
City of Blaine 
Planning Commission 

 

 

 

December 10, 2024 | 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 Noon 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. 2024-263 Approval of the November 12, 2024 Planning Commission Minutes. 
      Sponsors:     

  

4. Public Hearing 
  4.1. 2024-541 Case File No. 24-0065 // CSM Corp // Pheasant Ridge Drive 

The applicant is requesting the following:  

1. Preliminary plat to develop 12.45 acres (an outlot) into two lots to be 
known as CSM Lexington Fifth Addition. 

2. Conditional use permit to allow the construction of two 
office/industrial buildings and a zero lot line shared access/parking in 
the Planned Business District (PBD) zoning district. 

      Sponsors:   Shawn Kaye, Planner  
  

  4.2. 2024-542 Case File No. 24-0067 // Dave McNeil // 4324 117th Avenue NE 
The applicant is requesting the following: 

1. Rezoning from Farm Residential (FR) to Single Family Residential (R-
1). 
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2. Preliminary plat to subdivide 1.39 acres into two lots, to be known as 
McNeil Addition. 

      Sponsors:   Alex Koberoski, Zoning Technician  
  

  4.3. 2024-543 Case File No. 24-0069 // City of Blaine 
The city is proposing amendments to the City of Blaine Zoning Ordinance 
related to regulations for cannabis. 

      Sponsors:   Shawn Kaye, Planner  
  

  4.4. 2024-568 Case File No. 24-0071 // 105th BBP B2 LLC (National Sports Village) // 2180 
105th Avenue NE 
The applicant is requesting an amendment to the City of Blaine Zoning 
Ordinance Section 30.916 District Signage. 

      Sponsors:   Sheila Sellman, City Planner  
  

5. New Business 

6. Adjournment 
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City of Blaine 
Planning Commission 

November 12, 2024 | 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, November 12, 2024.
Chair Goracke called the meeting to order at 7:00PM.

2. Roll Call 

Members Present:  Commission Members Deonauth, Gorzycki, Homan, Swanson, and Chair
Goracke.

Members Absent:   Commission Members Halpern and Olson.

Staff Present: Shelia Sellman, City Planner     
Teresa Barnes, Project Engineer 

3. Approval of Minutes 

3.1. 2024-262 Approval of the October 8, 2024 Planning Commission Minutes. 
Sponsors:     

Motion by Commissioner Deonauth to approve the minutes of October 8, 2024, as 
presented. Motion seconded by Commissioner Gorzycki. The motion passed 5-0. 

4. Public Hearing 

4.1. 2024-507 Case File No. 24-0061 // Minnesota Education Trust (MAS Blaine) // 12175 
Aberdeen Street NE 
The applicant is requesting a conditional use permit to allow continued 
operations of a mosque (place of worship) in the Regional Commercial (B-3) 
zoning district. 
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 24-0061 was opened at 7:06PM.  
 
Imam Asad Zaman, Director of the Muslim Society of Minnesota, thanked the Planning 
Commission for considering this request. He explained since 2007, he has been in the Blaine 
community. He discussed how the Muslim community has grown in Blaine, because Blaine 
was an amazing place to live.  He reported as the community becomes more affluent, the 
Blaine mosque was becoming a draw for the community. He indicated he was happy to be 
part of the amazing growth that was happening in the community and he thanked Blaine for 
being a welcoming  place. He commented on how the new Coon Rapids mosque has 
positively impacted the parking situation in Blaine. He stated he would continue to have 
multiple prayer services in order to address parking concerns. He explained he looks 
forward to another two decades of being good citizens in this community.  
 
Chair Goracke reported he visited this place of worship several years ago on a Friday, and 
noted he appreciated how greatly committed this congregation was. 
 
Dalen Johnson, 217 Stardust Boulevard in Circle Pines, explained he was a charter member 
of Oak Park Church, where the shuttle service was provided. He asked if the building would 
be updated to meet fire code requirements for safety purposes given their expanded 
services.  
 
City Planner Sellman explained when the mosque applied for a remodeling permit in 2017, 
code was reviewed and approved and inspections were approved.  
 
Mr. Johnson commented on how the overflow parking from the mosque were impacting the 
adjacent bank. He encouraged the congregation to shuttle from the Oak Park Church versus 
parking at the bank.  
 
Chair Goracke hoped that the multiple services would assist with addressing the overflow 
parking needs as well.  
 
Greg Anderson, 1708 121st Avenue NE, explained he lived three blocks east of the mosque. 
He indicated he had no issues with the mosque but discussed how traffic at the intersection 
of 121st and Aberdeen was a concern. He commented on how it was difficult to see 
pedestrians at this intersection. He stated he appreciated how all of the buildings along 
Aberdeen have been repurposed but noted the parking for these businesses was not 
adequate and often times this parking was spilling over to adjacent buildings or into the 
neighborhood.  
 
Walid Shadi, 137 24th Avenue NE, thanked the Commission for their consideration and 
support. He thanked the police officers who assist with directing parking each week. He 
explained he has switched to four prayer sessions each Friday to assist with addressing the 
parking concerns. He commented on how he was working to build relationships with 
neighboring businesses while also working to address their feedback. He indicated he would 
focus on the shuttle to assist with getting more visitors to use the shuttle service.  
 
The public hearing was closed at 7:22PM. 
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Motion by Commissioner Deonauth to recommend approval of Planning Case 24-0061 
based on the following conditions: 
  
Case 24-0061: 

1. The applicant shall explore additional traffic controls/direction on 121st 
Avenue and work with the police department and Engineering department and 
included in the traffic management plan. 

2. A traffic mitigation plan shall be submitted and approved by the City no later 
than January 31, 2025.  

3. One-way traffic flow is required, directional signage shall be painted on the 
parking lot no later than June 1, 2025. Temporary signage shall be displayed 
until the lot is painted. 

4. Any off-site parking requires a parking agreement that must be submitted to 
the city no later than January 31, 2025. 

5. Any off-site parking shall require a shuttle service provided by the applicant.  
6. Temporary uses such as outdoor events are not permitted without a specific 

special event license issued by the City.  

 
Motion seconded by Commissioner Swanson. The motion passed 5-0. 
  
Chair Goracke noted this would be on the agenda of the December 2, 2024 city council 
meeting. 
  

5. Adjournment  
   

Motion by Commissioner Homan to adjourn the regular planning commission meeting. 
Motion seconded by Commissioner Deonauth. The motion passed 5-0.  
  
Adjournment time was 7:23PM. 
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City of Blaine 
Staff Report 

File Number: 2024-541 

   
Agenda Date  Status 

December 10, 2024  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Shawn Kaye, Planner  
 
Agenda Item # 4.1 

Case File No. 24-0065 // CSM Corp // Pheasant Ridge Drive 
The applicant is requesting the following:  

1. Preliminary plat to develop 12.45 acres (an outlot) into two lots to be known as CSM Lexington 
Fifth Addition. 

2. Conditional use permit to allow the construction of two office/industrial buildings and a zero lot 
line shared access/parking in the Planned Business District (PBD) zoning district. 

 
Background 

Zoning Planned Business District (PBD) 
Land Use Planned Industrial (PI)  
Area Approximately 12.45 Acres 
Applicable Regulations Sections 27.04, 30.50 and 75-32 
Attachments Zoning and Location Map 

Preliminary Plat 
Site Plan 
Grading Plan 
Landscape Plan 
Building Elevations 
Narrative 

Schedule Planning Commission: 12/10/24 
  City Council: 01/06/25 
 
Staff report prepared by Shawn Kaye, Planner, and Teresa Barnes, Project Engineer 
 
Preliminary Plat 
Section 74-81 General requirements:  
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1. The Planning Commission and the Council, in their review of the preliminary plat, will consider 
the requirements of the community, the best use of the land being subdivided, the size and 
arrangement of the proposed lots, open space requirements, and necessary fire protection.  

2. The subdivision shall conform to the adopted comprehensive plan, official maps, and the zoning 
ordinance.  

3. The arrangement, character, extent, width and location of all streets shall be considered in their 
relation to existing and planned streets, to reasonable circulation of traffic, to topographic 
conditions, to water supply, and sewage disposal, to drainage of stormwater, to public 
convenience and safety, and in their appropriate relation to the proposed use of the land to be 
served by such streets. Wherever possible and necessary, the arrangement of streets in new 
subdivisions shall provide for the continuation of existing streets in adjoining areas. Where 
adjoining unsubdivided areas may be subdivided, the arrangement of streets in a new 
subdivision shall make provision for the proper projection of streets into adjoining areas by 
carrying the new streets to the boundaries of the new subdivision at appropriate locations. 

 
Evaluation of Request 
Planning Analysis 
Current Zoning 
The property is zoned PBD. It is the intent of the Planned Business District to accomplish the following: 

1. To promote a planned environment for integrated industrial, office, commercial and multi-floor 
residential uses which feature design continuity. A development shall reflect a common theme 
using compatible architectural design and consistency in signage, landscaping, and lighting. 

2. To encourage orderly development of property through conditional uses, since proposed uses 
may be traditionally considered incompatible or may present special problems in an 
environment of mixed uses. 

3. To provide opportunity for greater flexibility in arranging land uses according to relative 
compatibility, convenience, and community needs. 

4. To encourage patterns of development in harmony with the objectives of the City's 
Comprehensive Plan. 

5. To encourage more attractive and enduring business neighborhoods. 
6. To encourage development compatible with the environmental values of the area and to 

preserve natural vegetation, wetlands, natural topography, and other such features of the 
District. 

7. To accommodate uses requiring access to major highways. 

To provide a uniform set of standards to be applied equally to all owners and developers in this District. 
 
Land Use Designation 
The property has a land use of Planned Industrial (PI).  
 
Land use description: Industrial, office and related services that utilize an overall master development 
plan with special attention paid to aesthetics and design in a corporate campus style of development. 
Planned industrial areas are concentrated in areas with convenient access to the airport and interstate 
highway system.   
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Existing Conditions 
The site is a vacant parcel. 
 
History 
The parcel was platted as an Outlot in 2009 with CSM Lexington Third Addition. 
 
Plat 
The proposed preliminary plat consists of two lots. The preliminary plat has lots labeled with A and B 
because the property is Torrens, and it must be platted as such with Anoka County.  
 
The lot sizes are the following: 

• Lot 1: 5.84 acres 
• Lot 2: 6.61 acres 

 
Architecture  
Building elevations have been included in the report and meet the zoning ordinance requirements.   
  
The building elevations include the following materials:   

• precast panel  
• glass  
• architectural metal wall panel 

 
Setbacks 
Building    

• Front: 50 feet    
• Side: 15 feet 
• Rear: 20 feet 

 
Parking   

• Front: 30 feet   
• Side: 15 feet 
• Rear: 20 feet 

 
All setbacks have been met on site, except for the south parking setback lot line of Lot 1 and the north 
parking setback lot line of Lot 2. These have a zero-lot line for a shared parking area, which is allowed 
with a Conditional Use Permit (CUP). 
 
Parking 
There are 141 parking stalls (each lot) required for the type of uses proposed on Lot 1 and Lot 2. One 
hundred and forty-six parking stalls are provided on Lot 1 and 139 parking stalls are provided on Lot 2. 
The two lots have a zero-lot line and shared parking; therefore, adequate parking is provided on the 
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sites. 
 
Landscaping 
The landscape plan that is provided meets the zoning ordinance requirements. 
 
Park Dedication  
The property was previously platted as an outlot and park dedication has not been paid for the 
property. Outlots are subject to park dedication fees at the time they are developed. Park dedication is 
due for the platted lots, which is a total of 12.45 acres, at the PBD rate in effect at the time of final plat 
approval. Payment is required prior to release of final plat mylars for recording. The proposed PBD rate 
for park dedication in 2025 is $7,825 per acre for a total of $97,421 if platted in 2025. 
  
Engineering Analysis 
Grading/Storm Drainage  
While the site has been previously rough graded for development, the developer will perform some 
additional minor grading across the entire site as shown on the RCWD and city submitted 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 
The developer will be responsible for Trunk Sanitary Sewer area charges. These charges become due 
with platting for upland acreage. The 2024 rate for Sanitary Sewer Trunk is $4,628.00 per upland acre 
and will be applied to the acreage platted. This phase is proposing to develop 10 acres of upland for a 
total sewer area charge of $46,280.00.  
  
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. 
  
Hydrant locations must be reviewed and approved by the Fire Department. 
 
Wetlands/Watershed/FEMA 
The plat will need to provide for a protective buffer strip of natural vegetation at least 15 feet in width 
and shall surround all wetlands. This buffer strip shall be placed in easement. 
 
The developer will need to submit the project to Rice Creek Watershed District (RCWD). Review, 
approval and permits are required prior to city plan approval and start of site work.  
 
The development shall ensure that all structures are at least 1.5 feet above the documented 100-year 
flood elevation. 
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Access/Street Design/Sidewalks/Trails 
The development is proposing to gain/provide access from a connection to Pheasant Ridge Drive NE. 
No additional street design, sidewalk or trail design 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. 
 
Standard drainage and utility easements shall be dedicated along all lot lines and over areas of 
delineated wetlands, wetland mitigation, infiltration trenches, drainage swales, and storm water 
management ponds.  
 
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 use will not create an excessive burden on parks, schools, streets or other 
public facilities. 

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 adjoining properties have a PBD zoning with similar uses of office, manufacturing, 
and warehousing and are consistent with the proposed use. 

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties.  
o The building is designed to have similar exterior finishes to the existing buildings in the 

development and the appearance 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 purpose of the zoning district is to promote a planned environment for integrated 

industrial, office, commercial and multi-floor residential uses which feature design 
continuity. A development shall reflect a common theme using compatible architectural 
design and consistency in signage, landscaping, and lighting. The use and proposed 
building is consistent with that purpose. 

6. The use shall not be in conflict with the comprehensive plan of the City.  
o The property is guided for Planned Industrial (PI) in the 2040 Comprehensive Plan. The 

proposed use is consistent with that land use. 
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7. The use will not cause traffic hazard 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 

In Planning Case File No. 24-0065, it is recommended that the Planning Commission recommend 
approval of a preliminary plat to develop 12.45 acres (an outlot) into two lots to be known as CSM 
Lexington Fifth Addition with the following conditions: 

1. The applicant is responsible for recording the plat mylars with Anoka County. Proof of recording 
must be provided to the City prior to issuance of building permits. 

2. Park dedication is required for 2 new lots being developed at the proposed 2025 rate of $7,825 
per acre, for a total park dedication fee of $97,421 if paid in 2025. Park Dedication is due prior to 
issuance of a building permit at the rate in effect at the time the payment is received by the City.  

3. The developer will be responsible for Trunk Sanitary Sewer area charges. These charges become 
due with platting for upland acreage. The 2024 rate for Sanitary Sewer Trunk is $4,628.00 per 
upland acre and will be applied to the acreage platted. This phase is proposing to develop 10 
acres of upland for a total sewer area charge of $46,280.00.  

4. All development signage by separate review. 

 
In Planning Case File No. 24-0065, it is recommended that the Planning Commission recommend 
approval of a conditional use permit to allow the construction of two office/industrial buildings and a 
zero lot line shared access/parking with the following conditions: 

1. Site plan approval is required as part of the building permit application. All site improvements to 
be included in the Site Improvement Performance (SIPA) Agreement 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.   

 
Attachment List 

1. Attachments 
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State of MINNESOTA.
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I hereby certify that this plan, specification, or report
was prepared by me or under my direct supervision

and that I am a duly Licensed
Landscape Architect under the laws of the

State of MINNESOTA.
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Lexington Preserve V Project Narrative 

CSM Corporation seeks approval for (2) 83,886 sf speculative office/production/warehouse 
buildings at our Lexington Preserve Business Center development on Pheasant Ridge Drive NE 
in Blaine.  The development is zoned Planned Business District (PBD) so the new proposed 
phase requires a Conditional Use Permit (CUP).  We will also be submitting for preliminary and 
final plat concurrently.  As part of the platting process, each building will be on separate lots 
with zero lot line as required.  We are anticipating that each building will have an approximate 
breakdown of 10% office, 15% production, and 75% warehouse per our market research.  This 
would require 90 stalls per building.  However, we are providing parking just in case a higher 
finish is needed, so the north building has 146 stalls and the south building has 139 stalls for 
flexibility of uses.   

The buildings are designed to be consistent with the look and finishes of the most recently 
completed adjacent Streamworks building in the development.  The front and side façades will 
be a mixture of precast, glass, and metal panel accent “eyebrows” at the entries.  The precast 
will have a field color (white) and an accent color (dark gray) to break up the façade.  We 
understand that in the PBD zoning district 50% of the exterior needs to be brick, 
natural/cultured stone, glass, stucco, architectural metal or integrally colored rock faced 
block.  At the Streamworks building, integrally colored exposed aggregate precast panels were 
approved as an alternate material.  Office warehouse buildings across the metro are now 
exclusively precast panel because of the financially infeasibility of using masonry.  Planning staff 
has indicated that they will accept precast as an alternate material.  In addition, Planning Staff 
has indicated that on the dock side, the precast accent color would be acceptable as a 3rd 
material as is required. 

The two 32-foot clear buildings will be identical with a shared loading dock area.  The generous 
loading dock area of over 180 feet wide is ample space for trucks to maneuver at both buildings 
simultaneously.  There will be (12) dock-height doors and (2) drive-in doors at each building for 
a total of (14) overhead doors.  This meets the district standard of one door per 6,000 sf of floor 
area. The overhead doors will be a compatible color to the building to reduce their visual 
impact.  The dock side of the building will have clerestory windows above the overhead doors 
to bring natural light into the space. 

The landscaping plan will comply with the City’s zoning standards for the district.  The plan uses 
trees, shrubs, and plants that are native to the area.  Use of native vegetation conserves water, 
reduces pesticide use, reduces plant mortality, and lowers maintenance costs. The irrigation 
system utilizes drip irrigation in the areas close to the building.  This system delivers water 
directly to the roots so less water is wasted and eliminates potential staining of the building 
which can happen with more typical irrigation systems.   
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CSM anticipates starting construction in the late winter months of 2025 with the buildings 
being ready for tenants by Fall of 2025.  We believe now is the optimal time to deliver 
speculative office/warehouse buildings in Blaine.  The northcentral market is seeing 
unprecedented occupancy in industrial buildings, with a 2.5% vacancy rate with no new 
speculative development planned in the immediate future in the area with the scarcity of land 
positions available for competitive developers.    
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City of Blaine 
Staff Report 

File Number: 2024-542 

   
Agenda Date  Status 

December 10, 2024  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Alex Koberoski, Zoning Technician  
 
Agenda Item # 4.2 

Case File No. 24-0067 // Dave McNeil // 4324 117th Avenue NE 
The applicant is requesting the following: 

1. Rezoning from Farm Residential (FR) to Single Family Residential (R-1). 
2. Preliminary plat to subdivide 1.39 acres into two lots, to be known as McNeil Addition. 

 
Background 

Zoning Farm Residential (FR) 
Land Use Low Density Residential (LDR) 
Area Approximately 1.39 Acres 
Applicable Regulations Sections 27.03, 29.010 and 29.030 
Attachments Zoning and Location Map 

Existing Conditions Survey 
Preliminary Plat 
Site Plan 
Ghost Plat 

Schedule Planning Commission: 12/10/24 
  City Council: 01/06/25 and 01/22/25 
 
Staff report prepared by Alex Koberoski, Zoning Technician, and Teresa Barnes, Project Engineer 
 
Rezoning 
Section 27.03 Criteria for granting zoning/comprehensive plan amendments: 
The City Council may adopt amendments to the zoning ordinance, zoning map, and comprehensive 
plan relative to land uses within a particular district or to the location of the district lines. Zoning 
amendments shall only be used as a means to reflect changes in the goals and policies of the City as 
reflected in the comprehensive plan or changes in conditions in the City. Although there are no explicit 
findings that must be made in conjunction with rezoning, appropriate considerations include:  
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• Whether the proposed District is consistent with the Comprehensive Plan. 
• How the proposed district differs from the existing district. 
• How the proposed district meets the goals and polices of the City. 

 
The purpose of the Single Family (R-1) district is to allow low density single family units in developing 
portions of the city where sanitary sewer and water services are available. The proposed rezoning is 
consistent with the intent of the R-1 district, as the property is located in an area guided low density 
residential (LDR). The R-1 lot size requirements are consistent with the single family homes located to 
the north, and there is sanitary sewer and water available. 
 
Preliminary Plat 
Section 75-32 General requirements:  

1. The Planning Commission and the Council, in their review of the preliminary plat, will consider 
the requirements of the community, the best use of the land being subdivided, the size and 
arrangement of the proposed lots, open space requirements, and necessary fire protection.  

2. The subdivision shall conform to the adopted comprehensive plan, official maps, and the zoning 
ordinance.  

3. The arrangement, character, extent, width and location of all streets shall be considered in their 
relation to existing and planned streets, to reasonable circulation of traffic, to topographic 
conditions, to water supply, and sewage disposal, to drainage of stormwater, to public 
convenience and safety, and in their appropriate relation to the proposed use of the land to be 
served by such streets. Wherever possible and necessary, the arrangement of streets in new 
subdivisions shall provide for the continuation of existing streets in adjoining areas. Where 
adjoining unsubdivided areas may be subdivided, the arrangement of streets in a new 
subdivision shall make provision for the proper projection of streets into adjoining areas by 
carrying the new streets to the boundaries of the new subdivision at appropriate locations. 

 
Evaluation of Request 
Planning Analysis 
Current Zoning  
The property is currently zoned Farm Residential (FR), and this district is intended for areas where 
urban services are not presently available. This district requires a minimum lot size of 10 acres, which is 
a requirement in an effort to retain lands in their natural uses and agricultural uses pending proper 
timing of economical provision for parks, streets, utilities, and other public facilities, so that orderly 
development will occur. 
  
Proposed Zoning  
The applicant is proposing to rezone the property to Single Family Residential (R-1). The intent of the R-1 
district is to allow low-density single family units in developing portions of the city where sanitary sewer 
and water services are available. Single family houses zoned Development Flex (DF) are located across 
the street from the property proposed to be rezoned. The FR district requires a minimum lot size of 10 
acres, and rezoning to R-1 would allow the property to be subdivided, while remaining consistent with 
surrounding uses.  
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Surrounding Zoning and Uses  
Properties to the west, east, and south are zoned FR. Single family homes are located to the north, 
across 117th Avenue and are zoned Development Flex (DF). The average lot size for those properties is 
15,000 square feet, and the average lot width is 80 feet, which is the minimum lot width requirement 
for the R-1 district.  
 
Land Use Designation  
The property is guided Low Density Residential (LDR), which requires a minimum of 2.5 units per acre. 
The applicant has submitted a ghost plat, showing the lot has the capability of being subdivided further 
into a total of 4 lots that meet the R-1 standards, with a potential future street on the south portion of 
the lot, which would allow for the minimum 60 feet of frontage.The ghost plat is conceptual and cannot 
be constructed without development activity on neighboring parcels since there would otherwise be no 
legal access to those lots. The potential future development shown in the ghost plat results in a density 
of 2.59 units per acre, which meets the minimum LDR density requirements. This method has been 
historically used and accepted throughout the city in anticipation of future potential growth.  
 
Existing Conditions 
There is an existing single family dwelling that was built in 1967, and a large outbuilding. The 
outbuilding is 30.4' x 40.2' (1,222 square feet). This outbuilding will need to be removed before mylars 
are recorded, as the structure does not meet required setbacks for the R-1 district (minimum 10-foot 
side yard setback, 30 foot rear yard setback), it exceeds the maximum square footage allowed for 
accessory structures in the R-1 district (maximum 1,000 square feet of accessory space, 1,200 with a 
CUP), and accessory structures are not allowed on a lot without a principal building in R-1.  
 
History 
There are no previous approvals recorded for the property. The ghost plat is included, showing how the 
lot can be developed in the future. When water was installed in 117th Avenue in 2006, there were two 
service hookups created for this parcel based on the width of the property, which were intended to 
support a future subdivision.  
 
Plat  
The applicant is proposing to subdivide the 1.39 acre property into two lots. The proposed subdivision 
meets all R-1 requirements, including the minimum lot width of 80 feet, and minimum depth of 125 
feet. The minimum lot size for R-1 is 10,000 square feet, and the smaller lot will be 11,506 square feet. A 
site plan is included, which shows the proposed 60 x 60 building pad that meets all R-1 setbacks.  
 
Tree Preservation 
No trees are proposed to be removed with the application. Any tree removal will be reviewed as part of 
the building permit for conformance with tree preservation and replacement requirements as stated in 
Section 33.09. 
 
Park Dedication  
Park dedication is required for this plat at the rate in effect at the time of each final plat. The 2024 rate 
is $4,894 per unit for residential lots. The amount of park dedication for one residential unit will be due 
at the time of recording the final plat mylars.   
 
Engineering Analysis 
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Grading/Storm Drainage  
Minor grading will occur during the removal of the existing outbuilding and associated driveway. 
Existing drainage patterns will be maintained.  
 
Utilities 

When water and sanitary sewer were extended along 117th Ave NE, two service connections were 
provided to the existing lot. These will be the services utilized as development of the existing lot 
(existing house) and proposed lot move forward. 
  
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 
There are no wetlands or FEMA flood plain on the norther portion of the existing site. A Rice Creek 
Watershed District review is not required. 
  
Access/Street Design/Sidewalks/Trails 
The existing driveway will remain for the existing lot. A new driveway access will be evaluated once 
building is proposed. No additional street design, sidewalk or trail installation will be required. 
  
Easements/Right-of-way/Permits 
The developer will need to obtain any and 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. 

 
Recommendation 

In Planning Case File No. 24-0067, it is recommended that the Planning Commission recommend 
approval of a rezoning from Farm Residential (FR) to Single Family Residential (R-1) with the following 
rationale: 

1. The R-1 district is intended for single family residential properties to be developed where 
sanitary sewer and water is available. The property in question is located in a low density area 
that has access to sewer and water services, while also able to meet the R-1 lot size and setback 
standards.  

 
In Planning Case File No. 24-0067, it is recommended that the Planning Commission recommend 
approval of a preliminary plat to subdivide 1.39 acres into two lots to be known as McNeil Addition with 
the following conditions: 

1. Park dedication is required for the newly created lot at the time of final plat mylars, at the 
residential rate of $4,894 per unit if paid in 2024. Park dedication must be paid prior to releasing 
final plat mylars for recording at Anoka County.  

2. The driveway extending to the existing outbuilding to be removed prior to recording of plat 
mylars.  

3. The existing outbuilding shall be removed prior to recording of plat mylars. 
4. The applicant is responsible for recording the plat mylars with Anoka County.  
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5. 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. 

 
Attachment List 

1. Attachments 
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City of Blaine 
Staff Report 

File Number: 2024-543 

   
Agenda Date  Status 

December 10, 2024  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Shawn Kaye, Planner  
 
Agenda Item # 4.3 

Case File No. 24-0069 // City of Blaine 
The city is proposing amendments to the City of Blaine Zoning Ordinance related to regulations for 
cannabis. 
 
Background 

Attachments Proposed Ordinance 
Schedule Planning Commission: 12/10/24 
 City Council: 01/06/25 and 01/22/25 
 
Staff report prepared by Shawn Kaye, Planner. 
 
Adult-use cannabis was legalized in Minnesota in August 2023. The legislation created the framework 
for licensing and establishing the Office of Cannabis Management (OCM) for regulation, and requires 
cities to issue a retail registration to a cannabis microbusiness (an indoor facility that may cultivate up 
to 5,000 square feet of plant canopy) with retail operations endorsements, cannabis mezzobusiness 
(indoor facility that may cultivate up to 15,000 square feet of plant canopy) with a retail operations 
endorsement, a cannabis retailer, or a medical cannabis retailer that:  

• Has a valid license issued by the OCM.  
• Has paid the registration fee.  
• Is found to be in compliance with the requirements of the applicable state laws through a 

preliminary compliance check performed by the city.  
• Is current on all property taxes and assessments at the location where the retail establishment is 

located.  

  
The City Council discussed preliminary zoning and code regulations at the July 8, 2024, and October 7th, 
2024 workshops. 
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The following guidance was provided for the regulations that are proposed in the Code of Ordinances 
that will be reviewed by the City Council in January 2025.   
  
Location of Registrations  
State Statute allows cities to adopt restrictions for cannabis businesses if they choose by prohibiting 
registrations within:  

• 1,000 feet of a school  
• 500 feet of a daycare  
• 500 feet of a residential treatment facility  
• 500 feet from an attraction in a public park regularly used by minors, such as a playground or 

athletic field.  

 
Hours of Operation  
Hours of operation are proposed to be 10AM-9PM all days of the week.  
  
Number of Registrations  
State statute permits cities to limit the number of cannabis retailers, but this limit can be no fewer than 
one registration for every 12,500 residents. Based on the Metropolitan Council's most recent population 
estimate of 73,546, Blaine must allow for 6 cannabis licenses (assuming the number of licenses is 
rounded up and not down).  
 
Zoning 
The following guidance from City Council was provided for the regulations for retail locations based on 
zoning. 
 
Cannabis retail and/or medical cannabis businesses licensed for cannabis retail (subject to the 
standards listed in Chapter 23 of the Blaine Code of Ordinances) are being proposed as permitted uses. 
 
Guidance from the City Council was given to allow registrations in the following zoning districts: 

• Community Commercial (B-2) 
• Regional Commercial (B-3) 
• Planned Business District (PBD)  
• County Road 10 Mixed Use (MU) 

 
Two definitions are proposed to be added to clarify Cannabis Cultivation and Cannabis Retail: 

1. Cannabis Cultivation: A cannabis business licensed to grow cannabis plants within the approved 
amount of space from seed or immature plant to mature plant, harvest cannabis flower from 
mature plant, package and label immature plants and seedlings and cannabis flower for sale to 
other cannabis businesses, transport cannabis flower to a cannabis manufacturer located on the 
same premises, and perform other actions approved by the office. 

2. Cannabis Retail Businesses: A retail location and the retail location(s) of a mezzobusinesses with 
a retail operations state license and city registration, microbusinesses with a retail operations 
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state license and city registration, medical combination businesses operating a retail location, 
and excluding lower-potency hemp edible retailers.  

 
In addition to retail locations, other cannabis-related industrial operations are able to be licensed by the 
State. These include cultivating, manufacturing, testing, transporting or wholesaling. If enclosed within 
an existing building (nothing outside), these types of operations are similar to other types of 
manufacturing/warehousing/distribution facilities that exist elsewhere in Blaine's industrial zoning. 
However, the City Council raised some concerns related to the uses in industrial zoned districts. An 
exception has been added to the permitted manufacturing use in these districts that does not permit 
cannabis cultivation and cannabis manufacturing in I-1,I-1A, I-2, and I-2A. 

 
Recommendation 

In Planning Case File No. 24-0069, it is recommended that the Planning Commission recommend 
approval of the code amendments to allow regulations for cannabis. 
 
Attachment List 

1. Code Amendment 
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25.02 - Definitions. 

Cannabis Cultivation: A cannabis business licensed to grow cannabis plants within the approved 

amount of space from seed or immature plant to mature plant. harvest cannabis flower from 

mature plant, package and label immature plants and seedlings and cannabis flower for sale to 

other cannabis businesses, and transport cannabis flower to a cannabis manufacturer located 

on the same premises. 

 

Cannabis Retail Businesses: A retail location and the retail location(s) of a mezzobusinesses with 

a retail operations state license and city registration, microbusinesses with a retail operations 

state license and city registration, medical combination businesses operating a retail location, 

and excluding lower-potency hemp edible retailers. 

Medical cannabis dispensary: A retail store that sells medical cannabis as defined and 

regulated by Minnesota Statute 152.22—152.37. 

 
 
30.10 - COMMUNITY COMMERCIAL (B-2)  
 

30.12- Permitted uses.  

 

(k) Medical cannabis dispensary Cannabis retail and/or medical cannabis businesses licensed 

for cannabis retail (subject to the standards listed in Chapter 23 of the Blaine Code of 

Ordinances). 

 

30.20 - REGIONAL COMMERCIAL (B-3)  
 
30.22- Permitted uses. 

(k) Medical cannabis dispensary Cannabis retail and/or medical cannabis businesses licensed 

for cannabis retail (subject to the standards listed in Chapter 23 of the Blaine Code of 

Ordinances). 

 

 30.50 – PLANNED BUSINESS DISTRICT (PBD)  
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30.52 - Land uses.  

 

(a) General retail, 

(h) Medical cannabis dispensary Cannabis retail and/or medical cannabis businesses licensed 

for cannabis retail (subject to the standards listed in Chapter 23 of the Blaine Code of 

Ordinances).  

 

(j) Manufacturing, except for cannabis cultivation and cannabis manufacturing. 

 

 

 

30.60 – COUNTY ROAD 10 MIXED USE DISTRICT (MU)  
 
30.63 - Permitted Uses 

 
(k) Medical cannabis dispensary Cannabis retail and/or medical cannabis businesses licensed 

for cannabis retail (subject to the standards listed in Chapter 23 of the Blaine Code of 

Ordinances). 

 

31.00 – LIGHT INDUSTRIAL (I-1)  
 

31.02 - Permitted uses.  

(a) Manufacturing uses: manufacturing, compounding, processing, packaging, storage, 

treatment, or assembly of products and materials within a structure, except for 

rendering/slaughtering/refining facilities., cannabis cultivation and cannabis manufacturing. 

 

31.10 – LIGHT INDUSTRIAL (I-1A), 

31.12 - Permitted uses. 

(a) Manufacturing uses: manufacturing, compounding, processing, packaging, storage, 

treatment, or assembly of products and materials within a structure, except for 

rendering/slaughtering/refining facilities., cannabis cultivation and cannabis manufacturing. 

 

31.20 – HEAVY INDUSTRIAL (I-2)  
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31.22 - Permitted uses. 

(a) Manufacturing uses: manufacturing, compounding, processing, packaging, storage, 

treatment, or assembly of products and materials within a structure, except for 

rendering/slaughtering/refining facilities., cannabis cultivation and cannabis manufacturing.   

 

31.30 – HEAVY INDUSTRIAL (I-2A)  
 
31.32- Permitted uses. 

(a) Manufacturing uses: manufacturing, compounding, processing, packaging, storage, 

treatment, or assembly of products and materials within a structure, except for 

rendering/slaughtering/refining facilities., cannabis cultivation and cannabis manufacturing.   
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City of Blaine 
Staff Report 

File Number: 2024-568 

   
Agenda Date  Status 

December 10, 2024  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Sheila Sellman, City Planner  
 
Agenda Item # 4.4 

Case File No. 24-0071 // 105th BBP B2 LLC (National Sports Village) // 2180 105th Avenue NE 
The applicant is requesting an amendment to the City of Blaine Zoning Ordinance Section 30.916 
District Signage. 
 
Background 

Attachments Proposed Ordinance 
Schedule Planning Commission: 12/10/24 
  City Council: 01/06/25 and 01/22/25 
 
Staff report prepared by Sheila Sellman, City Planner. 
 
In 2022, the 105th Redevelopment Zoning District was created. This district is a City Council priority for 
redevelopment and has been identified in the comprehensive plan and strategic plan as such. The 
majority of the district is north of 105th Avenue, west of Radisson Road, south of 109th Avenue and east 
of the soccer fields. There are two parcels south of 105th Avenue, west of Radisson Road that are also 
zoned 105th Redevelopment District.  
 
When creating the zoning ordinance, the Council meticulously reviewed all uses and design standards 
for the redevelopment district and were selective in uses and development parameters to fit within the 
vision. In addition to the ordinance, there are also design guidelines that apply. Minor amendments 
have been made to the ordinance including adding a drive-thru to the south side of 105th Avenue, 
adding more permitted uses and some clarifying language.  
 
The applicant owns the two buildings south of 105th Avenue and is requesting to amend Section 30.916 
of the Zoning Code which regulates signage for the 105th Redevelopment District. According to the 
applicant's narrative, the existing signage is not adequate enough to support the needed traffic flow for 
the new business (Scooters Coffee). The proposed changes would increase visibility along Radisson 
Road. 
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Current Code Wall Signs 
Currently, the code allows two signs per building, one wall sign and an additional three-dimensional 
sign, projecting sign or awning sign with a maximum of 150 square feet for the building with no one 
sign larger than 10% of the building wall. 
 
Requested Change 
The applicant is requesting to increase the maximum wall signage to 300 square feet, and to allow an 
additional wall sign per building.  
 
In other commercial zoning districts, two wall signs (if frontage on two streets) are allowed with a 
maximum of 200 square feet with no one sign larger than 10% of the building wall. 
 
Current Code Monument Signs 
Currently, the code allows a 15 square foot monument sign no taller than five feet.  
 
Requested Change 
The applicant is requesting to increase the maximum monument signage to 45 square feet, and to 
include business names and addresses. 
 
In other commercial districts, the freestanding signage allowed is quite a bit larger depending on 
frontage.The monument signage for the 105th District was intended to be a development identification 
sign and not the typical monument signage used to identify the businesses. 
 
Originally, the subject site was intended to be part of the overall redevelopment area. However, as this 
redevelopment area continues to evolve, the south side of 105th Avenue is developing more 
independently of the master plan and as such, changes have been made the ordinance. This continues 
to be the trend and the Planning Commission should determine if increased signage should be part of 
these changes and continue to be reviewed more independently. The ordinance amendment is written 
to add a section for signage on the south side of 105th Avenue and the proposed changes would only 
apply to the south side. 

 
Recommendation 

Staff is providing two options for the Planning Commission to consider. 

1. If the Planning Commission finds that the area south of 105th Avenue should continue to be 
reviewed more independently from the whole redevelopment district, and signage should be 
increased, the attached ordinance amendment should be approved.    

2. If the Planning Commission finds that the area south of 105th Avenue should continue to be part 
of the overall redevelopment district and not increase signage, the attached ordinance 
amendment should be denied. 

 
Attachment List 

1. Ord Amend  
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30.917 District Signage South of 105th Avenue 

The following sign standards apply only to this district if not regulated in this section, Chapter 
34 of the City Code shall apply. All signage must meet and be consistent with design guidelines.
In addition to the signs allowed without a permit pursuant to Chapter 34, two signs are allowed 
per business. The two allowed signs must be one wall sign and either a three-dimensional sign, 
projecting sign or awning sign. One additional wall sign per building may be approved through 
the sign plan.

a) All signs shall adhere to the following design standards: 
(1) Use simple sign shapes to complement the architecture of the building. 
(2) Signs shall not obscure architectural features of buildings, including window or door 

openings. 
(3) Sign shall be used to display the primary name of the business only. 
(4) Use only one line of lettering, if possible. 
(5) Only one sign containing the business name or graphic logo shall be permitted per 

street facing side. Projecting signs are allowed in addition to the one sign allowed 
facing the street. Use simple, bold lettering with sufficient contrast between the 
lettering and the background. 

b) Sign Lighting 
(1) Indirect incandescent lighting shall be permitted. 
(2) Place spotlights discreetly to shield from pedestrians and vehicular traffic. 
(3) Neon signage may be used if approved as part of the overall sign plan.

c) Wall signs. Wall signs shall meet the following requirements: 
(1) The total building signage may have an aggregate area not exceeding one square 

foot for each foot of building face parallel or substantially parallel to a street lot line 
with a maximum of 300 square feet. 

(2) It must not project more than 12 inches from the wall to which the sign is affixed. 

d) Multi-Tenant Wall Signs
(1) Design the sign plan to emphasize the whole width and geometry of the building 

and individual storefronts and tenant spaces. 
(2) Placement of individual tenant signs shall be coordinated to achieve a unified 

signage appearance in sign heights, widths, depths, coloring and lettering sizing. 
(3) Signs shall use a common lettering style and color scheme.
(4) A sign shall not span across different buildings. 

e) Monument Signs
(1) The area of a monument sign may not exceed 45 square feet. 
(2) A monument sign may be located in a required yard but must be pedestrian in scale 

and does not block architecture features, including window and door openings. 
(3) A monument sign may not project higher than five feet, as measured from the base 

of the sign or grade of the nearest roadway, whichever height is less. 
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(4) Signs shall use a common lettering style and color scheme. 

f) Awning Signs 
(1) Signage on awnings is permitted on the end panel or valance only. Lettering size 

shall be proportional to the space available as approved by the Zoning 
Administrator.

(2) The gross surface area of an awning or canopy sign may not exceed 50 percent of 
the gross surface area of the smallest face of the awning or canopy to which the sign 
is affixed.

g) Projecting Signs 
(1) The total area of a projecting sign may not exceed six square feet. 
(2) It must be easily visible from the sidewalk and not be a hazard to pedestrians. 
(3) The bottom of the sign and bracket must be at least eight feet above sidewalk grade. 
(4) Projecting signs shall generally be oriented to visibility by pedestrians and small in 

size so that they do not obscure other signs. 
(5) No part of any sign shall be placed higher than the height of the sills of the second 

story windows of a multi-story building. 
(6) The mounting bracket for a projecting sign shall be a black metal material and 

designed as a decorative element of the sign that is complementary of the building's 
architectural style. 

h) Roof signs
(1) One roof sign shall be permitted for each building, but no roof sign shall be 

permitted for a building exceeding 80 feet in height. Individual letter signs only and 
shall be six feet or less in height and shall not exceed 100 square feet.

(2) The roof signage can be in combination with wall signage but both signs shall not 
exceed the overall sign square footage allotment for the building.  A conditional use 
permit is required.

i) Sandwich Board Signage
(1) Definition. “Sandwich board signs” are freestanding signs that advertise items or 

specials that are available from the business and which have no more than twenty 
percent of the total area for such a sign utilized for business identification. 

(2) Display Standards.
(aa) Sign size and types of signs.  Signs may not exceed a width of two feet and a 

height of three feet.  The signs shall be either an A-Frame style or poster style 
sign that is attached to a frame and a base.

(bb) Sign placement.  Sandwich board sidewalk signs shall be placed only within the 
boundaries of the applicable business - street frontage.  The sign may be 
placed on the edge of the sidewalk that is furthest from the street and closest 
to the business.  The sign cannot be placed on property that is adjacent to the 
street side of the sidewalk.  Further, the sandwich board sign shall be 
positioned so that it will not:

(cc) Reduce the sidewalk clearance below a width of thirty-six inches;
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(dd) Impede any line of sight for motorists at vehicular public right-of-way 
intersections, as determined by the City Engineer; or

(ee) Interfere with persons entering or exiting parked cars.
(ff) Sandwich board signs may not be displayed from vehicles parked in front of or 

adjacent to the businesses, whether on public or private property.  
(gg) Stabilization.  The sign shall be stabilized so as to withstand wind gusts or shall 

be removed during windy conditions.
(hh) Sign elements.  Signs shall be designed to incorporate the colors and other 

architectural features of the building in front of which they are to be placed.  (A 
white sign background and/or white framing is acceptable in any situation.)  
Signs made of plywood, pressboard, or paper products shall not be permitted; 
signs made of polyethylene, metal, burnished wood, or other materials having 
a natural appearance shall be permitted.  Finishes shall be of high quality and 
durable.

(ii) Display time and removal.  Sandwich board signs may be displayed from the 
time that the business opens until the time that the business closes.  The 
sandwich board sign shall be removed at the close of each business day.

(jj) Advertising. Advertising on both sides is permitted.
(kk) Illumination. The sandwich board sign shall not be illuminated.
(ll) Attachments. Nothing shall be attached to the sandwich board sign and shall 

have nothing attached to it such as balloons or streamers.
(3) No Signs in the Public Right-of-way.  A sandwich board sign shall not be placed in the 

public right-of-way.

j) Prohibited Signage
(1) Signs that, by reason of position, shape or color, would interfere with the proper 

function of a traffic sign or signal. 
(2) Signs within a public right-of-way , except for signs installed by governmental 

subdivisions. 
(3) Signs within an easement, except for signs installed by governmental subdivisions 

or approved by the holder of the easement. 
(4) Signs that resemble any official marker erected by a governmental agency or that 

displays such words as "Stop" or "Danger", which are not erected by legal authority. 
(5) Flashing signs, including indoor signs, which are visible from the public streets. 
(6) With the exception of search lights, which may be approved in conjunction with an 

administrative permit as provided in Section 34.13 of this ordinance, no rotating 
beam, beacon of flashing illumination shall be used in conjunction with any display. 

(7) Sign or sign structures that obstruct any window, door, fire escape, stairway or 
opening intended to provide ingress or egress for any building structure. 

(8) Banners, balloons, and stringers, unless approved in conjunction with an 
administrative permit, as provided in Section 34.13 of City Code.

(9) Sign posters, that are tacked or posted on trees, fences, utility posts, or other such 
supports. 

(10) Portable signs with the exception of sandwich boards. 
(11) Billboards 
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(12) All other signs not expressly permitted by this section or approved through site 
plan review.  

(13) Signs placed on or affixed to vehicles and/or trailers which are parked on a public 
right-of-way, public property, or private property so as to be visible from a public 
right-of-way where the apparent purpose is to advertise a product or direct people 
to a business or activity located on the same or nearby property. 

(14) Signs which have become rotted, unsafe or unsightly.
(15) Signs for citywide community events, sponsored by government or non-profit 

organizations unless approved in conjunction with an administrative permit, as 
provided in Section 34.13 of city code.

k) Other signage may be considered if meeting the design guidelines and are approved as 
part of the site plan.
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