
City of Blaine 
Planning Commission 

 

 

 

August 8, 2023 | 7:00 PM 
Blaine City Hall 

10801 Town Square Drive NE 
Blaine, MN 55449 

 

 
 

The Planning Commission is an advisory board to the City Council. One of the Commission’s functions is 
to hold public hearings and make recommendations to the City Council. The City Council makes all final 
decisions on these matters. For each agenda item, the Commission will receive reports prepared by the 
City staff, open the public hearing, discuss and act on the application. 
 
Public comments prior to the meeting must be received by 4:30PM on the Monday prior to the meeting 
date. Email comments to: Planning@BlaineMN.gov or phone 763-785-6180. 

 

AGENDA 
 

1. Call to Order 

2. Roll Call 

3. Approval of Minutes 
  3.1. 2023-351 Approval of the July 11, 2023 Planning Commission Minutes 
      Sponsors:     

  

  3.2. 2023-314 Approval of the July 19, 2023 Planning Commission Minutes 
      Sponsors:     

  

4. Public Hearing 
  4.1. 2023-312 Case File No. 23-0061 // Jesse Orr // 3651 125th Avenue NE 

The applicant is requesting a conditional use permit to construct a 40 foot 
by 59 foot detached accessory building, for a total of 2,984 square feet of 
accessory building space, in an FR (Farm Residential) zoning district. 

      Sponsors:   Elizabeth Showalter, Community Development Specialist  
  

  4.2. 2023-324 Case File No. 23-0055 // Valvoline Instant Oil Change // 10857 University 
Avenue NE 
The applicant is requesting a conditional use permit for a minor auto repair 
with shared access in the B-2 (Community Commercial) zoning district. 

      Sponsors:   Shawn Kaye, Planner  
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  4.3. 2023-313 Case File No. 23-0063 // City of Blaine 
The City is requesting a code amendment to section 26.06 (Nonconforming 
structures, uses) of the Zoning Ordinance to allow the creation of 
nonconformities by public action to be deemed in compliance with the 
Zoning Ordinance. 

      Sponsors:   Shawn Kaye, Planner  
  

5. Adjournment 
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City of Blaine 
Planning Commission 

 

 

 

July 11, 2023 | 7:00 PM 
Blaine City Hall 

10801 Town Square Drive NE 
Blaine, MN 55449 

 

 
 

MINUTES 
1. Call to Order  
   

The Blaine planning commission met in the City Hall Chambers on Tuesday, July 11, 2023. Chair 
Goracke called the meeting to order at 7:00PM. 
  

2. Roll Call  
   

Members Present:  Commission Members Gorzycki, Homan, and Chair Goracke. 
  
Members Absent:   Commission Members Deonauth, Halpern, Swanson, and Olson. 
  
Staff Present:         Shawn Kaye, Planner 
                               Shelia Sellman, City Planner 
                               Teresa Barnes, Project Engineer 
  

3. Approval of Minutes  
  

 

  3.1. 2023-290 Approval of the June 13, 2023 Planning Commission Minutes 
      Sponsors:     

   
     

Motion by Commissioner Gorzycki to approve the minutes of June 13, 2023, as 
presented. Motion seconded by Commissioner Homan. The motion passed 3-0. 
  

4. Public Hearing  
  

 

  4.1. 2023-282 Case File No. 23-0060 // The Rusty Bumblebee // 10950 Club West Parkway 
NE, #160 
The applicant is requesting a conditional use permit amendment to allow 
outdoor dining with up to 68 seats in the rear of the building in the B-2 
(Community Commercial) zoning district. 

      Sponsors:   Shawn Kaye, Planner  
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The report to the planning commission was presented by Shawn Kaye, Planner. The public 
hearing for Case File 23-0060 was opened at 7:04PM. As no one wished to appear, the public 
hearing was closed at 7:05PM. 
  
Chair Goracke noted this would be on the agenda of the August 7, 2023 city council meeting. 
  

  4.2. 2023-268 Case File No. 23-0056 // South Side Entertainment District // 2030 105th 
Avenue NE 
The applicant is requesting a code amendment to the 105th Avenue 
Redevelopment District to allow drive-thru’s on the south side of 105th 
Avenue, limited to one drive-thru per parcel, as a conditional use. 

      Sponsors:   Sheila Sellman, City Planner  
   

     
The report to the planning commission was presented by Sheila Sellman, City Planner. The 
public hearing for Case File 23-0056 was opened at 7:07PM.   
  
Chair Goracke noted this item would be continued to the next planning commission 
meeting with a date yet to be determined.  
  

  4.3. 2023-279 Case File No. 23-0058 // The Picklr // 467 87th Lane NE 
The applicant is requesting a conditional use permit for indoor pickleball 
courts (amusement and recreation) in the B-3 (Regional Commercial) zoning 
district. 

      Sponsors:   Sheila Sellman, City Planner  
   

     
The report to the planning commission was presented by Sheila Sellman, City Planner. The 
public hearing for Case File 23-0058 was opened at 7:09PM. As no one wished to appear, the 
public hearing was closed at 7:09PM. 
  
Chair Goracke noted this would be on the agenda of the August 7, 2023 city council meeting. 
  

  4.4. 2023-264 Case File No. 23-0057 // Jason Merkel // 1866 120th Lane NE 
The applicant is requesting a variance to the five-foot side yard setback for a 
shed.  

      Sponsors:   Shawn Kaye, Planner  
   

     
The report to the planning commission was presented by Shawn Kaye, Planner. The public 
hearing for Case File 23-0057 was opened at 7:13PM. 
 
Jason Merkel, 1866 120th Lane NE, stated he was looking to better utilize the space in his 
rear yard. He explained the shed placement was proposed because it was deeply shaded 
and no grass could grow. He indicated he would like to maintain the large oak tree in his 
back yard and asked that the shed not encroach on the oak tree. He reported he would 
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maintain a three foot setback with the proposed shed. 
 
Chair Goracke noted this item would be continued to the next planning commission meeting with a 
date yet to be determined.  
  

  4.5. 2023-265 Case File No. 23-0047 // Mister Car Wash // 8501 Springbrook Drive 
The applicant is requesting a conditional use permit for a zero lot line and 
stand-alone car wash in the B-3 (Regional Commercial) zoning district. 

      Sponsors:   Sheila Sellman, City Planner  
   

     
The report to the planning commission was presented by Sheila Sellman, City Planner. The 
public hearing for Case File 23-0047 was opened at 7:17PM.  
 
Max Buell, Kimley Horn, stated he was available to answer any engineering questions the 
commission may have.  
 
Chair Goracke asked what was different about this car wash. Mr. Buell explained this would 
be a subscription-based car wash. 
 
The public hearing was closed at 7:19PM. 
  
Chair Goracke noted this would be on the agenda of the August 7, 2023 city council meeting. 
  

5. Adjournment  
   

Motion by Commissioner Homan to adjourn the regular planning commission meeting. 
Motion seconded by Commissioner Gorzycki. The motion passed 3-0.  
  
Adjournment time was 7:19PM. 
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City of Blaine 
Planning Commission 

 

 

 

July 19, 2023 | 5:00 PM 
Blaine City Hall 

10801 Town Square Drive NE 
Blaine, MN 55449 

 

 
 

MINUTES 
1. Call to Order  
   

The Blaine planning commission met in the City Hall Chambers on Wednesday, July 19, 2023. 
Chair Goracke called the meeting to order at 5PM. 
  

2. Roll Call  
   

Members Present:  Commission Members Gorzycki, Olson, Swanson, and Chair Goracke. 
  
Members Absent:   Commission Members Deonauth, Halpern and Homan. 
  
Staff Present:           Shawn Kaye, Planner 
                                Shelia Sellman, City Planner 
      

3. Approval of Minutes  
  

 

  3.1. 2023-319 Approval of the June 13, 2023 Planning Commission Minutes 
      Sponsors:     

   
     

Motion by Commissioner Gorzycki to approve the minutes of June 13, 2023, as 
presented. Motion seconded by Commissioner Swanson. The motion passed 4-0. 
  

4. Public Hearing  
  

 

  4.1. 2023-268 Case File No. 23-0056 // South Side Entertainment District // 2030 105th 
Avenue NE 
The applicant is requesting a code amendment to the 105th Avenue 
Redevelopment District to allow drive-thru’s on the south side of 105th 
Avenue, limited to one drive-thru per parcel, as a conditional use. 

      Sponsors:   Sheila Sellman, City Planner  
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    The report to the planning commission was presented by Sheila Sellman, City Planner. The 
public hearing for Case File 23-0056 was opened at 5:03PM. As no one wished to appear, the 
public hearing was closed at 5:04PM. 
  
Motion by Commissioner Olson to recommend approval of a code amendment to the 
105th Avenue Redevelopment District to allow drive-thru’s on the south side of 105th 
Avenue NE, limited to one drive-thru per parcel, as a conditional use permit. Motion 
seconded by Commissioner Swanson. The motion passed 4-0. 
  
Chair Goracke noted this would be on the agenda of the August 7, 2023 city council meeting. 

  4.2. 2023-264 Case File No. 23-0057 // Jason Merkel // 1866 120th Lane NE 
The applicant is requesting a variance to the five-foot side yard setback for a 
shed.  

      Sponsors:   Shawn Kaye, Planner  
   

    The report to the planning commission was presented by Shawn Kaye, Planner. The public 
hearing for Case File 23-0057 was opened at 5:08PM. 
 
Jason Merkel, 1866 120th Lane NE, thanked the commission for considering his request. He 
explained he understood there were other locations for his shed. However, he was hoping 
to save the large oak tree in his rear yard while also not encroaching on his neighbors. He 
indicated the proposed shed location would allow him to best utilize his rear yard. 
 
Chair Goracke questioned why Mr. Merkel had not located the shed in one of the two 
locations as proposed by staff. Mr. Merkel stated he understood these would both be great 
locations, but he was trying to reserve this space for a future garden because these spaces 
received full sun. 
 
The public hearing was closed at 5:12PM. 
 
Chair Goracke questioned how many properties in Blaine were zoned R-1A.   
 
Planner Shawn Kaye stated she was uncertain of the exact number. Staff commented 
further on the different zoning requirements for R-1A properties, versus R-1 properties. 
 
Commissioner Gorzycki inquired if the unique circumstances for this lot could be the lot size 
and the maturity of the trees. He noted the vast majority of the homes in Blaine do not have 
trees in the rear yard. 
 
Chair Goracke explained he understood this to be the case, however, the applicant had two 
alternate sites that would work for the shed in the rear yard. 
 
Planner Shawn Kaye commented further on the R-1A zoning standards and explained other 
homes in the R-1A zoning district have had to meet the same setback requirements. 
 
Chair Goracke supported the city council amending city code for the R-1A zoning district in 
order to allow sheds to be up to one foot from the property line. 
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Motion by Commissioner Olson to recommend denial of Planning Case 23-0057 
denying the variance request based on the rationale as recommended by staff. 
Motion seconded by Commissioner Gorzycki. The motion passed 4-0. 
  
Chair Goracke noted this would be on the agenda of the August 7, 2023 city council meeting. 

5. Adjournment  
   

Motion by Commissioner Gorzycki to adjourn the regular planning commission meeting. 
Motion seconded by Commissioner Swanson. The motion passed 4-0.  
  
Adjournment time was 5:18PM. 
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City of Blaine 
Staff Report 

File Number: 2023-312 

   
Agenda Date  Status 

August 8, 2023  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Elizabeth Showalter, Community Development Specialist  
 
Agenda Item # 4.1 

Case File No. 23-0061 // Jesse Orr // 3651 125th Avenue NE 
The applicant is requesting a conditional use permit to construct a 40 foot by 59 foot detached 
accessory building, for a total of 2,984 square feet of accessory building space, in an FR (Farm 
Residential) zoning district. 
 
Background 

Zoning FR (Farm Residential) 
Land Use LDR (Low Density Residential) 
Area 4.76 Acres 
Applicable Regulations 27.04 and 29.014(k) 
Attachments Zoning and Location Map 

Narrative 
Survey 
Site Plan 
Building Elevations 
Public Comments 

Schedule Planning Commission: 08/08/23 
 City Council: 09/06/23 
 
Staff report prepared by Elizabeth Showalter, Community Development Specialist, and Teresa Barnes, 
Project Engineer 
 
Executive Summary 
Zoning 
The property is zoned FR - Farm Residential and guided Low Density Residential 
 
Surrounding Zoning and Uses 
The adjacent properties are also zoned Farm Residential and are occupied by similar large lot single 
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family homes. There is one property between the subject site and the Legacy Creek development, which 
is a suburban style neighborhood. The subject site and adjacent sites are guided for suburban style 
development with the LDR land use classification. 
 
Existing Conditions 
The property has an existing home, attached garage, and two detached structures. 
 
History  
No previous approvals apply. 
 
Evaluation of Request 
Site Plan 
The applicant is proposing a 40 foot by 59 foot (2,360 square feet) detached pole barn style building. 
Total garage and accessory building space is limited to 1,200 square feet, or 3,000 with a Conditional 
Use Permit (CUP). The existing attached garage is 624 square feet, which brings the total garage and 
accessory building space to 2,984 square feet with the CUP request. 
 
The applicant is proposing the pole building be located 20 feet from the western property line and 105 
feet from the eastern property line. The building is proposed to be located in the rear yard. All required 
setbacks are being met (20 feet from side property line, 30 feet from rear, and 45 feet from the front). 
 
The applicant is proposing to use the building for personal storage of vehicles, equipment, and for 
personal car repair. Repair of vehicles not registered to the property is prohibited. 
 
Architecture 
The proposed pole building has metal siding compatible with the home. Sheet metal siding is permitted 
on accessory buildings other than the garage on farm residential properties greater than 4 acres in size. 
The subject property is 4.76 acres, therefore the proposed siding complies with the code requirement. 
 
Tree Preservation 
Tree preservation will be reviewed as part of the building permit. Two significant trees may be removed 
without replacement. If more than two significant trees are removed, replacement of additional trees 
must be replaced. 
 
Grading/Storm Drainage  
While minor grading of the area will occur during construction, maintenance of the existing drainage 
patterns will be required. 
  
Utilities 
Utilities will not be extended to the proposed pole barn structure. 
  
Wetlands/Watershed/FEMA 
There are no wetlands or FEMA flood plains located within the proposed construction area. Coon Creek 
Watershed approval is not required. 
  
Access/Street Design/Sidewalks/Trails 
No additional access to the property will be granted. No street design, sidewalk or trails will be required. 
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Easements/Right-of-way/Permits 
The property will need to obtain all required permits to construct the proposed project. A copy of all 
permits will need to be submitted to the City prior to any site work. No additional right-of-way or 
easements will be required. 
 
Conditional Use Permit 
A city exercises “quasi-judicial” authority when considering a CUP application. This means the city’s role 
is limited to applying the standards in the ordinance to the facts presented by the application. The city 
acts like a judge in evaluating the facts against the standards. 
 
Section 27.04 Criteria for granting conditional use permits: 
The Blaine City Council shall consider the advice and recommendations of the Planning Commission 
and the effect of the proposed use on the comprehensive plan and upon the health, safety, and general 
welfare of occupants of surrounding lands. Among other things, the Council shall consider the following 
findings where applicable. (Ord. No. 20-2447, 7-20-2020) 

1. The use shall not create an excessive burden on existing parks, schools, streets and other public 
facilities and utilities which serve or are proposed to serve the area. 

o The proposed pole building will not create additional burden on public facilities or 
utilities. 

2. The use will be located, designed, maintained, and operated to be compatible with adjoining 
properties and the existing or intended character of the zoning district.  

o The proposed pole building is consistent with the adjacent rural-style home. The two 
adjacent properties have existing large detached accessory buildings. 

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties. 
o The proposed pole building would not have an adverse effect on adjacent properties. 

4. The use, in the opinion of the City Council, shall be reasonably related to the overall needs of the 
City and to the existing land use. 

5. The use shall be consistent with the purposes of the zoning code and purposes of the zoning 
district in which the applicant intends to locate the proposed use. 

o The district is intended for rural style uses on properties not yet served by utilities. The 
proposed use is consistent with that. The property is in the sewer boundary for the 
line currently located at the water tower on Lexington Avenue. Approximately 1 mile of 
sewer extension is needed for the subject property to be served by city sewer. 

6. The use shall not be in conflict with the comprehensive plan of the City. 
o The use is consistent with the comprehensive plan. 

7. The use will not cause traffic hazards or congestion.  
o The proposed use will not generate any additional traffic hazard or congestion. 

8. The use shall have adequate utilities, access roads, drainage and necessary facilities.  
o The existing structure is served with the required utility services, adequate roadway 

infrastructure and necessary drainage facilities to service the proposed uses. 

 
Recommendation 
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In Planning Case File No. 23-0061, it is recommended that the Planning Commission recommend 
approval of a conditional use permit for a total of 2,984 square feet of garage and accessory building 
space in an FR (Farm Residential) zoning district with the following conditions: 

1. A building permit is required for the proposed pole building. A survey of the property and tree 
preservation plan shall be required as part of that permit application. 

2. Pole building shall be used for personal storage only. Repair of personal vehicles registered to 
the owner of the property is permitted. No other vehicle repair may occur. 

3. Maintain existing storm water drainage patterns. 

 
Attachment List 

1. Attachments 
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PUBLIC NOTIFICATION LINE
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I'm requesting for a CUP to build a ~40'x59' Pole building behind my house and 20' from the west side 

yard. The colors and scheme of the pole building will closely match the house. Also, attached is the 

current design that is being worked on and will be furthered once CUP is granted.
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7/9/23, 12:47 PM Residential Post Frame

about:blank 3/9

Date: 7/09/2023 - 12:47 PM
Design Name: Pole Shed 2
Design ID: 318858399979
Estimated Price: $34,939.73
*Today's estimated price. Future pricing may go up or down. Tax, labor, and delivery not included.

ENDWALL B

Ideal Door&reg; 4-Star 16' x 7' White Select Value Insulated

SIDEWALL D

Mastercraft&reg; 36W x 80H Primed Steel 6-Panel

SIDEWALL C ENDWALL A

Ideal Door&reg; 4-Star 9' x 7' White Insulated

Dimensions

Wall Configurations
*Some items like wainscot, gutter, gable accents, are not displayed if selected.

For other design systems search "Design & Buy" on Menards.com
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Patricia Robinson

From: Schia Hart <neka3112@gmail.com>
Sent: Monday, July 31, 2023 2:57 PM
To: Patricia Robinson
Subject: Public Question regarding Case PC23-0061

Hi there,  
Posing this question/comment for the hearing:  
 
I’d like to learn how long this project is expected to take, and what are the daily start and end times for work.  
 
I live close by, have small children who need lots of sleep, and having constant noise will be quite stressful for my family, 
especially if it’s early in the morning or late into the evening.  

Thanks,  
S. Hart  
 
[This message was sent from my iPhone. Please excuse typos and other grammatical errors.] 
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City of Blaine 
Staff Report 

File Number: 2023-324 

   
Agenda Date  Status 

August 8, 2023  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Shawn Kaye, Planner  
 
Agenda Item # 4.2 

Case File No. 23-0055 // Valvoline Instant Oil Change // 10857 University Avenue NE 
The applicant is requesting a conditional use permit for a minor auto repair with shared access in the B-
2 (Community Commercial) zoning district. 
 
Background 

Zoning B-2 (Community Commercial) 
Land Use CC (Community Commercial) 
Area 0.82 Acres 
Applicable Regulations Section 30.14 (e)(r) of the Zoning Ordinance 
Attachments Zoning and Location Map 

Site Plan 
Existing Conditions 
Grading Plan 
Utility Plan 
Landscape Plan 
Building Elevations 
Resolution 90-277 
Resolution 90-278 

Schedule Planning Commission: 08/08/23 
 City Council: 09/06/23 
 
Staff report prepared by Shawn Kaye, Planner, and Teresa Barnes, Project Engineer 
 
Executive Summary 
Zoning 
The property is zoned B-2 (Community Commercial). 
 
Surrounding Zoning and uses 
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The properties to the north, south and east are all zoned B-2. Burger King is located to the north, Taco 
Bell to the south, and Oak Park Plaza to the east. University Avenue is adjacent to the west. 
 
Existing Conditions 
The site has a building and parking lot that was for previous tire stores. The building and parking lot will 
be demolished. 
  
History  
The site has been occupied by several different tire stores and is currently vacant. A 10-foot variance to 
the side yard parking setback along the common property line to the south was granted in 1990. A 
Conditional Use Permit (CUP) was also granted in 1990 to operate an automobile repair center. 
 
Evaluation of Request  
Site Plan  
The applicant is proposing to construct a 2,080 square foot Valvoline oil change store. The business 
would provide a "stay in your car" approximately 15-minute oil change. 
  
Parking 
The parking on site meets Zoning Ordinance requirements. The auto repair use requires 10 parking 
stalls, and the site plan identifies 11 parking spaces. 
  
The application also includes a request for a zero-lot line, shared access/parking for the south and east 
property lines. The applicant proposes to continue to share an existing driveway/access with Taco Bell 
to the south and Oak Park Plaza to the east. 
  
Setbacks 
Building  

• Front: 50 feet  
• Side: 20 feet 

Parking 

• Front: 30 feet 
• Side: 10 feet 

The site is proposed to have shared access/parking between the lots to the south and east.  All other 
setbacks on site have been met. 
 
Architecture 
Building elevations have been included in the report and meet the Zoning Ordinance requirements. 
The Valvoline elevations include the following materials: 

• glass 
• brick 
• EIFS 
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Landscaping 
The proposed landscape plan meets the Zoning Ordinance requirements. The applicant will be 
removing some dead trees on the site and replacing with new trees. 
  
Grading/Storm Drainage  
The developer is proposing to grade the entire site as shown on the CCWD and city approved grading, 
drainage, erosion protection and sediment control plans prepared by the Developer's Engineer. The 
plans shall include existing drainage patterns (contours) with flow arrows, soil boring locations, 
perimeter site protection, tree preservation, tree clearing limits, custom grading, proposed grading 
contours, proposed drainage patterns with flow arrows, storm water management, SWPPP information, 
temporary erosion protection Best Management Practices (BMPs), and temporary sediment control 
BMPs information for the site. The SWPPP may be included in the construction plan sheet(s) or 
prepared as a separate document and included in the development construction contract 
specifications. 
 
Utilities 
Standard water and sanitary sewer access charges (WAC & SAC) become due with each building permit 
at the rate established at the time the building permit is issued. 
 
Wetlands/Watershed/FEMA 
The developer will need to submit the project to Coon Creek Watershed District (CCWD). Review, 
approval and permits are required prior to city plan approval and start of site work. 
 
Access/Street Design/Sidewalks/Trails 
The development will continue to utilize the shared existing driveway/access with Taco Bell to the south 
and Oak Park Plaza to the east. No additional access will be granted. No additional sidewalks or trails 
will be required. 
  
Easements/Right-of-way/Permits 
The developer will need to obtain all required permits to construct the proposed project. A copy of all 
permits will need to be submitted to the City prior to any site work. 
  
Conditional Use Permit 
A city exercises “quasi-judicial” authority when considering a CUP application. This means the city’s role 
is limited to applying the standards in the ordinance to the facts presented by the application. The city 
acts like a judge in evaluating the facts against the standards. 
 
Section 27.04 Criteria for granting conditional use permits: 
The Blaine City Council shall consider the advice and recommendations of the Planning Commission 
and the effect of the proposed use on the comprehensive plan and upon the health, safety, and general 
welfare of occupants of surrounding lands. Among other things, the Council shall consider the following 
findings where applicable. (Ord. No. 20-2447, 7-20-2020)  

1.  The use shall not create an excessive burden on existing parks, schools, streets and other public 
facilities and utilities which serve or are proposed to serve the area. 

o An existing shared access/ parking and an oil change business does not create an 
excessive burden. 
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2. The use will be located, designed, maintained, and operated to be compatible with adjoining 
properties and the existing or intended character of the zoning district. (Ord. No. 20-2447, 7-20-
2020)  

o The B-2 district is intended to provide retailing and services of both a convenience and 
durable nature for shoppers, such as apparel, furniture, food, banking and financial 
services for a trade area of nearby residential neighborhoods. The use meets this 
intent. 

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties.  
o The shared/parking access and new building will meet all other setbacks and 

landscaping requirements. The use will not have an adverse effect on adjacent 
properties. 

4. The use, in the opinion of the City Council, shall be reasonably related to the overall needs of the 
City and to the existing land use.  

5. The use shall be consistent with the purposes of the zoning code and purposes of the zoning 
district in which the applicant intends to locate the proposed use.  

o The use meets the purpose of the B-2 district. 
6. The use shall not be in conflict with the comprehensive plan of the City.  

o The comprehensive plan designation is Community Commercial which is for retailing 
and services that serve larger areas, from neighborhood to regional scale. The use is 
not in conflict with the Comprehensive Plan. 

7. The use will not cause traffic hazards or congestion.  
o The proposed development will not result in any additional traffic hazards or additional 

congestion in the area. 
8. The use shall have adequate utilities, access roads, drainage and necessary facilities.  

o The proposed development, once constructed, will have the required utility services, 
adequate roads and necessary drainage facilities to service the proposed 
development. 

 
Recommendation 

In Planning Case File No. 23-0055, it is recommended that the Planning Commission recommend 
approval of a minor auto repair with shared access and parking in a B-2 (Community Commercial) 
zoning district with the following conditions: 

1. Site plan approval will be required as a part of the building permit application. All site 
improvements to be included in the Site Improvement Performance Agreement (SIPA) and 
covered by an acceptable financial guarantee. 

2. A copy of the shared access/parking agreement between lots must be submitted to the Planning 
Department prior to any work being allowed on site. 

3. All lighting on site must meet requirements established by Section 33.02 of the Zoning 
Ordinance. Freestanding light structures are limited in height to not more than 20 feet. 

 
Attachment List 

1. Attachments 
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ALTA/NSPS LAND TITLE SURVEY

File No.

F.B. No. 1129-05   Proj. No. 90117A

                                                        Signed: ____________________________________________
                                                                          Gregory R. Prasch  Registration No. 24992

7601 73rd Avenue North
Minneapolis, Minnesota 55428

(763) 560-3093
DemarcInc.com

drawn by:field by: JF

VALVOLINE
100 Valvoline Way, Lexington, KY 40509

 Legal Description

Miscellaneous    Notes

Note Corresponding to Schedule B, Part II

Legal description and easements per title commitment from Fidelity National Title Insurance
Company, OH NCS No. GLW2201726, Local File No. 70989, dated September 6, 2022.

Property Address: 10857 University Ave. NE, Blaine, MN, 55434
PID No.: 19-31-23-22-0070

Total Area of Parcel = 35,691.45 sq. ft. (0.82 acres)

Vehicle access is gained to the subject property from recorded easements.

Property located in Section 19, Township 31, Range 23, Anoka County, Minnesota.

Basis of bearings per Anoka County coordinates.

Site Benchmark Top Nut of Hydrant near Northeast corner of property as shown hereon.
Elevation = 824.24 feet

Under ground utility locations per markings in the field by Robert Beil, Private Utility Location

ALTA/NSPS Land Title Survey Certification

This is to certify that this map or plat and the survey on which it is based were made in
accordance with the 2021 Minimum Standard Detail Requirements for ALTA/NSPS Land Title
Surveys,  jointly established and adopted by ALTA, and NSPS, and includes Items 1, 2, 3, 4, 5, 6(a),(b)
7(a), (b)(1), 8, 9,11(a)(b), 13, 14, 16, 17, 18 and 21 of Table A thereof.
The field work was completed on October 20, 2022

The following are survey related exceptions set forth in Schedule B, Part II
of the herein referenced Title Commitment :

Table A Certification Items
1.  Monuments placed at all major corner of the boundary of the property, unless already marked or referenced by
existing monuments are shown hereon.
2.  Address of the property: 10857 University Ave. NE, Blaine, MN, 55434
3.  By graphic interpretation only, this property is in Flood Zone "X" (Areas generally outside Special Flood Hazard
Area 1% annual chance flood) per FEMA panel map number 27003C0317E, effective on 12/16/2015.
4.  Area of Property as described:  35,698 sq.ft
5.  Elevations based Global Position System. Benchmark: Top Nut of Hydrant as shown hereon.
6.  Property zoned B-2; Community Commercial per Zoning Summary letter from National Due Diligence Services
dated September 21, 2022.
7(a).  Exterior dimensions of building as shown as measured at ground level.
7(b). Area of building as measured at ground level of the exterior building = 5928 sq.ft
7(c).  Measured height of buildings shown to adjacent ground.
8.  Substantial above ground features observed in the process of conducting field work as shown.
9.  Striped parking stalls as shown - see 'Current Zoning Information' table for tabulation.
11.  Observed evidence of existing utilities as shown hereon. Underground utility locations per markings in the field.
13. Names of adjoining owners as shown hereon.
14. Distance to nearest public street is 109th Ave. NE which is 634± feet north of subject property.
16.  There was no observed evidence of earth moving work or building construction at the time of our field work.
17.  The Surveyor is unaware of any changes in street right-of-way lines either completed or proposed as available
from the controlling jurisdiction. There is no observable evidence of recent street or sidewalk construction or repairs.
18. Offsite easements per documents provided as shown hereon.

Parcel 1:
Lot 1, Block 1, Heartland Addition, Anoka County, Minnesota.

Parcel 2:
Perpetual nonexclusive easement for ingress and egress contained and described in Declaration of
Easement dated March 25, 1991, filed April 24, 1991, as Document No. 930388.

Parcel 3:
Perpetual nonexclusive easement for passage of vehicles and pedestrians and perpetual
nonexclusive easement for conveyance of utility services, contained and described in Easement
Agreement dated March 25, 1991, filed August 2, 1991, as Document No. 943947.

3 Item 3 - Observed above ground encroachments as shown hereon. See 'Statement of Encroachments'.

Item 11 - Easement for drainage, utility and bikeway purposes, in favor of the City of Blaine, as created
in doc. dated June 24, 1986, filed March 23, 1987, as Doc. No. 751334 affects property as shown.

Item 12 - Easements as shown on the recorded plat of Heartland Addition, filed Nov. 14, 1990, as Doc.
No. 914075 affects property as shown.

Item 13 - Terms and conditions of and easements contained in Declaration of Easement dated March 25,
1991, filed April 24, 1991, as Doc. No. 930388 affects property as shown.

Item 14 - Property subject to use restrictions contained in Declaration of Restrictive Covenants dated
July 31, 1991, filed August 2, 1991, as Doc. No. 943946. Item is not plottable.

Item 15 - Terms and conditions of and easements contained in Easement Agreement dated March 25,
1991, filed August 2, 1991, as Doc. No. 943947 affects property as shown hereon. Easement limited to
established roadways and thoroughfares which exist or maybe established.

Item 16 - Monument sign still exists as shown hereon.The height of the monument sign is 5.0 feet.

Benchmark

Source of Information:
City Address:
City Phone:

National Due Diligence Services zoning report
10801 Town Square Drive NE, Blaine, MN  55449
763-784-6700

Zoning District(s):
Zoning Definition:

B-2
Community Commercial District

Building Setback Requirements for principal structures 

Front Yard Setback
Side Yard Setback
Rear Yard Setback

Observed Required Notes

Parking Tabulation

Observed Required Notes
Regular Spaces
Handicapped Spaces
Total Parking Spaces

Maximum Height 
Bulk Restrictions

Lot Area
Observed Required Notes

Height Restrictions

Observed Max. Allowed Notes

79.9 feet

see note
1 stall

see note

17.6 feet

0.82 acres

50 feet
36.2 feet 20 feet
56.0 feet

24 stalls
see note

25 stalls

see note

1 acre

NOTE: Because there may be a need for further interpretation of the applicable zoning codes,
we refer you to the above referenced municipality and the applicable zoning codes.

20 feet

Parking requirements dependent on
use of property.

Current Zoning Information

Subject Property Address:  10857 University Ave. NE, Blaine, MN 

Refer to City for possible exceptions
to requirements listed.

3 stories or 50 feet whichever is less

SCALE  IN  FEET

0 4020 60

Coordinate system based on
Anoka County coordinates

 Description detail for Doc. No. 943947

11

11

12

12

13

13

14

15

15

15

1" = 100'

Dated this 28th day of October, 2022.

Denotes Found Iron Monument

Denotes Iron Monument Set

Bollard

Light

Power Pole

Hydrant

Sanitary Manhole

Storm Manhole

Water Manhole

Catch Basin

Gas Main

Underground Electric

Sanitary Sewer

Storm Sewer

Watermain

Overhead Wires

Communication Pedestal Riser

Fire Department Connection

Telephone Pedestal Riser

Legend

Denotes Structure Height to adjacent ground

Sanitary Service

Water Service

Underground Telephone

Underground Internet

10857 University Ave. NE, Blaine, MN, 55434
of

for

To  Valvoline LLC, a Delaware limited liability company and Fidelity National Title Insurance
Company  as follows:

16

16

A Concrete curb and pavement areas along east property line being
used for public ingress and egress purposes without the benefit of an
easement.

Statement of Encroachments

A

Minimum Building Setback Line

Vicinity  Map

Site

Revised 11/29/2022 client comment letter
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MIAMISBURG, OH 45342
PHONE:  937.435.8584 FAX:  888.208.4826

3601 RIGBY ROAD, SUITE 300

NOT ISSUED FOR CONSTRUCTION

SITE DEVELOPMENT
PLAN

BLAINE, MN 55434
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SANITARY SEWER STRUCTURE SCHEDULE

NO.

A

B

C

STRUCTURE

6" CO

6" CO

EXISTING MANHOLE

RIM

822.72

821.96

821.84

INVERT

818.45 (6") W
818.45 (6") N

817.93 (6") S
817.93 (6") E

816.70 (6") W
815.20 (8") N

G

SAN>

T

W

UE

MIAMISBURG, OH 45342
PHONE:  937.435.8584 FAX:  888.208.4826

3601 RIGBY ROAD, SUITE 300

NOT ISSUED FOR CONSTRUCTION

SITE DEVELOPMENT
PLAN

BLAINE, MN 55434

VALVOLINE
INSTANT

OIL CHANGE

GOPHER STATE O E AN C LL
This i ie e e et t mm na d v ry
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PERENNIALS

QTY.

PLANT MATERIALS LIST 

PLANT NAME

OVERSTORY TREES
INSTALLED SIZE

MINIMUM

11

SHRUBS 

PRINCE OF WALES JUNIPER -  Juniperus horizontalis 'Prince of Wales'

# 2 Cont.

DAYLILIES - Hemerocallis x  'Apricot Sparkles'

2

7

24" spd. B/B 

SITE LANDSCAPE PLAN

1. LANDSCAPE PLANS ARE FOR THE LOCATION AND IDENTIFICATION OF PLANT MATERIAL ONLY.  NO
OTHER WORK IS TO BE PERFORMED BASED ON THESE PLANS.

2. QUANTITIES ON THE PLANT SCHEDULE ARE PROVIDED FOR CONVENIENCE. THE CONTRACTOR SHALL
BE RESPONSIBLE FOR HIS/HER OWN QUANTITY CALCULATIONS. IN THE EVENT OF A DISCREPANCY
BETWEEN THE LANDSCAPE PLANS AND THE PLANT SCHEDULE, THE LANDSCAPE PLAN WILL TAKE
PRECEDENCE. THE CONTRACTOR SHALL INFORM THE VALVOLINE’S PROJECT MANAGER IMMEDIATELY
UPON DISCOVERING ANY QUANTITY DISCREPANCIES.

3. THE CONTRACTOR SUBSTITUTION OF PLANT VARIETIES OR SPECIES WITH PRIOR WRITTEN APPROVAL FROM THE
VALVOLINE’S PROJECT MANAGER IS PERMITTED.

4. CONTRACTOR SHALL TAKE 3 REPRESENTATIVE SOIL SAMPLES OF EACH PROPOSED PLANT BED AND
SUBMIT COPIES OF THE RESULTS TO THE VALVOLINE’S PROJECT MANAGER  PRIOR TO BEGINNING
WORK.

5. CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE OF ALL PLANTING HOLES AND PLANT BEDS PRIOR
TO INSTALLATION.

6. STUMPS LABELED FOR REMOVAL SHALL BE EXCAVATED, NOT GROUND. REMOVE ANY DEBRIS  FROM
THE HOLE, FILL WITH TOP SOIL, COMPACT AND RAKE SMOOTH PRIOR TO INSTALLING NEW PLANT
MATERIAL.

7. TOPSOIL  WILL NOT BE STOCKPILED FOR RE-USE IN LANDSCAPE WORK. CONTRACTOR SHALL IMPORT
TOPSOIL AS REQUIRED TO COMPLETE LANDSCAPE WORK, ALL BEDS SHALL HAVE A 6" DEPTH OF
TOPSOIL. PROVIDE NEW TOPSOIL THAT IS FERTILE, FRIABLE, NATURAL LOAM, SURFACE SOIL,
REASONABLY FREE OF ROOTS, STUMPS AND LARGE STONES AND FREE OF BRUSH, WEEDS, LITTER,
AND OTHER  EXTRANEOUS OR TOXIC MATTER HARMFUL TO PLANT GROWTH.   OBTAIN TOPSOIL FROM
LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL CHARACTERISTICS TO THAT FOUND AT
PROJECT SITE.  OBTAIN TOPSOIL ONLY FROM NATURALLY, WELL DRAINED SITES WHERE TOPSOIL
OCCURS IN A DEPTH OF NOT LESS THAN  4 INCHES.  DO NOT OBTAIN FROM BOGS OR MARSHES.
PLANT MATERIAL SHALL BE PLACED AS SHOWN ON THE LANDSCAPE PLANS.

8. PLANTING SOIL MIX  FOR TREES, SHRUBS, AND PERENNIALS SHALL CONSIST OF THE FOLLOWING:
80%  TOPSOIL
20%  PREPARED ADDITIVES (BY VOLUME AS FOLLOWS):

-  3 PARTS - ORGANIC SOIL CONDITIONER (NATURE'S HELPER OR EQUAL)
-  1 PART - STERILIZED COW MANURE (OR EQUAL)
-  COMMERCIALLY AVAILABLE STARTER FERTILIZER @ RATES SPECIFIED BY 
   MANUFACTURER
-  LIME (AS RECOMMENDED IN SOIL ANALYSIS)

9. QUALITY OF PLANT MATERIAL : ALL PLANTS SHALL CONFORM TO THE CURRENT VERSION OF  THE
AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1). PLANT MATERIAL SHALL BE FREE OF
DISEASE AND/OR INSECTS, AND SHALL HAVE A HEALTHY ROOT SYSTEM WITH NO CIRCLING OR
KINKED ROOTS. CONTAINER PLANTS SHALL NOT BE ROOT BOUND. PLANT MATERIAL SHALL CONFORM
TO THE CURRENT STANDARDS OF THE AMERICAN STANDARD FOR NURSERY STOCK (ANSI
Z60.1-2004). TREES SHALL HAVE STRAIGHT TRUNKS, DENSE CANOPIES AND STRONG BRANCHING
WITH GOOD CROTCH ANGLES.   ALL PLANT MATERIAL SHALL BE SUFFICIENTLY WATERED TO WET THE
ENTIRE ROOT BALL WITHIN TWO HOURS OF PLANTING.

10. INSPECTION AND APPROVAL OF PLANT MATERIAL : ALL PLANT MATERIAL SHALL BE INSPECTED AND
APPROVED BY THE VALVOLINE’S PROJECT MANAGER  UPON DELIVERY TO THE SITE, PRIOR TO
INSTALLATION. CONTRACTOR SHALL GIVE VALVOLINE’S PROJECT MANAGER  AT LEAST LEAST ONE
WEEK  NOTICE PRIOR TO PLANT DELIVERY.

11. MULCH ALL PLANT BEDS AND TREE RINGS WITH FRESH, HARWOOD MULCH TO A MINIMUM DEPTH OF
THREE (3) INCHES. DO NOT PILE MULCH AROUND THE BASE OF PLANTS OR TREE TRUNKS. ALL MULCH
EDGES SHALL BE NEATLY TUCKED. ALL STRING AND/OR BAILING WIRE SHALL BE REMOVED.

12. CONTRACTOR SHALL REMOVE ALL PLANT TAGS AFTER APPROVAL OF PLANT INSTALLATION BY
VALVOLINE’S PROJECT MANAGER.  MULCH ALL PLANT BEDS AND TREE RINGS WITH FRESH, CLEAN
HARDWOOD MULCH TO A MINIMUM  DEPTH OF THREE (3) INCHES. DO NOT PILE MULCH AROUND THE
BASE OF PLANTS OR TREE TRUNKS. ALL MULCH EDGES SHALL BE NEATLY TUCKED. ALL STRING
AND/OR BAILING WIRE SHALL BE REMOVED.

13. SOD INSTALLATION:  ALL LAWN AREAS WITH PROJECT LIMITS SHALL BE SODDED. REMOVE EXISTING
VEGETATION WITHIN THE APPROVED BEDLINE. IF THE EXISTING SOIL IS COMPACTED OR OTHERWISE
UNSUITABLE FOR PLANTING, REMOVE THE TOP 4 INCHES OF SOIL. TILL SUBGRADE TO A MINIMUM
DEPTH OF 6 INCHES.  REMOVE LARGE STONES, STICKS, ROOTS, RUBBISH, AND OTHER EXTRANEOUS
MATERIAL. SPREAD 2 INCHES OF TOPSOIL OVER THE PREPARED BED AND TILL INTO THE TOP 4
INCHES OF LOOSENED SUBGRADE. SPREAD THE REMAINING 2 INCHES OF TOPSOIL, RAKE SMOOTH
AND ROLL COMPACT.  BEDS SHALL BE FINISHED WITH A SLIGHT CROWN AT THE CENTER TO ALLOW
WATER TO SHEET FLOW TO THE SIDES.  WATER THE BED IMMEDIATELY BEFORE LAYING THE SOD SO
THAT THE TOP INCH OF SOIL IS MOIST. ALLOW WATER TO PERCOLATE SO THERE IS NO STANDING
WATER. LIMIT PREPARATION TO AREAS THAT WILL BE SODDED THAT SAME DAY.

14. MAINTENANCE :  CONTRACTOR SHALL MAINTAIN ALL PLANT MATERIAL FROM THE TIME IT IS INSTALLED
UNTIL FINAL ACCEPTANCE OR WHEN THE OWNER TAKES OVER MAINTENANCE, WHICHEVER OCCURS
FIRST.  MAINTENANCE SHALL INCLUDE, BUT NOT BE LIMITED TO, MOWING, EDGING, WEEDING,
WATERING, PRUNING, FERTILIZING, ETC.

15. WARRANTY :  CONTRACTOR SHALL PROVIDE A ONE-YEAR WARRANTY ON ALL PLANT MATERIAL AND
LABOR. WARRANTY PERIOD SHALL BEGIN UPON FINAL COMPLETION OR WHEN THE OWNER TAKES
OVER MAINTENANCE, WHICHEVER OCCURS FIRST.  THE CONTRACTOR SHALL MAKE PERIODIC
INSPECTIONS OF THE PROJECT DURING THE WARRANTY PERIOD TO ENSURE THAT THE
ESTABLISHMENT RATE OF GROWTH IS ADEQUATE. ANY METHODS OR PRODUCTS DEEMED NOT
NORMAL OR DETRIMENTAL TO GOOD PLANT GROWTH SHALL BE REPORTED TO IN WRITING TO
VALVOINE'S PROJECT MANAGER.  FAILURE TO INSPECT AND REPORT WILL BE INTERPRETED AS
APPROVAL, AND THE CONTRACTOR SHALL  BE RESPONSIBLE FOR ANY AND ALL REPLACEMENTS.

LANDSCAPE REQUIREMENTS:

2-1/2" cal. B/B  LOCUST - Gleditsia triacanthos f. inermis 'Harve'

# 3 Cont.HYDRANGEA - Hydrangea paniculata 'Little Quick Fire'

TAUNTON'S YEW - Taxus x media 'Tauntonii'18

(6) TAUNTON'S YEW

SCALE: 1" = 20'

(9) PRINCE OF WALES JUNIPER

# 3 Cont.

NUMBER OF PLANT MATERIALS REQUIRED:
IN ORDER TO ACHIEVE AN APPROPRIATE AND COMPLETE QUALITY LANDSCAPING OF A
SITE, THE FOLLOWING MINIMUM NUMBER OF PLANT MATERIALS SHALL BE PROVIDED
AS INDICATED BELOW:

(1) OVERSTORY DECIDUOUS SHADE TREE FOR EVERY TWO THOUSAND (2,000)
SQUARE FEET OF BUILDING FOOTPRINT OR ONE (1) TREE FOR EVERY ONE HUNDRED
(100) FEET OF SITE PERIMETER, WHICHEVER IS GREATER.

ONE (1) CONIFEROUS TREE FOR EVERY TWO THOUSAND (2,000) SQUARE FEET OF
BUILDING FOOTPRINT OR ONE (1) CONIFEROUS TREE FOR EVERY TWO HUNDRED
(200) FEET OF SITE PERIMETER, WHICHEVER IS GREATER .

ONE (1) UNDERSTORY SHRUB FOR EVERY THREE HUNDRED (300) SQUARE FEET OF
BUILDING FOOTPRINT OR ONE (1) SHRUB FOR EVERY THIRTY (30) FEET OF SITE
PERIMETER, WHICHEVER IS GREATER.

ONE (1) ORNAMENTAL TREE FOR EVERY TWO THOUSAND (2,000) SQUARE FEET OF
BUILDING FOOTPRINT OR ONE (1) ORNAMENTAL TREE FOR EVERY TWO HUNDRED
(200) FEET OF SITE PERIMETER, WHICHEVER IS GREATER.

SITE PERIMETER:   755.76 LF

OVERSTORY TREES   755.76/ 100 =7.55 OR 8 OVERSTORY TREES REQUIRED
   2 EXISTING OVERSTORY TREES
   6 PROPOSED OVERSTORY TREES

CONIFEROUS TREES  755.76 / 200 = 3.38 OR 4 CONIFEROUS TREES REQUIRED
     3 EXISTING CONIFEROUS TREES
     1 PROPOSED CONIFEROUS TREE

ORNAMENTAL TREES  755.76 / 200 = 3.38 OR 4 ORNAMENTAL TREES REQUIRED
      4 PROPOSED ORNAMENTAL TREES

UNDERSTORY SHRUBS   755.76 / 30 = 25.85 OR 26 SHRUBS REQUIRED
          42 PROPOSED SHRUBS

LAWN AREA (SEED DISTURBED AREAS)  8730± SF
PROPOSED SOD AREA            3600± SF
LANDSCAPE BED AREA             1820± SF

FOUNDATION LANDSCAPE PLAN
SCALE: 1" = 10'

UNDERSTORY TREES

 REDBUD - Cercis canadensis 'MN Strain'

CONIFEROUS TREES
AUSTIRAN PINE - Pinus nigra

GREENSPIRE LINDEN - Tilia americana 'Greenspire'

(7) PRINCE OF WALES JUNIPER
(5) PURPLE CONEFLOWER

(35) DAYLILIES

(5) PRINCE OF WALES JUNIPER

EXISTING SIGN REFACED

(3) HYDRANGEA

(4) HYDRANGEA

(1) PRINCE OF WALES JUNIPER
(10) DAYLILIES

(10) BLACKEYED SUSAN

SIGN LANDSCAPE PLAN
SCALE: 1" = 10'

(1) AUSTRIAN PINE
(4) REDBUD

REMOVE DEAD
TREE

REMOVE DEAD
TREE

REMOVE DEAD
TREE

REMOVE DEAD
TREEREMOVE DEAD

TREE
TREE PROTECTION

TREE PROTECTION

REMOVE DEAD TREE

PURPLE CONEFLOWER - Echinacea purpurea 

(1) GREENSPIRE LINDEN (1) GREENSPIRE LINDEN (1) GREENSPIRE LINDEN

(1) LOCUST

(1) LOCUST

EX. PATH

BLACK-EYED SUSAN - Rudbeckia hirta Rudbeckia 'Goldsturm'

# 1 Cont.

# 2 Cont.

6' HT. B/B 

2" cal. B/B - Single-Stem

SOD - 2600± SF

SEED
DISTURBED
AREAS

SEED
DISTURBED
AREAS

6

4

1

17

26
18

2-1/2" cal. B/B 

L-1.0

SITE LANDSCAPE
PLAN

LANDSCAPE CODE REQUIREMENTS:

(6) PURPLE CONEFLOWER

(8) TAUNTON'S YEW

(10) DAYLILIES

MULCH ENTIRE ISLAND

MULCH ENTIRE ISLAND

MIAMISBURG, OH 45342
PHONE:  937.435.8584 FAX:  888.208.4826

3601 RIGBY ROAD, SUITE 300

NOT ISSUED FOR CONSTRUCTION

SITE DEVELOPMENT
PLAN

BLAINE, MN 55434

VALVOLINE
INSTANT

OIL CHANGE

THE GENERAL CONTRACTOR or HIS LANDSCAPE CONTRACTOR SHALL
SELECTIVELY PRUNE THE EXISTING TREES REMAINING THROUGHOUT THE
SITE AS DIRECTED BY THE OWNER'S REPRESENTATIVE.  FIELD VERIFY
TREES TO BE REMOVED IN THEIR ENTIRETY, INCLUDING STUMPS.

(1) GREENSPIRE LINDEN

SOD - 1000± SF

(1) GREENSPIRE LINDEN
(1) GREENSPIRE LINDEN

(6) TAUNTON'S YEW

(6) DAYLILIES

(4) BLACKEYED SUSAN

(3) TAUNTON'S YEW
(3) TAUNTON'S YEW

(4) PRINCE OF WALES JUNIPER

(4) BLACKEYED SUSAN
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Adjoining Owner:
Border Foods Inc.

PID No. 19-31-28-22-0071
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Hydrant

Light
Pole

Handhole

cped

15" Austrian Pine

16" Austrian  Pine

14" Austrian Pine

16" Austrian Pine

18" White Ash -DEAD

18" White Ash- DEAD

19" White Ash - DEAD

8" Blue Spruce

9" Red Maple

9" Blue Spruce

8" Blue Spruce

13" Triple Siberian Elm 12" White Ash -DEAD 12" White Ash-DEAD 15" White Ash DEAD

SEE IRRIGATION PLAN
SHEET IR-1.0 FOR
INSTALLATION DETAILS
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UPPER LEVEL
0' - 0"

B.O. SOFFIT
13' - 5 3/4"

T.O. ROOF
± 22' - 7"

T.O. ROOF
± 28' - 11"

T.O. SILL
4' - 0"

UPPER LEVEL
0' - 0"

B.O. SOFFIT
13' - 5 3/4"

B.O. SOFFIT
23' - 4 3/4"

T.O. ROOF
± 28' - 11"

T.O. SILL
4' - 0"

BRICK WAINSCOT: BELDEN - "MODULAR MIDLAND BLEND"
(GRADE TO PRECAST SILL)

ROOF SHINGLES: OWENS CORNING DURATION SERIES 
"DRIFTWOOD"

MISC. ROOF VENTS,
FANS, ETC.

EXTERIOR INSULATED 
FINISH SYSTEM:

DRYVIT (SANDPEBBLE FINE)
COLOR: E.I.F.S. 1 = #113 AMARILLO WHITE

PRECAST SILL: CUSTOM CAST STONE - "LIGHT BUFF"
(REFER TO SILL PROFILE)

MORTAR:

MASONRY SEALER: ALL MASONRY SURFACES SHALL BE TREATED
w/ SEALER.

STANDING SEAM
AWNING:

BERRIDGE - "SIERRA TAN"

STOREFRONT SYSTEM: 2x4 1/2" KAWNEER TRIFAB VG 451T SERIES CLEAR
ANODIZED ALUMINUM STOREFRONT SYSTEM w/ 1"
INSULATED GLAZING.

H.M. DOORS & FRAMES:

O.H. DOOR FINISH: CLEAR ANODIZED ALUMINUM

FIRESTONE UNA-CLAD KYNAR 500 / HYLAR 
METAL 5000 FLUOROCARBON STEEL 
"CHAMPAGNE METALLIC", UNDERSIDE & 
FRAME TO BE PAINTED SW 6152 "SUPERIOR 
BRONZE"

LEHIGH STANDARD KIT - "BEIGE"

GUTTER, DOWNSPOUTS, 
FASCIA, EXTERIOR SOFFIT, 
& EXPOSED TRIM

FIELD PAINT SHERWIN-WILLIAMS 
SW7046 "ANONYMOUS"

FIELD PAINT SHERWIN-WILLIAMS SW-7515 "HOMESTEAD 
BROWN". PROVIDE MOCK-UP AND VERIFY COLOR W/OWNER.

T.O. SLAB
0' - 0" A.F.F.

T.O. PRECAST CAP
7' - 0" A.F.F.

Project No: 761540-01
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City of Blaine 
Staff Report 

File Number: 2023-313 

   
Agenda Date  Status 

August 8, 2023  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Shawn Kaye, Planner  
 
Agenda Item # 4.3 

Case File No. 23-0063 // City of Blaine 
The City is requesting a code amendment to section 26.06 (Nonconforming structures, uses) of the 
Zoning Ordinance to allow the creation of nonconformities by public action to be deemed in compliance 
with the Zoning Ordinance. 
 
Background 

Attachments Proposed Ordinance 
Applicable Regulations 26.06 of the Zoning 

Ordinance 
Schedule Planning Commission: 

08/08/23 
  City Council: 09/06/23 
 
Staff report prepared by Shawn Kaye, Planner. 
 
The City of Blaine, Anoka County and MNDOT are improving Trunk Highway (TH) 65 from 97th Avenue 
to 119th Avenue NE in Blaine. TH65 is a vital link to the Twin Cities urban core for commuters, 
businesses, freight traffic and visitors. TH 65 will be converted to a freeway type highway with grade-
separated interchanges at 99th Avenue, 105th Avenue, 109th Avenue and 117th Avenue/Cloud Drive 
intersections. Existing local street/driveway connections to TH 65 will be rerouted using frontage roads. 
This project will improve safety and travel time, and reduce crashes along TH65. 
 
Recently, it was announced that the State of Minnesota will be investing in improvements to Highway 65 
through transportation and bonding bills. In the near future, the project will move into the final design 
and right-of-way acquisition phase, therefore, right of way may be needed for improvements on the 
Highway 65 project and any other future road projects in the City. 
 
The need for additional right of way may leave some sites with nonconforming setbacks, lot area or 
width for existing parking lots and buildings. The proposed code amendment would allow any 
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conveyance of land to a federal, state, or local government for public purposes to allow that lot and any 
structures existing at the time of public action to be deemed in compliance with the minimum lot area, 
lot width and setbacks of the Zoning Ordinance. 

 
Recommendation 

In Planning Case File No. 23-0063, it is recommended that the Planning Commission recommend 
approval of a code amendment to section 26.06 Nonconforming structures, uses of the Zoning 
Ordinance to allow the creation of nonconformities by public action to be deemed to be in compliance 
with the Zoning Ordinance. 
 
Attachment List 

1. Code Amendment 
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26.06 - Nonconforming structures, uses. 

 

The lawful use of any land or building existing at the time of the adoption of this ordinance 

may be continued, even if such does not conform to the regulations of this ordinance, 

except as provided below: 

 

(a) Nonconforming structures except nonconforming signs which are regulated 

by Section 34.03 (Ord. No. 86-934, amended 6-5-1986) 

(1) Alterations: A nonconforming building or structure shall not be reconstructed 

or altered unless such building or structure is changed to conform with the 

regulations of this ordinance. 

(2) Enlargement: A nonconforming building or structure shall not be added to or 

enlarged in any manner unless such additions or enlargements are made so 

as to bring said building or structure into conformity with the regulations of 

this ordinance. 

(3) Restoration: A nonconforming building or structure which is damaged by fire 

or other causes to the extent of more than fifty percent (50%) of its market 

value, unless a formal application for a building permit has been applied for 

within one hundred eighty (180) days of when the property was damaged, 

shall not be restored except in conformity with the regulations of this 

ordinance. (Ord. No. 04-2035, amended 12-16-2004) 

(4) Abandonment: A nonconforming use of a building which has been 

discontinued for a period of more than one (1) year shall not be 

reestablished, and any future use shall be in conformity with the regulations 

of this ordinance. (Ord. No. 04-2035, amended 12-16-2004) 

(5) Maintenance: Normal maintenance of a building or other structure 

containing or related to a lawful nonconforming use is permitted, including 

necessary nonstructural repairs and incidental alterations which do not 

extend or intensify the nonconforming use. 

(6) Existing buildings not in conformance with architectural control standards in 

the applicable zoning district shall construct additions in conformance with 

the architectural control standards. Any addition greater than 50% of the 

square footage of the building shall require the entire building to meet 

architectural control standards. (Ord. No. 20-2447 , 7-20-2020) 

(b) Nonconforming use of building or land. 

(1) Extension: No such nonconforming use shall be enlarged or increased, nor 

extended to occupy a greater area of land than was occupied at the time of 

the effective date of this ordinance. 
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(2) No such nonconforming use shall be moved in whole or in part to any other 

portion of the lot or parcel occupied by such use at the time of the effective 

date of this ordinance. 

(3) If any such nonconforming use of land or building ceases for any reason for a 

period of more than one (1) year, any subsequent use of such land shall 

conform to the regulations specified by this ordinance for the district in 

which such land is located. (Ord. No. 04-2035, amended 12-16-2004) 

(c) Inspection. 

(1) The enforcing officer shall make an annual inspection each June, of all the 

nonconforming uses and report to the City Council within sixty (60) days. 

(d)      Creation of nonconformities by public action. 

(1) When lot area, width or setbacks are reduced as a result of conveyance to a 

federal, state, or local government for a public purpose then that lot and any 

structures existing at the time of public action shall be deemed to be in 

compliance with the minimum lot area, lot width and setbacks of this 

ordinance. 
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