maximum density allowed within the B-2 and CMU District is 20 units per acre. However,
the Applicant is requesting flexibility with this provision. The total proposed density is 23 units
per acre or 146 units. As previously discussed, the Applicant is requesting a Zoning Ordinance
Amendment that would to add language allowing memory care units located in the B2 district to
be calculated as the equivalent of 0.5 units. In other cities’ ordinances, assisted living, memory
care and skilled nursery units are often considered less than 1 unit because of the lack of amenities
of a standard apartment unit such as a full kitchen and living area. If we apply the .5 units for
density purposes, the total number of units is 20 units per acre or 129.5 units and is in conformance
with the zoning district and land use plan.
Land
Use

Site
Acreage

Number
of
Proposed
Units

Proposed
Density
Per Acre

Proposed
Memory
Care
Units

CMU

6.4

146

23

33

Proposed
Memory
Care
Equivalent
Units
.5

Number of
Equivalent
Units
16.5

Proposed Density Per
Acre
146-16.5= 129.5 units
129.5 units/6.4 AC =
20.23*
20

*Unit count is rounded down as you cannot construct .23 of a unit.
E. Multi-family Dwelling Units Additional CUP Criteria – Flexibility requested
According to City Code Section 1320.45, the number of efficiency (studio) units in a multiple
dwelling shall not exceed fifteen (15) percent of the total number of apartments. The Applicant is
requesting 32 studio units or 22 percent.
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F. Floor Area Ratio (FAR) – Meets Requirements
The FAR is obtained by dividing the total sum of all the building's floor areas by the lot area.
Under the current Zoning Code, the maximum FAR for a property in the B-2 District is 0.8. The
FAR is defined as the sum of the gross horizontal area of all floors of a building, but not including
decks and garages. The proposed floor area of the building minus the garage is 179,046 square
feet. The Subject Property has an approximant area of 278,784 square feet, which means that the
property has a FAR of 0.64.
6. Design Standards
A. Lighting – Meets Requirements
The Applicant has submitted a lighting plan that identifies pole heights and lumen levels at the
property lines. Other than wash or architectural lighting, attached security lighting shall be
shoebox style and downward directed with flush lenses. The Applicant is proposing to use LED
lighting to illuminate the parking areas.
B. Screening – Meets Requirements
Screening for fences, walls, landscaping, and berms including materials with construction details
shall match or complement the construction of the principle building. The Site Plan submitted by
the Applicant depicts significant landscaping along Gateway Boulevard which will assist in
screening the loading area and docks from the view of the public. The Applicant is stating that
landscaping will achieve 60 percent opacity year round at maturity. According to the submitted
plans all ground and rooftop mechanical equipment is proposed to be screened.
C. Planting Islands – Meets Requirements
Planting islands are required to visually break up expanses of hard-surface parking areas, to
provide safe and efficient traffic movement, and to define rows of parking. Planting islands should
occupy at least 10 percent of the parking area and be edged with concrete curbs. Parking lot
planting islands shall be a minimum of 150 square feet in area, be of appropriate width and length,
and include at least one (1) tree meeting the requirements of this ordinance. There will not be
multiple rows or large expanses of parking as there will be multiple landscaped bump outs breaking
up the parking field. The landscaping will separate the building from the parking areas.
D. Minimum Caliper Inches – Meets Requirements
The Zoning Code requires that a minimum number of caliper inches be provided based on the
gross square footage of the principal building and the building height. The minimum total caliper
inches equal the gross square footage of all the floors of the principal building divided by 320. The
proposed building would be considered a four-story structure, and contains 191,796 gross square
feet. This requires a minimum of 558 caliper inches be planted. The plans provided by the
Applicant indicate that they are meeting this requirement with 564 caliper inches.
E. Tree Mitigation - Flexibility requested
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 existing site
has 3,837 caliper inches of significant trees. The Applicant is proposing to remove 3,127 caliper
inches. The ordinance allows removal of 312.7 caliper inches without replacement. Removal of
the remaining 2,814.3 caliper inches of trees requires mitigation at a ratio of 1:2 replacement, or
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1,407.15 caliper inches of new trees. Tree planning onsite is limited due to existing and required
stormwater ponding. In response the applicant is proposing to plant 187 trees, with a total of 558
caliper inches.
G. Tree Selection – Meets Requirements
The proposed landscape plan includes a variety of tree species, including maples, oaks and
evergreens, ranging in size from two and half (2.5) to six (6) caliper inches. This is consistent with
ordinance requirements. The Applicant is proposing to plant six (6) to twelve (12) foot tall
evergreens.
F. Landscaped Area and Perennials and Shrubberies – Meets Requirements
Zoning Code requires 35 percent of the site to be landscaped or 97,574 square feet. The
landscaping plan shows that the total landscaped area provided on the site is 143,858 square feet.
The Zoning Code requires a minimum of 10 percent of the total landscaped area to be covered
with perennials and/or shrubbery. The total landscaped area on the site is 97,574 square feet,
resulting in the need for a minimum of 9,757 square feet of perennial and shrubbery cover. The
proposed perennial and shrub planting beds includes more than 17,350 square feet.
G. Parking - Flexibly Requested
Parking requirements for senior living facilities are unique as not all tenants’ own vehicles. The
intention is to regulate senior independent, staff and visitor parking. The rational for this is because
memory care and assisted living residents generally do not have vehicles; therefore, the parking
demand for those uses will only need to support staff and visitor parking. In addition, senior living
facilities require a mixture of parking requirement for the different uses onsite. The proposed use
includes Multi-family Dwelling and Residential Facility or Group Home.
The number of off-street parking spaces required for a Residential Facility or Group Home is one
(1) space for every four (4) residents plus one (1) for each employee on major shift plus one (1)
for each on-call medical professional or 45 parking stalls. The minimum number of parking
spaces required for a multiple family dwelling use in City Code is 1.1 spaces per efficiency and
one (1) bedroom dwelling units and two (2) for each two (2) plus bedroom dwelling units. The
proposed project would require 145.5 stalls as shown in the table below.
Units

Unit Counts

Required
Stalls

Residential Facility

NA

45

1-bedroom units
(1.1 parking stalls)

75

81

38

76

113

202

2 or more bedrooms
(2 parking stalls)
Total

Number
of
Stalls Provided

95

Parking
Deficiency

-107

There are ninety-one (91) parking spaces provided. The Applicant is proposing 62 above ground
and 29 underground parking spaces. The underground parking is for independent living residents
and staff. New Perspective Senior Living provided staff with the formulas they use when
determining the parking needs for their facilities (Attachment G) and below is their calculations
for the proposed project.
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Resident Parking
x Independent Living typically requires .85 stalls per unit (.85 Stalls / Unit * 53 Units = 45
stalls)
x Assisted Living typically requires - .25 stalls per unit (.25 Stalls / Unit * 60 Units = 15
stalls)
x Memory Care requires no parking for residents
x Total Resident Parking Required: 60
Staff Parking
x Staff parking is calculated by taking the largest shift, which is approximately 26
employees, and 50 percent of our next shift or 16 employees.
x Total Staff Parking Required: 34
Visitor Parking
x One (1) stall per 10 units within the facility (140 Units / 10 Units Per stall = 14)
x Total visitor Parking Required: 14
New Perspective Senior Living Parking Stalls Required: 108
Proposed Total Parking Stalls: 95
Parking Deficiency: -13
The Applicant in response to the parking deficiency onsite has contacted Bethel University and
discussed a cross easement parking agreement for an additional 25 stalls. At the time of writing
this memo the Applicant and Bethel University have not finalized this agreement. The proposed
95 parking and the cross easement stalls should adequately support the proposed use.
H. Aesthetics - Meets Requirements
There are additional Design Standards for new development, redevelopment, and modifications to
existing sites in the B2 District. The purpose of these additional design standards is to promote a
high level of architectural, landscaping, and site design in the business districts of Arden Hills.
The City seeks to create a unified, harmonious, and high-quality environment to foster a distinct,
positive, and successful image for the City.
At least seventy-five (75) percent of the exterior building materials shall be of brick masonry, tile
masonry, natural stone (or synthetic equivalent), decorative concrete plank (cement board siding),
transparent glass or any combination thereof. The proposed building materials exceed the B2
material requirement. The proposed building is 100 percent brick, stone, glass and cement board
siding.
Elevation
East
West
South/North Wing
South
North/South Wing
North

Stone
12%
4%
5%
5%
5%
.5%

Brick
13%
11%
13%
0%
17%
7.5%

Cement Board
51%
61%
57%
73%
65%
67%

Glass
24%
24%
25%
22%
23%
25%

Total
100%
100%
100%
100%
100%
100%
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I. Drainage and Flood Plain - Meets Requirements
The City Code requires stormwater management be provided to meet water quantity, infiltration,
and water quality requirements. The subject site has two existing wetlands. The existing wetland
located adjacent to Minnesota State Highway 51/Snelling Avenue North (Attachment H) is
proposed to be filled, however, replacement of that wetland has been mitigated offsite in
compliance with Rice Creek Watershed District regulations. The pre-existing stormwater pond
located on the east side of the subject site will be preserved. The Applicant is proposing a retention
basin located on the southwest side of the subject property. Prior to the issuance of a land
disturbance permit, the Applicant shall submit an operation and maintenance plan for the longterm care of all onsite stormwater facilities.
J. Traffic Study - Meets Requirements
A traffic study was required and was completed by SRF. The proposed development should not
generate much additional traffic and is not expected to impact overall traffic operations within the
study area. The use does not add enough traffic to require any geometric or traffic control changes.
The anticipated trip generation during AM peak is 27 vehicles in and out of the site. The PM peak
is 36 vehicles in and out of the site. The site is anticipated to create 424 daily trips.
Suggested Findings of Fact
Staff offers the following findings of fact for consideration:
1. The Applicant submitted an application for a Planned Unit Development, Conditional Use
Permit, Site Plan and Zoning Amendment.
2. The Subject Property is located within the B-2 General Business District and is guided as
CMU, Community Mixed Use on the Land Use Plan.
3. The Subject Property is located on approximately 6.40 acres and currently features open space
with a wooded area around the wetlands with a segment of the existing Anderson Center trail
system running through the site.
4. The Applicant is proposing to construct a 192,390 square foot, 4 story multi-family senior
living facility on site.
5. The proposed senior living facility will feature 146 units, with 113 units devoted to
independent or assisted living and 33 units devoted to memory care.
6. Flexibility through the PUD process has been requested in the following areas: parking stall
count requirements, building height, permitted number of efficiency units and tree mitigation.
7. The proposed development plan meets or exceeds the minimum requirements of the City Code
in the following areas: building setbacks, landscape coverage, parking setbacks, planting
islands, tree selection, floor area ratio, drainage wetlands and flood plain tree selection,
lighting, screening and aesthetics.
8. Where the plan is not in conformance with the City Code, flexibility has been requested by the
Applicant and/or conditions have been placed on an approval that would mitigate the
nonconformity.
9. A traffic study was required and was completed by SRF. The proposed development should
not generate much additional traffic and is not expected to impact overall traffic operations
within the study area. The use does not add enough traffic to require any geometric or traffic
control changes.
10. The application is not anticipated to create a negative impact on the immediate area or the
community as a whole.
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11. Existing public facilities will be able to absorb the additional demand for public services
needed for the proposed use.
12. The maximum dwelling unit density per net area that is allowed within the B-2 District is 20
units per acre.
13. The Applicant is requesting a Zoning ordinance amendment that would to add language
allowing memory care units located in the B2 district to be calculated as the equivalent of 0.5
units. If approved, the .5 units for density purposes the total number of units is 20 units per
acre or 129.5 units and is in conformance with the zoning district and land use plan.
Options and Motion Language
Staff has provided the following options and motion language for this case.
1. Recommend Approval with Conditions: Motion to recommend approval of Planning Case 20022 for a Planned Unit Development, Conditional Use Permit, Site Plan and Zoning Code
Amendment at 2 Pine Tree Drive, based on the findings of fact and submitted plans, subject to
the following conditions:
1. All conditions of the Master PUD and Preliminary Plat approval shall remain in full
force and effect.
2. The project shall be completed in accordance with the plans submitted 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 Planning Commission and City
Council.
3. The Conditional Use Permit and Planned Unit Development approvals shall expire one
year from the date of City Council approval unless a building permit has been requested
or a time extension has been granted by the City Council. The City Council may extend
the expiration date of such approval upon written application by the person to whom
the approval was granted.
4. A violation of any condition set forth in the permit shall be a violation of this Code,
and shall be cause for revocation of the permit.
5. 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 a building permit.
6. 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.
7. Prior to the issuance of a grading permit, all items identified in the December 21, 2020
Engineering Division memo shall be addressed. All comments shall be adopted herein
by reference.
8. Prior to the issuance of a building permit, a landscape financial security of $50,000.00
dollars shall be submitted. Landscape financial security is held for two full growing
seasons.
9. For any landscaping or screening that is not in accordance with the approved
landscaping plan at the end of two growing seasons, the applicant shall replace the
material to the satisfaction of the city before the guarantee is released. Where this is
not done, the city, at its sole discretion, may use the proceeds of the performance
guarantee to accomplish performance.
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10. The Applicant shall submit cash contribution in lieu of land dedication. The cash
payment shall be determined based on the fair market of 20 percent of the land that
would otherwise be dedicated to the City. The park dedication fee shall be submitted
prior to the issuance of a building permit.
11. Prior to the issuance of a grading and erosion permit, planning staff shall approve in
writing the final landscaping plan.
12. Prior to the issuance of a grading and erosion control permit the Applicant shall work
with the City to locate the additional caliper inches of replacement trees on the site or
on the adjacent properties. 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.
13. All light poles, including base, shall be a maximum of 25 feet in height and shall be
shoebox style, downward directed, with high-pressure sodium lamps or LED and flush
lenses. Other than wash or architectural lighting, attached security lighting shall be
shoebox style, downward directed with flush lenses. If complaints are received the
lighting adjacent to residential uses shall utilize house shields as directed by the City.
In addition, any lighting under canopies (building entries) shall be recessed and use a
flush lens.
14. A grading as-built and utility as-built plan shall be provided to the City upon
completion of grading and utility work.
15. Prior to issuance of a sign grading and erosion control permit, the applicant shall
provide City staff with written approval from Bethel University the owner of Outlot A
permitting the placement of landscaping on their property.
16. Prior to issuance of a sign permit, the applicant shall provide City staff with written
approval from Bethel University the owner of Outlot A permitting the construction of
the proposed monument sign on their property and offsite signs are not permitted.
17. Prior to issuance of a sign permit, the applicant shall provide City staff with written
approval from Lake Johanna Fire Department the owner of Lot 2, Block 1 on permitting
the placement of landscaping on their property.
18. No exterior storage shall be permitted.
19. All rooftop or ground mounted mechanical equipment shall be hidden from view with
the same materials used on the building in accordance with City Code requirements.
20. All fencing and retaining wall materials shall be complementary to the building
materials and shall be approved in writing by the Planning Division prior to issuance
of a building permit. Retaining walls greater than four (4) feet in height shall be
engineered and detailed calculations shall be submitted to the City.
21. A Grading and Erosion permit shall be obtained from the City’s Engineering
Department 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 and, MNDOT prior to the start of any site activities.
22. A grading as-built and utility as-built plan shall be provided to the City upon
completion of grading and utility work.
23. 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.
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Maintenance of any and all temporary stormwater facilities shall be the responsibility
of the Applicant.
24. The Applicant shall provide an executed copy of the City’s standard stormwater
maintenance and easement agreement prior to approval of the Development
Agreement.
25. The bond or surety shall be provided prior to the issuance of any building or grading
permits and shall be valid for two full years from the date of installation, or three years
in the case of an extended timeline. The total security shall be addressed in the
Development Agreement.
26. All disturbed boulevards shall be restored with sod. All areas of the site, where
practical, shall be sodded or seeded and maintained. The property owner shall mow
and maintain all site boulevards to the curb line of the public streets.
27. The maximum number of units permitted onsite is 146 units.
28. The Applicant shall be financially responsible for all applicable water and sanitary
charges. Rates applied shall be memorialized in the Development Agreement.
29. Prior to the issuance of a land disturbance permit, the Applicant shall submit an
operation and maintenance plan for the long-term care of all on-site and off-site
stormwater, sanitary sewer, and water main to the City for review and approval. The
Applicant will be responsible to carry out these operation and maintenance activities
and to submit the appropriate documentation to the City as specified.
30. Any future trash enclosures shall utilize wooden gates and be constructed on three sides
using the same materials and patterns used on the building. Locations shall be approved
by the Planning Department.
31. This approval does not include signs. A separate sign permit is required for all proposed
signage. All signage shall meet the requirements of Sign District 4.
32. The Applicant shall provide a cross parking agreement with Bethel University for the
City Attorney to review and for the City Council’s approval prior to the approval of the
Developer Agreement.
33. In the event where noise from the loading and delivery area is audible from an adjacent
residential district, the activity shall terminate between the hours of 6:00 p.m. and 6:00
a.m.
2. Recommend Approval without Conditions: Motion to recommend approval of Planning Case
20-022 for a Planned Unit Development, Conditional Use Permit, Site Plan and Zoning Code
Amendment 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 20-022 for a Planned
Unit Development, Conditional Use Permit, Site Plan and Zoning Code Amendment 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 20-022 for a Planned Unit Development, Conditional
Use Permit, Site Plan and Zoning Code Amendment 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 December 23, 2020. A public neighborhood notice
was prepared by the City and mailed to property owners within 1,000 feet of the subject property.
Staff has not received any comments.
Neighborhood meeting
Prior to submittal of a formal planning application the Applicant held an informal neighborhood
meeting on July 9, 2020. Due to Covid19 the meeting was held virtually with ten (10) residents in
attendance. The Applicant gave a 30 minute presentation on the project follow by a question and
answer session. The majority of the questions raised were in regards to traffic, tree preservation,
site and building design, project financing and existing trial connections. The Applicant has
incorporated the comments from the meeting into their application for the project.
Deadline for Agency Actions
The City of Arden Hills received the completed application for this request on December 23, 2020.
Pursuant to Minnesota State Statute, the City must act on this request by February 21, 2021 (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.
H.

Application
Location Map
Anderson Center Subdivision and Trails Exhibits
Proposed Pedestrian Access Plan
11x17 Plans
Zoning Code Amendment Redlines
New Perspective Senior Living Parking Formulas
Existing Trail and Wetland Exhibit
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Disclaimer: This map is intended for reference purposes only and is
not a legally recorded map or survey. The City of Arden Hills shall
not be liable for any damages or claims that arise due to accuracy,
availability, use or misuse of the information herein pursuant to MN
Statute 466.03 Subd 21.
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