City of Blaine
Planning Commission

July 8, 2025 | 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
Roll Call

Approval of Minutes

3.1.  2024-479 Approval of the June 10, 2025 Planning Commission Minutes
Sponsors:

4, Public Hearing

4.1. 2025-326 Case File No. 25-0023 // Alex Pepin // 1684 132nd Avenue NE
The applicant is requesting a conditional use permit to allow a detached
Accessory Dwelling Unit (ADU) in a Single Family Residential (R-1) zoning
district.
Sponsors: Alex Koberoski, Zoning Technician

4.2. 2025-330 Case File No. 25-0028 // SNAP't Cat Rescue // 11708 Jefferson Street NE
The applicant is requesting a conditional use permit for a domestic animal
indoor kennel (cat adoption center) in the Community Commercial (B-2)
zoning district.
Sponsors: Shawn Kaye, Planner

4.3. 2025-327 Case File N0.25-0029 // H) Development LLP // Southwest Corner of
Lexington Avenue and 125th Avenue NE.
The applicant is requesting preliminary plat approval to create four lots and
two outlots to be known as Lexington Crossing Second Addition.
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5.

44. 2025-328

Adjournment

Sponsors: Sheila Sellman, Assistant Community Development Director

Case File No. 25-0026 // HJ Development LLP // Southwest Corner of
Lexington Avenue and 125th Avenue NE

The applicant is requesting a conditional use permit for a coffee shop with a
drive-thru and a zero lot line and shared access in the Town Commercial (B-
5) zoning district.

Sponsors: Sheila Sellman, Assistant Community Development Director
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City of Blaine
Planning Commission

June 10, 2025 | 7:00 PM
Blaine City Hall
10801 Town Square Drive NE
Blaine, MN 55449

MINUTES

Call to Order

The Blaine planning commission met in the City Hall Chambers on Tuesday, June 10, 2025. Chair
Goracke called the meeting to order at 7:00PM.

Roll Call

Members Present: Commission Members Geiselhart, Gorzycki, Howard, Olson, Swanson, and
Chair Goracke.

Members Absent: ~ Commission Member Halpern.

Staff Present: Shawn Kaye, Planner
Approval of Minutes

3.1. 2024-478 Approval of the May 13, 2025 Planning Commission Minutes
Sponsors:

Motion by Commissioner Olson to approve the minutes of May 13, 2025, as presented.
Motion seconded by Commissioner Howard. The motion passed 6-0.

Public Hearing

4.1. 2025-262 Case File No. 25-0017 // Hyper Kidz Blaine // 10985 Ulysses Street NE #200
The applicant is requesting a conditional use permit to operate a 22,392
square foot indoor play facility in a Community Commercial (B-2) zoning
district.

Sponsors:  Elizabeth Showalter, Community Development Specialist

The report to the planning commission was presented by Shawn Kaye, Planner. The public
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4.2.

hearing for Case File 25-0017 was opened at 7:03PM. As no one wished to appear, the public
hearing was closed at 7:03PM.

Chair Goracke asked if the applicant had other Hyper Kidz in the Twin Cities.

Rajasekhar Bikya, applicant, introduced himself to the commission and explained he was
excited to bring the first Hyper Kidz in Minnesota to Blaine.

Chair Goracke questioned how many people would be employed at Hyper Kidz.
Mr. Bikya estimated he would have close to 20 staff members.

Motion by Commissioner Swanson to recommend approval of Planning Case 25-0017
based on the following conditions:

Case 25-0017:

1. No activity is to be conducted outside the building.
2. Modifications to the entrance will be reviewed as part of a building permit
submission.

Motion seconded by Commissioner Gorzycki. The motion passed 6-0.

Chair Goracke noted this would be on the agenda of the July 7, 2025 city council meeting.

2024-708 Case File No. 23-0073 // Lakes of Radisson Board of Directors (Lakes of
Radisson Master Association) // The Lakes of Radisson Additions 3, 4, 11, 12,
13,15, 16, 18, 19, 21, 22, 23, 27, 28, 33 and CIC No.168 Lakes of Radisson 5th
Addition.

The applicant is requesting a conditional use permit amendment to allow
detached accessory buildings (including sheds) up to 120 square feet in the
Development Flex (DF) zoning district. This amendment would change city
regulations on sheds to match the proposed standards of the Lakes of
Radisson Master Association covenants.

Sponsors: Shawn Kaye, Planner

The report to the planning commission was presented by Shawn Kaye, Planner. The public
hearing for Case File 23-0073 was opened at 7:13PM.

Dave Canfield, Aspen Woods resident, explained he was one of the 15 residents that
opposed this. He reported the neighborhood already had sheds that should not be in the
neighborhood. He did not believe the HOA had any concept of how to enforce the rules that
were in place. He commented this was the first time he was hearing the master association
has approval to allow sheds. He stated this change to the rules has not been advertised to
the homeowners.
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John Stodola, Aspen Bay resident, reported he was the president of the Aspen Bay HOA. He
indicated he was speaking on behalf of the Aspen Bay HOA that their board would prefer
the option to evaluate the homeowners within the community to gain consensus before this
item moves forward. He commented this topic was previously reviewed in 2023 and only 15
residents spoke on the topic. He requested the commission postpone action on this matter
to allow the Aspen Bay HOA to address the matter and not allow the master association to
use their authority over the sub-associations.

Richard Yetter, Aspen Bay resident, explained he used to be the president of the Aspen Bay
HOA. He reported even though the City requires permits for sheds to be built, residents
have been building them on the lake properties without any consequences. He indicated
this fell to the master association. He stated he feared if the city's requirements went away,
this would be a difficult situation for the HOA's to manage.

Dawn Yetter, Aspen Bay resident, stated she saved her whole life to buy her home and it
was beautiful. She indicated her home was on the lake within The Lakes development. She
reported she moved into her home 12 years ago and the language was very clear that sheds
were not allowed on lake lots. She commented she paid a great deal of money for her lot
and she did not want to be looking at sheds surrounded by junk. She stated she purchased
a home within an HOA and she wanted to see the covenants followed. She asked that the
city support the homeowners within The Lakes and not support this change. She requested
the city also work to improve the water quality at the beach.

Jeff Bradley, Aspen Woods resident, explained he was the treasurer/secretary of the Aspen
Woods HOA. He stated one of his big concerns was that the master board has not put to a
vote of the sub-associations any of these changes, regarding detached accessory

buildings. He indicated he spoke with the residents of Aspen Woods and with a 79%
response rate, 69% did not want to see the detached accessory buildings allowed. He stated
Aspen Woods was very strongly opposed to the conditional use permit amendment.

Craig Chaput, resident of The Lakes, reported he was the president of Crown Shores HOA.
He stated his HOA has 84 homes and 35 were on the water. He explained his board opposes
this amendment and does not want to see sheds in backyards or on the lake as this would
be obstructing views that residents paid a great deal of money for. He asked that the
planning commission not support the proposed request.

Mark Elgersma, resident of Aspen Bay, stated he was the vice president of the Aspen Bay
HOA. He requested the commission not support the requested amendment to the CUP.

Patton Fast, resident of Copper Bay, indicated he was the president of the Copper Bay HOA.
He reported the Copper Bay HOA opposes this request and would like the covenants to
remain as is.

Gina Fast, resident of Copper Bay, reported staff mentioned the master association was
allowed to come forward and be the applicant for the conditional use permit amendment.
She explained with all of the opposition, the master association should not be allowed to
come forward with the CUP amendment request without the support of the sub-
associations, especially for matters that were large and controversial.
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Chair Goracke indicated the city did not engage the master association, rather the master
association engaged with the city. He reported the master association was the governing
body.

Planner Kaye pointed out this was the policy of the city to allow an HOA to apply for the CUP
amendment. She indicated the city notified over 1000 addresses regarding this request.

Ms. Fast commented if this was the practice, she recommended practice be reconsidered
given the high level of opposition to this request. She supported the master board being
required to get the support and approval from the sub-associations prior to this item
coming before the city.

As no one wished to appear, the public hearing was closed at 7:29PM.
Chair Goracke asked that the applicant come forward at this time.

Ken Simons, 12227 Naples Street, reported he was member of the board of directors for the
Lakes of Radisson Master Association and a senior member of the master architectural
control committee. He explained he has hearing disabilities but he would like to respond to
individuals who have spoken. He stated he has been working hard to do this and noted
sheds on the lake have always been prohibited by the Master HOA. He commented it should
be noted the city and HOA does grant permits for swimming pools, decks, and fencing. He
explained that according to the HOA rules, there should be no sheds on lake properties. He
stated he would like the addresses for the two sheds that were currently located on the lake
and noted he would report these to the board for immediate removal because this was in
violation with the rules. He explained the master board was working to amend the
declaration to allow for the transfer of permitting authority for sheds to the sub-
associations. He stated Aspen Bay, Aspen Woods and Copper Bay could apply for this
authority. He noted Aspen Woods has applied for this permit. He reported the architectural
control committee was made up of three people and these three individuals were not trying
to make decisions for the entire association which was made up of 2,500 homes and 35 sub-
associations. He stated the architectural committee was encouraging the sub-committees to
apply for the transfer of permitting authority and it would be granted.

Chair Goracke explained the city does not deal with the HOA covenants, rather the city was
dealing strictly with the conditional use permit. He asked why the master board and
architectural committee didn't hold a meeting with the sub-assocaitions and residents of
The Lakes to try and gain consensus on this issue before coming before the planning
commission.

Mr. Simons stated the thought never came to him. He indicated this matter had already
been dragged out due to the declaration amendment that had occurred in order to grant
the transfer of permitting authority to the sub-associations. He reported it took the county
from September of 2023 to February of 2025 to review the declaration amendment, which
stretched this entire process out. He indicated his experience with public meetings has not
been good. He stated prior to last year, three annual meetings had been held, and the
group could never get a quorum to elect candidates for the board of directors. He felt that
once the declaration amendment was approved, some of the associations could take
authority of the permitting, if desired.
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Chair Goracke reiterated that the city was not involved with managing the inner workings of
the HOA. He understood Mr. Simons was stating the sub-associations could apply for a
transfer of permitting authority, but explained the request before the board was to allow
sheds on all properties.

Planner Kaye reported each sub-association could make a determination on how to manage
and enforce sheds.

Commissioner Howard stated he was a resident of Northwest Shores within The Lakes and
he was a planning commissioner. He was of the opinion Ms. Fast made some great points.

He reported it appears a change was being made to the bylaws. He asked if a 2/3 majority

vote would be required in order to allow for sheds.

Mr. Simons explained sheds were addressed within the rules and regulations and this was a
separate matter from the bylaws.

Chair Goracke interjected and requested the discussion be focused on the conditional use
permit amendment request.

Commissioner Howard questioned if the city has had any variance requests within The
Lakes for sheds in the past.

Planner Kaye explained sheds do not require a variance, but rather would require a
conditional use permit amendment. She stated she could not recall a single request.

Commissioner Olson asked if the proposed request would apply to all development flex
zoning districts, or would the request only apply to The Lakes.

Planner Kaye stated the request would be specific to The Lakes development.
Commissioner Olson commented it was her opinion this request was an association issue
and it was not the city's place to step into the matter. She recommended action on this item
be tabled in order to allow the master board and sub-associations to work through this

matter.

Chair Goracke agreed with Commissioner Olson's recommendation. He asked if the
commission should table action on this item or recommend denial to the city council.

Planner Kaye recommended the planning commission make a recommendation to the city
council.

Motion by Commissioner Olson to recommend denial of Planning Case 23-0073 based
on the following rationale:

Case 23-0073:
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1. The city should not take action on this item until further discussion is held
between the master board and the sub-associations regarding how to manage
sheds within the The Lakes.

Motion seconded by Commissioner Howard. The motion passed 6-0.

Chair Goracke noted this would be on the agenda of the July 7, 2025 city council meeting.

2025-249 Case File No. 25-0019 // City of Blaine
The City is proposing amendments to Section 33.10 Home Occupations.

Sponsors: Alex Koberoski, Zoning Technician

The report to the planning commission was presented by Shawn Kaye, Planner. The public
hearing for Case File 25-0019 was opened at 7:55PM. As no one wished to appear, the public
hearing was closed at 7:55PM.

Chair Goracke reported this appears to be a housekeeping item.

Planner Kaye explained this is an update to the Home Occupation section of the Zoning
Ordinance and the proposed changes are in response to items the city council wanted to
see in the home occupation ordinance.

Motion by Commissioner Olson to recommend approval of Planning Case 25-0019 the
proposed amendments to the City of Blaine Zoning Ordinance 33.10 Home
Occupations. Motion seconded by Commissioner Howard. The motion passed 6-0.

Chair Goracke noted this would be on the agenda of the July 7, 2025 city council meeting.

2025-248 Case File No. 25-0020 // City of Blaine
The City is proposing amendments to Section 34.04 Prohibited Signs and
Section 34.13 Administrative Permit.

Sponsors: Alex Koberoski, Zoning Technician

The report to the planning commission was presented by Shawn Kaye, Planner. The public
hearing for Case File 25-0020 was opened at 7:58PM. As no one wished to appear, the public
hearing was closed at 7:58PM.

Chair Goracke noted the planning commission received a comment via email from Darrel
Carlberg who supported the city having more code enforcement when it comes to signage.

Motion by Commissioner Swanson to recommend approval of Planning Case 25-0020
the proposed amendments to section 34.04 Prohibited Signs and Section 34.13
Administrative Permit. Motion seconded by Commissioner Geiselhart. The motion
passed 6-0.
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Chair Goracke noted this would be on the agenda of the July 7, 2025 city council meeting.

4.5. 2025-261 Case File No 25-0021 // City of Blaine

The City is proposing ordinance amendments to the City of Blaine Zoning
Ordinance related to regulations for cannabis.

Sponsors: Shawn Kaye, Planner

The report to the planning commission was presented by Shawn Kaye, Planner. The public
hearing for Case File 25-0021 was opened at 7:03PM. As no one wished to appear, the public
hearing was closed at 7:03PM.

Motion by Commissioner Gorzycki to recommend approval of Planning Case 25-0021
the code amendments related to regulations for cannabis in the I-2 and I-2A zoning
districts. Motion seconded by Commissioner Howard. The motion passed 6-0.

Chair Goracke noted this would be on the agenda of the June 16, 2025 city council meeting.
Adjournment

Motion by Commissioner Olson to adjourn the regular planning commission meeting.
Motion seconded by Commissioner Geiselhart. The motion passed 6-0.

Adjournment time was 8:04PM.
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Agenda Date
July 8, 2025

City of Blaine

Staff Report

File Number: 2025-326

Planning Commission

Public Hearing - Alex Koberoski, Zoning Technician

Report

Agenda Item # 4.1

Case File No. 25-0023 // Alex Pepin // 1684 132nd Avenue NE
The applicant is requesting a conditional use permit to allow a detached Accessory Dwelling Unit (ADU)

in a Single Family Residential (R-1) zoning district.

Background

Zoning

Land Use

Area

Applicable Regulations
Attachments

Schedule

Single Family Residential (R-1)
Low Density Residential (LDR)
0.25 Acres

Sections 27.04 and 33.25
Zoning and Location Map
Narrative

Site Plans

Building Plans

Public Comments

Planning Commission: 07/08/25
City Council: 08/04/25

Staff report prepared by Alex Koberoski, Zoning Technician, and Teresa Barnes, Project Engineer

Planning Analysis

On May 5, 2025, a Conditional Use Permit (CUP) application for a detached Accessory Dwelling Unit
(ADU) at this property was denied by the City Council and directed staff to discuss the ordinance
regulating ADUs at a future workshop. A moratorium on ADUs was presented via first reading to the city
council on May 19, 2025, and adopted on June 2, 2025. The application was submitted prior to the first
reading on May 19, 2025, and therefore is not subject to the moratorium and shall be processed. There
is not a required waiting period to resubmit the same or similar CUP request after a denial. The
applicant has modified their application from what was originally denied by the city council.
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The applicant is requesting a Conditional Use Permit (CUP) for a detached Accessory Dwelling Unit
(ADU), commonly known as a mother-in-law suite. An ADU is a small, separate, stand-alone dwelling
located on the same property as an existing house. Detached ADU's must meet specific zoning and
building standards, and require CUP approval if located in an R-1, R-1A, or R-1AA zoning district.

Zoning
The property is zoned Single Family (R-1) and has a Low Density Residential (LDR) land use designation.

Surrounding Zoning and Uses
The surrounding properties are zoned R-1, and consist of single-family dwellings.

Existing Conditions
The 0.25-acre property contains a single-family dwelling and attached garage, constructed in 1977.

History
May 2021 - City Council was presented with a variety of affordable housing programs at a City Council

retreat. At that time, the City Council directed staff to move forward with down payment assistance,
home improvement grants, expanded home improvement loans, rental property improvement loans
and allowing Accessory Dwelling Units (ADUs). Part of this discussion included peer cities that allowed
ADUs at that time. Several additional cities have adopted ordinances since then that allow ADUs under
similar circumstances to Blaine.

July 2021 - City Council Workshop to discuss the specifics of the ADU ordinance and determine
standards to bring forward as part of a zoning ordinance amendment. This included the size of the
ADU, number of occupants, design, and setbacks. City Council also determined that attached ADUs
should be allowed as a permitted use, but detached ADUs in suburban density districts require a CUP to
allow for mitigation of neighborhood concerns.

November - December 2021 - Ordinance reviewed by the Planning Commission with a public hearing
and adopted by the City Council.

June 2025 - City Council adopted a one-year moratorium on all ADU's.

Evaluation of Request

Site Plan

The applicant intends to use the ADU as accommodation for their family members only. Per city code,
the occupancy of an ADU is limited to no more than two adults (who may be related or unrelated), and
the parents or children of each, residing in the same dwelling unit and maintaining a common
residence. No more than 1 person is allowed per 150 square feet. The ADU shall only be used for family
members. The ADU shall not be used as a rental dwelling as defined in Blaine City Code, Section 18-
501: Rental dwelling means any structure or portion thereof which is designated or used for residential
occupancy by one or more persons who are not the owner or a member of the owner's family.

The ADU standards prohibit the total square footage of all accessory structures on an R-1 property to
exceed 1,200 square feet. The applicant's existing attached garage measures 564 square feet, therefore
the proposed ADU can be no more than 636 square feet. The applicant is proposing a two-bedroom,
616-square-foot ADU, which meets this requirement.
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Modifications from previous plan
The applicant is proposing to construct a 6-foot privacy fence surrounding their backyard, to remove all
windows on the west side of the structure and only make the ADU available to family members.

Parking
Three total off-street parking spaces are required to accommodate the ADU and main house. An

additional 8-foot-wide concrete parking space is proposed on the west side of the existing driveway.
This additional space must be constructed prior to issuance of a Certificate of Occupancy (C/O) for the
ADU.

Setbacks

The ADU standards require a minimum 10-foot setback from the rear and sideyard property lines, as
well as a 15-foot setback from the principal dwelling. All of these setbacks have been met, as shown in
the submitted site plan.

Architecture

The proposed ADU will be constructed to match the house both in architecture and color, including a
4/12 roof pitch and vinyl siding. The applicant has modified their site plan to remove windows on the
west side of the ADU, and this has been added as a condition of their CUP.

Tree Preservation

The applicant has stated that five trees will need to be removed to accommodate space for the
construction of the ADU. The applicant will be required to plant three trees that consist of either 6-foot
conifers or 2.5-inch caliper deciduous trees, in accordance with Section 33.09 of the zoning code. An
escrow of $1,200 for tree replacement or a payment of $1,200 to the City's reforestation fund will be
required at time of building permit issuance. Arborvitae trees are not an acceptable replacement
species.

Engineering Analysis

Grading/Storm Drainage

A Certificate of Survey shall be provided with the building permit application. This Certificate of Survey
will show the proposed grading around the ADU and will be required to maintain the overall existing
drainage patterns.

As-built survey will be required to verify structure elevations, custom grading requirements, and final lot
grading elevations.

Water/Sanitary Sewer Services

The proposed ADU will be required to obtain utility connections from the primary structure. Utility
drawings showing the location of the proposed connections will need to be provided with the building
permit application.

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
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This parcel is not within any platted wetland areas nor within the FEMA floodplain zones. A watershed
review is not required.

Access/Street Design/Sidewalks/Trails
The existing primary structure has access to the public road right-of-way. No additional access will be
granted. No additional street design, public sidewalk or trail will be required.

A sidewalk/hard surface is required for ingress/egress from the proposed new car parking pad to the
front door of the ADU.

Easements/Right-of-way/Permits
The property owner will need to obtain any and all required permits to construct the proposed ADU.

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.

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 ADU will use the same water and sewer hookups as the existing
dwelling, and will not create an additional burden on existing 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 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. The
proposed ADU is consistent with the intent of the R-1 zoning district.

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties.

o The ADU is proposed to be constructed to match the architecture and color of the
principal dwelling and meet all required setbacks. The proposed ADU will not have an
adverse effect on adjacent properties. The ADU will meet all required setbacks,
including the 10-foot setback from rear and side yard property lines, and a 15-foot
setback from the principal dwelling.

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 zoning code has specific standards for ADU's in the R-1 zoning district. The
proposed ADU meets all of these standards, and is therefore consistent with the
purposes of the zoning code and the R-1 zoning district.
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6. The use shall not be in conflict with the comprehensive plan of the City.

o The proposed ADU is not in conflict with the comprehensive plan. The land use is
designated as LDR (Low Density Residential), which allows for low intensity residential
uses. An ADU is a low-impact residential use, and the proposal has included
modifications to preserve the single-family residential environment.

7. The use will not cause traffic hazards or congestion.

o The proposed ADU 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 ADU, 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. 25-0023, it is recommended that the Planning Commission recommend
approval of a conditional use permit to allow an accessory dwelling unit (ADU) in a Single Family
Residential (R-1) zoning district with the following conditions:

1. Occupancy of the ADU is limited to up to two adult individuals and the parents and children of
each, with no more than one person per 150 square feet.

2. The ADU shall only be used for family members. The ADU shall not be used as a rental dwelling
as defined in Blaine City Code, Section 18-501: Rental dwelling means any structure or portion
thereof which is designated or used for residential occupancy by one or more persons who are
not the owner or a member of the owner's family.

3. Upon request, and no more than once every six months, documentation will be provided as to
who is currently living in the ADU, and their relation to the applicant.

4. No home occupations involving outside customers coming to the property shall occur in the
ADU.

5. The principal structure and ADU must remain on the same parcel and shall not be divided
through any means, including, but not limited to, filing of a plat, a waiver of platting, or a
Common Interest Community (CIC).

6. An escrow of $1,200 for tree replacement or a $1,200 payment into the City's reforestation fund
is due at time of building permit application.

7. The additional parking space shown on the site plan must be constructed before a Certificate of
Occupancy (C/0) is issued to the ADU.

8. A Certificate of Survey shall be provided with the building permit application. This Certificate of
Survey will show the proposed grading around the ADU and will be required to maintain the
overall existing drainage patterns.

9. An as-built survey is required to verify structure elevations, custom grading requirements, and
final lot grading elevations.

10. A sidewalk/hard surface is required for ingress/egress from the proposed new car parking pad to
the front door of the ADU.

11. The proposed ADU is required to obtain utility connections from the primary structure. Utility
drawings showing the location of the proposed connections will need to be provided with the
building permit application.

Page 14 of 73



12. 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.

13. A 6-foot privacy fence shall be constructed along the entirety of the rear yard, and no windows
are permitted on the west side of the ADU. These requirements will need to be met prior to
issuance of the C/O.

Attachment List

1. Attachments
2. Public Comments
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Case File No. 25-0023
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Accessory Dwelling Unit (ADU) Proposal 1684 132nd Ave NE, Blaine
Amended to Family Only

An ADU is proposed in the backyard of the property located at 1684 132nd Ave NE in Blaine
MN (PID 05-31-23-11-0055). The ADU will be 616 square feet and 2 bedrooms. The ADU’s
sewer and water will be connected to the existing home’s sewer and water.

2 Maple trees and 1-2 pine trees will need to be cut down in order to make room for the ADU.
The maple trees are shown below and 3 of the pine trees (located on the property line, planted
by the former owner) are also shown below. To mitigate the loss of the trees we will either pay
into the city’s reforestation fund or plant 3-4 new 6’ tall Conifer trees or 2.5” Deciduous trees as
a visual screen along the property line as shown on the site plan. The approximate location of
the ADU is shown in the attached picture as well, indicated by stakes with pink ribbon. It should
be noted the footprint shown below is 24’ x 28’ so the actual footprint will be slightly smaller.

The ADU is proposed to be used only for our family (children, parents, siblings) and will not be
rented out to people outside of our family.

In our previous application it was noted by the City Council that the ‘intent’ of the ordinance was
to offer affordable housing options for families and this is what we are proposing to do. In
addition concerns were expressed over the fact it is in a single family area, again we are
proposing that the ADU only be used for our family to help address this concern.

We have aging parents, one of which is in the early stages of Alzheimer’s disease and is
progressing, and children that will be getting out on their own in the next 5-10 years so we are
desiring to build this ADU as soon as possible in order to be ready for the time when it is
needed, especially with respect to our aging parents as a delay then could be very problematic.

The home will be built in similar architecture and look as the existing house to ensure minimal
aesthetic impacts to the area with the same color siding and roof as the principle dwelling as
much as practical. A roof pitch of 4:12 was chosen to ensure snow/rain runoff but also not be
very steep and keep the height of the structure as low as possible to ensure minimal impacts to
neighbors. There was concern over the height of the roof, and although we are able to build it
to a height of the principle structure in code we are trying to respect our neighbors wishes and
build it in manner that will minimize any potential impact.

We are also proposing a 6’ privacy fence around our backyard as this was also a concern that
was brought up by neighbors in our previous application. In addition to the privacy fence we are
proposing that no windows be facing the western side of the ADU so as to again help address
privacy concerns with the neighbor closest to the ADU.

This ADU will serve as a means to keep our family together and care for each other as we
progress through life stages that require additional support.
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From: Teri Charest

To: Planning; Chris Massoglia
Subject: Fwd: ADU permit discussion on Monday
Date: Monday, June 30, 2025 8:12:41 PM

Case 25-0023 Peppin

Hello, we are writing with regard to the revised proposal to construct an accessory

dwelling unit at 1684 132nd Ave. NE in Blaine. We live at 1714 132nd Ave NE. While we appreciated the
good intent of helping people in the community, we initially opposed the application for the reasons
articulated below -- concern about the ripple effect of allowing dwellings that draw on the resources
supplying the neighborhood. One ADU may not have an impact, but does it set a precedent for others to do
the same, and what pressure does that put on city utilities (water, gas, electric, etc.)?

I'm also surprised that the benevolence of the initial gesture is now gone, and it is merely a dwelling for
family. When we had to take in a parent, we made room within our home. What happens if the current
homeowner moves? How do you control what happens in the ADU?Also, what has transpired that the city is
now open, after having voted it down and tabling the discussion of this ordinance at the prior meeting? What
other options has Mr. Peppin considered, such as moving to a location that has or will allow additional
dwellings on his property?

We would be open to answering any questions you have about our concerns, but at this time, we will
continue to take the position that the city should not allow this additional unit.

Teri Charest

---------- Forwarded message ---------

From: Teri Charest <bucklakel@gmail.com>
Date: Fri, May 2, 2025 at 7:44 PM

Subject: ADU permit discussion on Monday
To: <cmassoglia@blainemn.gov>

Hi, Chris. We are in your constituency and understand the request to put an ADU on a residential property
on Carrera East Park is coming up for discussion on Monday. We are moving our son home from college on
Monday, and will not be able to attend, however we would like to express our opposition to this proposal.

We appreciate the generous and thoughtful idea our neighbors have to help those less fortunate in our
community. That said, we are concerned about the ripple effect of having such a dwelling on the property,
particularly the pressure it would put on city utilities (water, gas, electric, etc.) if it sets precedent for other
residents to construct similar units on their property. Likewise, we have concerns about transient people
coming and going from the area, if the dwelling is not for permanent residence.

Please let us know if you have any questions or wish to discuss this issue further.

Thank you,

Teri and Dave Charest
1714 132dn Ave NE
Blaine, MN 55449
612-518-9086
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From: Rhonda Brekkestran

To: Tim Sanders; Chris Massoglia; Chris Ford; Tom Newland; Jess Robertson; Leslie Larson; Terra Fleming; Planning
Subject: CASE #25-0023 Alex Pepin ADU
Date: Tuesday, July 1, 2025 3:48:46 PM

I have a couple of questions regarding the revised application for an ADU for Mr Alex Pepin.

1. Why is Mr Pepin being allowed an exception to the moratorium in place on ADUs since
he's the reason for the controversy?

It's just common sense that nothing is approved until the review is completed. That way all
ADUs will be governed under the same rules. If part of the city's goal for doing this review is
to quell the controversy surrounding Mr Pepin's ADU plans, why then would you allow Mr
Pepin to proceed before the review is completed?

Mr Pepin stated in his original application that he planned to house "family" in his ADU in
about 10-15 years. It wouldn't seem that waiting a couple of months would be a hardship.

2. How and who is going to enforce that it is "family" living in the ADU? In the City of
Blaine, who qualifies as "family"?

Why would the city want to become involved with the potential mess this could cause?
Bottom line for me is that building a "she shed" type of dwelling in a backyard is not
unreasonable, but to put a whole house in a back yard in a R-1 zone is extremely
unreasonable.

I look forward to the end of this whole ADU issue and hopefully things can settle down a bit.
I also look forward to the day when I no longer fear going to my mailbox to find another letter
from the city regarding my neighbor wanting to build another house in his backyard.
PLEASE, CITY OF BLAINE, MAKE IT STOP.

Thank you for letting me share my questions and comments.
Rhonda Brekkestran

1700 132nd Avenue NE
Blaine, MN
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From: DAVID HIME Owner

To: Planning
Subject: CASE 25-0023
Date: Sunday, July 6, 2025 8:11:31 PM

We sent this e-mail to the members of the city council. We are now also sending it to you. The case in
question was submitted since the first case was denied by the city council in the May 5, 2025 meeting.

Our main concern with this case is that these lots (zoned R1) are not big enough to have two houses on
the same lot. The signs that we have placed on our yards is not something to be mean or vindictive.
The wording on the sign does nothing more than point out that the lot size does not lend itself to an ADU
in the back yard. This development was designed for low density housing and this would open the door
to negating that.

Mr. Pepin is stating he wants to support a family member who is displaying signs of dementia. Someone
with dementia CANNOT be left alone. There can be no access to stoves as they will forget to turn them
off and will cause a fire. A person with dementia needs to be in a memory care facility to ensure their
safety.

If this goes forward, we would like a wooden privacy fence installed around the entire back yard up to
the front of the garage. We would also like a drain field put in as the downspouts on west side of his
house both drain into our yard and in the past we have had a pond develop in our back yard, and with an
additional roof line, more water would flow in our direction.

With this being something where the family will be the sole occupant of the ADU, what happens to the
building once there is no longer a family member to occupy it? Do we have an empty building perched in
the back yard in perpetuity?

Pat and Dave Hime
1670 132nd Ave NE
Blaine, MN 55449
davepath@q.com
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From: Rhonda Brekkestran

To: Planning
Subject: CASE #25-0023 PEPIN
Date: Sunday, July 6, 2025 12:42:40 PM

I have previously submitted my comments and concerns about this ADU in the previous
application and none of those have changed. There are a couple more concerns and
comments [ would like to add.

When I look out my dining room window, it is clear that any windows on the east side of Mr
Pepin's new structure would be looking directly at my windows. A 6 ft privacy fence will be
of no use for this issue because I will be able to see right over it and at the structure. I am
requesting that 1) no windows be put on the east side of this structure OR 2) have the Pepins
plant a section of mature Arborvitae on their property blocking any view of this structure,
preventing anyone looking right into my windows. This would be in addition to the privacy
fence.

Also, it looks like the 3 pine trees scheduled to be removed are on park/city property. I oppose
any trees being removed from the park property. These trees are there for everyone's benefit
and they provide shade not only to my backyard, but also to the park. I have attached a couple
of photos showing these trees. We had our lot surveyed last year when we installed our fence
and know that the stake is beyond our fence as was required by the City.

Finally, how is the City of Blaine going to ensure that the occupants of this structure are going
to be a "family member" since there is no specific definition of who qualifies as a "family
member" available?

I am holding out hope that the City will enforce the R-1 Zoning for the sake of all my
neighbors and potentially the entire City of Blaine.

Thank you.
Rhonda Brekkestran

1700 132nd Avenue NE
Blaine, MN
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Agenda Date

July 8, 2025

City of Blaine

Staff Report

File Number: 2025-330

Planning Commission

Public Hearing - Shawn Kaye, Planner

Report

Agenda Item # 4.2

Case File No. 25-0028 // SNAP't Cat Rescue // 11708 Jefferson Street NE
The applicant is requesting a conditional use permit for a domestic animal indoor kennel (cat adoption
center) in the Community Commercial (B-2) zoning district.

Background

Zoning

Land Use

Area

Applicable Regulations
Attachments

Schedule

Community Commercial (B-2)
Neighborhood Commercial (NC)
1.2 Acres

Sections 27.04 and 30.14 (w)
Zoning and Location Map

Site Plan

Floor Plan (2)

Parking Analysis

Narrative

Letter of Support

Planning Commission: 07/08/25
City Council: 08/04/25

Staff report prepared by Shawn Kaye, Planner, and Teresa Barnes, Project Engineer

Executive Summary

Snap't Cat Rescue is proposing to locate a cat rescue and adoption center on the northwest corner of

117th Avenue and Jefferson Street.

Evaluation of Request

Planning Analysis
Zoning

Community Commercial (B-2).
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Surrounding Zoning and Uses
All surrounding properties are zoned Single Family (R-1) and have single-family homes.

Existing Conditions
The property is occupied by a multi-tenant commercial building.

History
This tenant space does not have any current approvals for planning applications.

Site Plan

The rescue center would offer cat fosters a home base to come and pick up supplies for current cats
they are fostering, or to bring in cats to the adoption center. The public would be able to play with, pet,
and adopt cats. The rescue has no employees at this time and is all volunteer-based. Currently, there
are about 15 volunteers with 2 volunteering at a time. The rescue center would offer low-cost clinics at
the building every other month, offering vaccinations, microchips, and setting up transportation to a
Spay/Neuter Clinic if needed. The space could fit up to 50 cats if needed, but likely to be 30 on a more
regular basis.

The building, parking lot, and landscaping were updated in 2006. The existing multi-tenant building is
approximately 8,000 s.f. and has five tenant spaces. The applicant proposes to occupy an approximately
1,150 s.f. tenant space.

The hours of operation are 10AM to 8PM daily, with 2-3 volunteers. The public hours are limited to
11AM to 2PM and 5PM to 8PM daily.

Parking
A total of 35 parking stalls are required for the uses located in this building. The site has 42 parking

stalls on site, therefore adequate parking is provided on the site.

Tree Preservation
No trees will be removed on site.

Engineering Analysis

Grading/Storm Drainage

The proposed project does not include any alterations to the existing grading or storm water drainage
patterns on the property.

Utilities
The proposed development will utilize the existing utilities into the building. No new connections are
proposed.

Wetlands/Watershed/FEMA
There are no wetlands or FEMA flood plain on the existing site. A Coon Creek Watershed District review
is not required.

Access/Street Design/Sidewalks/Trails
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The development will utilize the existing access points to the existing parking area. No new access point
will be granted. No additional street design, sidewalks or trails 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.

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 indoor kennel for cats does not create an excessive burden.

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 to 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 There are no changes proposed to the outside uses of the site. The proposed use of an
indoor animal kennel will not have an adverse effect on the 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 Neighborhood Commercial (NC), which is for
neighborhood-based goods and services and includes uses such as a small grocery or
convenience store, coffee shop/deli, day care center, and personal or health services.
The site and architectural design should be of a scale and design compatible with the
surrounding uses. Sites are scattered throughout the city for convenient access to
reduce stress on the city’s transportation network and provide convenience for
residents. The use is not in conflict 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.
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o The existing structure is served with the required utility services, adequate roadway
infrastructure and necessary drainage facilities to service the proposed use.

Recommendation

In Planning Case File No. 25-0028, it is recommended that the Planning Commission recommend
approval of a conditional use permit for a domestic animal indoor kennel in the Community
Commercial (B-2) zoning district with the following conditions:

1. All cats remain inside at all times.

2. A Certificate of Occupancy is required prior to occupying the space.

3. The interior tenant finish work to be completed with a building permit meeting all Building and
Fire Code requirements.

Attachment List

1. Attachments
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JEFFERSON ST PARTNERS LLC

Address: 11700 Jefferson St NE, Blaine

Approx. SF Removing
Suite Name Use Approx. SF Restrooms & Furnance | Parking Need | Ratio
11700 Tenant 1 - Groomer Personal Service 1524 1194 6 | 200 sf
11704 Tenant 2 - Barber Personal Service 1144 768 4 | 200 sf
11708 [Tenant 3 - SNAP't - Sonya Retail/Personal 1146 966 5 |200 sf
11712 Tenant 4 - Chiropractor Personal Service 1120 910 6 | 150 sf
11716 Tenant 5 - TBD Retail/Personal 3125 2795 14 | 200 sf
TOTAL SF 8059 6633 35
Current Total Parking Stalls 42
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From: Sonja Larson Founder of SNAP’t

SNAP’t (Spay/Neuter Action Plan and Transport) was founded in July 2023,
and became a federally recognized tax exempt non-profit in December of
2023. We planned to be a small rescue doing BIG things, but we had no
idea what was in our future, and the impact this would make for the
community.

March of 2024 we quickly became well known when we decided to help
with an abandoned hoarding situation in Coon Rapids. There were 81 alive
cats, and 22 dead ones. We are foster based, so although we knew we had
to help these cats get out of this situation, we didn’t have the space for
them. We moved quickly to get them out, in only 3 days, and contained
them in a 3 car heated garage. We knew it would be safest for them to
keep them in kennels, which were all obtained with help with other
non-profits working together. More on this: Hoarding Case on Kare 11
Follow up: Follow up Kare 11

We were checked on frequently, since there was an investigation into this
awful situation and charges were filed against the homeowner. We
provided all information to the Coon Rapids Police, at the vet clinics we
were accessing, so they could see how neglected these cats were when
we took them in, and raised them to health. Charges Filed

We were not just “lucky” in our endeavor, we were doing the right thing.
Helping these disadvantaged cats, with no immediate funds (community
outreach raised 30K for them) We got them all to health and adopted them
all out, with patience, love and socialization. It received nationwide news
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coverage, and reached people like former Viking players, Tommy Kramer
who adopted a cat from this situation. We were asked by Bruce, of Rescue
Me to be in the Blaine Parade and Festival in 2024, and we will be back
this year. We were asked to do Paws on Grand last year and will be back
again this year.

We have done a few smaller hoarding situations since this, but we believe
that with education within the community, and offering transportation to low
cost spay/neuter clinics, and vaccine/microchipping clinics we have so
much to offer the community. We want to help local cats and cats in
Minnesota. This is important to us, as many larger rescues transport in
animals from other states. For those that have ever owned and loved a cat,
you know that the cat gives you just as much back as you give them. They
lower blood pressure, improve heart health, and overall help with anxiety
and mood. We offer volunteer opportunities, and are partnered with
Petsmart Charities in Blaine where we adopt out cats and kittens with
Blaine and Richfield Petsmart.

Many people adopted or took in stray cats during COVID, and then either
released them outdoors when they started having behavioral issues (from
not being de-sexed) or they wanted to re-home them when there was “not
enough time for them” when they went back to work. This snowballed on an
already happening cat crisis, that is now just seemingly neverending.

We believe that working together with other rescues, keeping it local and
being an anchor in the community we can do so much GOOD, in the heart
of Blaine. Our next logical step is a homebase of a building.

snaptcats.org

A little about me... | moved to Blaine in second grade, and attended
Roosevelt Jr High and graduated from Blaine High School. While at
Roosevelt in 7th grade, | met my future husband, Kevin Larson. We have
been married 29 years! We purchased our own house in Blaine where we
have lived for all this time, and raised our 3 children, whom graduated from
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Blaine High School. | work currently as a Special Education Teacher, and
my husband Kevin worked at Comcast for 25 years, giving up his career
and the security of a Full Time job with benefits to help run the cat rescue.
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Dr. Tess Hudson, DVM
Southview Animal Hospital
2000 Robert Street S

West Saint Paul, MN 55118

It is my pleasure to provide a letter of recommendation for SNAP’T (Spay, Neuter,
Action, Plan & Transportation) Rescue, a cat rescue in Minneapolis-St. Paul area. I have had
the pleasure of working with them for a little under a year as an associate veterinarian, and
I’ve been lucky enough to observe (and be a part of) their impact on such a vulnerable
population.

I’ve gotten to know SNAP’T through my hospital, where we work with a good
number of their medical cases. Sonja (CEO/Founder) has always been easy to work with. She
advocates for the patients, asks important questions and truly considers all options for the
animals in her care. Funding is not an easy thing with rescue, but she uses a really
unique/passionate voice on social media to help with this, where she’s built a lovely
community to champion these cats.

Right now, SNAP’T operates on a foster-based system, which has its limitations. I
truly believe that the ability to have a home-base building would allow them to continue to
grow and help their community through easier access for adoption, vaccination clinics, and
other volunteer opportunities. From what I’ve observed, this rescue would not take this new
space for granted, and they would treat it with respect. This is the next logical step in any
rescue’s path forward, so I’d be honored to provide a recommendation to help a great one
advance their mission and grow.

Best,

Dr. Tess Hudson, DVM
Associate Veterinarian
Southview Animal Hospital
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City of Blaine
Staff Report

File Number: 2025-327

July 8, 2025
Planning Commission Report

Public Hearing - Sheila Sellman, Assistant Community Development Director

Agenda Item # 4.3

Case File N0.25-0029 // H) Development LLP // Southwest Corner of Lexington Avenue and 125th
Avenue NE.

The applicant is requesting preliminary plat approval to create four lots and two outlots to be known as
Lexington Crossing Second Addition.

Background

Zoning Town Commercial (B-5)

Land Use Planned Commercial (PC)

Area 13.12 Acres

Applicable Regulations 75-32

Attachments Zoning and Location Map
Preliminary Plat

Schedule Planning Commission: 07/07/25

City Council: 08/04/25

Staff report prepared by Sheila Sellman, Assistant Community Development Director, and Teresa
Barnes, Project Engineer

Preliminary Plat Standards of Review

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
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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

Zoning
The subject site is zoned Town Commercial (B-5).

Land Use Designation
The land use designation is Planned Commercial (PC).

Surrounding Zoning and Land Uses

The property to the west is zoned Farm Residential (FR) with Planned Industrial/Planned Commercial
(PI/PC) and Low-Density Residential (LDR) land use designations. The property to the north (across
125th Avenue) is zoned FR with a Medium Density Residential/Community Commercial (MDR/CC) land
use. Across Lexington Avenue to the east, properties are zoned Planned Business District (PBD) with a
land use designation of Planned Commercial (PC). Property to the south is zoned PBD with a PC land
use designation.

Existing Conditions
The site is currently two vacant lots with some trees and wetlands present.

History
A preliminary plat was approved in 2025, creating two outlots and right-of-way for Zest Street

extension. The proposed plat is subdividing Outlot B of that plat.

Plat

Four lots and two outlots are proposed. The lots are broken down as follows:

Lot 1, Block 1: 1.7 Acres
Lot 1, Block 2: 7.8 Acres
Lot 1, Block 3: 2.6 Acres
Lot 2, Block 3: 0.97 Acres
Outlot A: 10.46 Acres

e QOutlot B: 1.06 Acres

The B-5 district does not have minimum lot size requirements.
Lot 1 Block 3 is planned for a multi-tenant commercial building with a coffee shop and drive-thru, the

Conditional Use Permit (CUP) has been applied for. The remaining lots do not have development
proposed at this time.
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Setbacks
The B-5 setbacks will apply and will be reviewed with CUP applications and/or building permits.

Building

e Front yard: 50 feet or 1/2 of the total building height, whichever is greater
e Side yard: 15 feet or 1/2 of the total building height, whichever is greater
e Rearyard: 20 feet or 1/2 of the total building height, whichever is greater

Parking

e Frontyard: 30 feet
e Side yard: 15 feet
e Rearyard: 20 feet

Landscaping
Landscaping will be reviewed with the CUP application and/or at the time of building permit.

Tree Preservation

The tree removal plan reflects tree removal for the entire site including property west of Zest Street,
which will be retained by the city. According to the plan, 14 acres of trees will be removed. The city's
tree replacement is 8 trees per acre, therefore requiring 112 trees. This can be accomplished through
landscape plans for each lot. Further determination of replacement for this subdivision will be
reviewed with the final plat, breaking down what is required for the development and for the city.

Park Dedication

Park dedication is required for the development of 4 new lots, based on a rate of $7,825 per acre. This
results in a total park dedication fee of $31,300, if paid in 2025. The fee must be paid prior to the
issuance of a building permit and will be calculated using the per-acre rate in effect at the time payment
is received by the City.

Engineering Analysis

Grading/Storm Drainage

The developer is proposing to grade the entire site as shown on the RCWD 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.

The developer will also need to submit construction contract documents that include a mass (rough)
grading, erosion protection, sediment control, development, utilities, roadway, and storm drainage plan
sheets. Supporting wetland delineation report, geotechnical investigation report, soil boring logs, and
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hydrology report shall be included in the submittal for city review and approval.

The grading plan shall provide greater detail on protecting existing trees and providing additional
information on adjacent property.

Utilities

The developer will be responsible for trunk sanitary sewer area charges. These charges become due
with platting for upland acreage. The 2025 rate for Sanitary Sewer District 7 is $8,760 per upland acre
and will be applied to the acreage platted. This phase is proposing to develop 13 acres of upland for a
total sewer area charge of $113,880.

The developer will be responsible for the deferred assessment for outlot B of this parcel. The 2025
amount is $46,438.14.

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.

Utilities will be extended to the edge of the plat for future connection to adjacent parcels.

Utilities will be brought to the north side of 1251 Avenue NE at the Zest Street alignment.
Hydrant locations must be reviewed and approved by the Fire Department.

Developer shall explore water sources for landscape irrigation systems installed throughout the
development, including the possible use of created ponds or storm water reuse.

Wetlands/Watershed/FEMA
The plat will need to provide for a protective buffer strip of natural vegetation at least 15-feet in width
(25-feet is preferred), 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 indicate that all structures are protected from flooding by processing a Letter of
Map Change with FEMA prior to issuance of building permits within the unnumbered A-Zone on the
FEMA flood map. Developer shall provide all FEMA paperwork and structure as-built surveys to
homeowners at time of lot closing. Developer is responsible for following through with FEMA (as
necessary) to receive final documents, to provide those documents to the property owners, and to
record these on the certificate of title for each parcel in the development.

Access/Street Design/Sidewalks/Trails
A traffic study shall be provided as specified with both City of Blaine and Anoka County
requirements.The developer will be required to construct all mitigation measures outlined in the study.

The development is proposing to gain/provide access from a connection to 125t Avenue NE and
Lexington Avenue NE. As these are both county roads, the developer will need to construct any
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improvements as outlined in the development review of Anoka County’s plat review comments.

Zest Street NE shall be constructed as a collector roadway 34-feet back of curb to back of curb and will
be required to meet MN state aid standards. All other local roads shall be constructed to 29-feet back of
curb to back of curb and will extend to the edge of the plat for future connection with adjacent parcels.

Zest Street will be required to be constructed with a six-foot concrete sidewalk and a 8-foot bituminous
trail. All other local streets will require a six-foot concrete sidewalk to be constructed on one side.
Locations to be determined in the plan review process.

As part of the street design, the development will be required to provide streetlights installed in the
manner, location and type prescribed by the City Engineer. The developer shall pay the costs of all the
street lighting installations. The City agrees to pay the cost of maintaining the portion of the lights that
are installed that reflect the normal and typical lighting requirements of the City.

All landscaping will need to be contained on the platted lots and not in the street Right-of-way.
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.

All local public streets require dedication of 60-feet of right-of-way and Zest Street will require an 80-
foot right-of-way with additional dedication to create proper intersection lane geometries.

Recommendation

In Planning Case File No. 25-0029, it is recommended that the Planning Commission recommend
preliminary plat approval to create four lots and two outlots with the following conditions:

1. Park dedication is required for the development of 4 new lots, based on a rate of $7,825 per
acre. This results in a total park dedication fee of $31,300, if paid in 2025. The fee must be paid
prior to the issuance of a building permit and will be calculated using the per-acre rate in effect
at the time payment is received by the City.

2. One hundred and twelve (112) replacement trees for the lots that were preliminary platted (14
disturbed acres) is required. Further determination of replacement for this subdivision will be
reviewed with final plat, breaking down what is required for the development and for the City.

3. The developer will be responsible for Trunk Sanitary Sewer area charges. These charges become
due with platting for upland acreage. The 2025 rate for Sanitary Sewer District 7 is $8,760 per
upland acre and will be applied to the acreage platted. This phase is proposing to develop 13
acres of upland for a total sewer area charge of $113,880.

4. The developer is responsible for submitting a traffic study and constructing all mitigation
measures outlined in the study.
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5. The developer will be responsible for the deferred assessment for outlot B of this parcel. The
2025 amount is $46,438.14.

6. All development signage by separate review.

7. Final plat is required within one year of approval.

8. Execution and recording of a development agreement, which sets forth in greater detail the plat
conditions as well as other responsibilities for the development of this plat.

9. Site plan approval is required as part of the building permit application. All site improvements to
be included in the Site Improvement Performance Agreement and covered by an acceptable
financial guarantee.

Attachment List

1. Attachments
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LANDSCAPE PLAN NOTES

EXISTNG CONDITIONS. CONTRAGTOR SHALL VERIFY EXISTING CONDITIONS PRIOR TO BIDDING AND CONSTRUGTION
START_ANY DISCREPANCIES FOUND THAT AFFECT THE WORK SHALL BE REPORTED TO THE OWNER/LANDSCAPE
ARCHITECT FOR CLARFICATION PRIOR TO BIDDING OR APPROVING ANY ADDITIONAL WORK REQUIRED

UTILITY LOCATES, CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING AND VERIFYING ALL PUBLIC AND
PRIVATE UTILITIES, INCLUDING IRRIGATION LINES, AT LEAST 48 HOURS BEFORE EXGAVATING OR IN ACCORDANCE
WITH STATE LAW.IN MINNESOTA, CALL GOPHER STATE ONE-CALL AT 851-454-0002 FOR FIELD LOCATION OF
PUBLIC UNDERCROUND UTIITY LINES, ALL LOCATES AND ITEMS NOTED AS 'FIELD VERIFY' ON THE PLANS
SHALL BE VERFIED BY THE CONTRACTOR AT THEIR EXPENSE.

CONSTRUCTION STAGING AND ACCESS. CONTRACTOR SHALL VERIFY THE LOCATION FOR CONSTRUCTION STAGNG
AND SITE ACCESS WITH THE OWNER/LANDSCAPE ARCHITECT PRIOR TO CONSTRUCTION START. CONTRACTOR
2 S R S T SHALL BE RESPONSIBLE FOR MAINTANING PEDESTRIAN AND VEHICLE ACCESS WTHIN AND ADJACENT TO THE
%/ - ) S D SITE_THROUGHOUT THE CONSTRUCTION PERIOD UNLESS OTHERWISE NOTED. LONG-TERM STORAGE OF
R QRO . A e MATERALS OR SUPPLIES ON—SITE WLL NOT BE PERMITTED. ALL WASTE AND/OR UNUSED MATERIAL SHALL BE
WETLAND 40A I 3 4 I 1 PROMPTLY RENOVED FROM THE SITE.
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e e kel —
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e
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e
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UTILITY COORDINATION. REFER TO CIVIL PLAN SHEETS FOR INFORMATION RELATED TO PROPOSED UTILITIES.
COORDINATE WITH ELECTRICAL CONTRACTORS FOR SITE ELECTRICAL WORK AND SITE LIGHTING.

5. CONSIRUCTION STAKING. UNLESS OTHERWISE NOTED, CONTRACTOR SHALL BE RESPONSIBLE FOR ESTABLISHING
CONTROL POINTS AND ALL CONSTRUCTION FIELD STAKING DURING THE COURSE OF THE PROJECT.
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6. ELAN QUANTITIES, CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING ALL MATERIAL QUANTITIES PER PLAN.
MATERIAL SCHEDULES ARE PROVIDED SOLELY FOR CONTRACTOR'S CONVENIENCE.
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THE FOLLOWNG SPECIFICATIONS SHALL GOVERN THIS PROVEGT AGCORDING TO THE
FOLLOWNG ORDER:
1. ADDENDA, WITH THOSE OF A LATER DATE HAVING PRECEDENCE OVER THOSE OF AN EARLIER DATE.
LANDSCAPE SPECIFICATIONS.
PLAN DRAWNGS.
PLANT / MATERIAL SCHEDULES,
CITY STANDARD SPEGFICATIONS AND DETALS,
MADOT STANDARD SPECIFICATIONS FOR GONSTRUCTION, LATEST EDITION.
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CALL BEFORE YOU DIG
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EX. BULDING

a

Know what's below.

@ OVERALL LANDSCAPE PLAN —r - Call before you dig.
L1 W
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g L 74w 00 e o ot maes Designed 2655 Cheshire Lane N SECOND ADDITION of
ENGINEERING e e onaecape e urcer e 13531 oue Plymouth, MN, 55447 Blaine, Minnesota LANDSCAPE PLAN 3
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LANDSCAPE SPECIFICATIONS [ AL REQUESTS FOR PLANT SUBSTITUTIONS SHALL BE MADE IN WRITING TO THE OWNER/LANDSCAPE ARCHITEGT AND
MUST BE APPROVED BY THE CITY.
1+ THEE PROTEGTION, ALL TREES NOT SPEOFIGALLY NOTED OF MARKED ON SITE FOR RENOVAL SHALL FEMAN PROTEGTED AN UNDISTURSED DURNG
CONSTRUCTION. TREE PROTECTION SHALL EXTEND TO THE DRIP LINE, WITHIN WHICH NO_CONSTRUCTION ACTMTV MATER\AL STORAGE, OR VEHICLE 9. PBLANT INSTALLATION AND ESTABLISHMENT. REFER TO STANDARD PLANTING DETAILS. CONTRACTOR SHALL STAKE TREE LOCATIONS FOR APPROVAL BY
FARKNG SHALL BE PERMITIED TREE PROTECTON FENGIG SHALL B ERECTED FROR.T0 CONSTRUCTON STARY FER FIANS OR A6 DRECTED BY OWNER/LANDSCAPE ARGHITEGT PRIOR TO PLANTING. ANY PLANT MATERIAL WHICH DIES, TURNS BROWN, OR DEFOLIATES (FRIOR TO TOTAL AGCEPTANGE
OVéN[R/LANDSCAPE ARCHITECT AND SHALL CONSIST OF 4' TALL HEAVY DUTY ORANGE CONSTRUCTION FENCING ww &' STEEL FENCE POSTS SPACED 6' OF THE WORK) SHALL BE PROMPTLY REMOVED FROM THE SITE AND REPLACED WITH MATERIAL OF THE SAME SPECIES, QUANTITY, AND SIZE.
0C. MAX.

10. MULCH MATERIAL. DOUBLE SHREDDED HARDWOOD MULCH OR ROCK MULCH AS INDICATED ON PLANS ALL MULCH SHALL BE CLEAN AND FREE OF
| scamry sorTom AND 88 o8 HoLE e R e ERCRION CONTROL, REFER 0 O PLAN SHEETS FOR STORMWATER POLLLIION PREVENTION LA, (SWPPE). r?u“s,”r Tfé‘vfr"w%ﬁ”s 100 PERMANENT NOXIOUS VEEDS, SOL. OR OTHER DELETERIOUS MATERIAL, AND SHALL BE INSTALLED OVER A NON-WOVEN GEOTEXTILE FABRIC (NCIDENTAL) OR OTHER
o= 70 LG . . B0 APPROVED WEED BARRIER TO A MINMUM SETTLED DEPTH OF 4”. MULCH SHALL BE HELD BACK FROM PLANT STENS/TRUNKS A MINIMUM OF 3°. WOGD
| T uc aroic R TR AR L RECEINE PERMANENT STABLIZATION I hacoRDaNeE RS AT, 7 MULCH SHALL BE PLACED AROUND INDIVIDUAL TREES TO A 4’ MINMUM DIAMETER. MULCH SHALL BE INSTALLED WITHIN 48-HOURS OF PLANT
2 TR U1 DEAD LoD AND LEAK ANDICR DAYS AFTER CONSTRUCTION ACTIVITY I THE DISTURBED AREA HAS CEASED. DERUANENT, STABLIZATON CANNOT BF- MPLEVENTED AR A
’/ DEFORED Tuce. PO Ol cuT 4 L£ADER 20 B TS AvS: TENPORARY STABLIZATION BUPS MUST SE IMPLENENTED WTHN 7 DAYS LSS RAPID STABLIZATON WERIOD 5.
/ PLAN 5 867 P o srussED TV S0 ur aseErLT- 6 3. CLEARING AND GRUBBING. CONTRACTOR SHALL BE RESPONSIBLE FOR CLEARING AND GRUBBING ALL AREAS INDICATED AS BEING DISTURBED OR L D A A T e b A o o AL A SHALL E PROTECTED o
LA SRR R Ty SR SR B S S S (LRI AT S b R T BT o o D L s Sk R S 0 S T ST o
| o Ly NYLON STRARS pcrpes it DOLSLE STRAND 10 GA UIRE, 71" OTHER CRGANIC MATERIAL AT AN APPROVED OFF—SITE DISPOSAL LOCATION DEAD MATERIALS, RE-SETTING PLANTS TO PROPER GRADE AND KEEPING PLANTS IN 0N, AFTER ACCEPTANCE, THE OFNER SHALL
~PLY NTLON ROLLED S1ERL PoSTS G1iD0T 3401
4 PLACE PLANT N PLANTNG HotE uTH - SO PREPARATION, REFER TO GEOTECHNICAL REPORT FOR ANY REQUIRED SOIL CORRECTIONS, AMENDMENTS OR ADDITIONAL INFORMATION (IF o O I e e, HOWEVER, THE CONTRACTCR SHALL FETAN, RESRGLSIRLTY For L LAY MATERAL TR0
AT g asam.z cauce use BURLA® AND UIRE BASKET, (F USED), INTACT APPLICABLE. EXISTING, TOPSOIL SHALL BE STRPPED FROM ALL DISTURBED AREAS AND STOGKPLED, N AN APPROVED LOGATION FOR RE-SPREAD. AL
oyartolisphrptpeiaty et AREAS Wi Ol HAS BEEN COMPACTED BY CONSTRUCTION ACTIMITY AND THAT ARE INDICATED TO BE SODDED, SEEDED OR PLANTING BED SHALL 12. WATERING. UPON ESTABUSHMENT OF SEED AND INSTALLATION OF PLANTS, CONTRACTOR SHALL MAINTAIN A WATERING SCHEDULE WHICH WILL
UHITE FLAGGING (1P e st BE D2 COMRACTED 70 A MINMOM DERTHOF 15 INCHES. B SOIL RIPPIG, TLLNG OB OTHER ASPROVED SO LOGSEING MEMOD PRIOR 10 THOROUGHLY WATER ALL FLANTS AND TUR? ARCAS A MNMUW OF GNGE”A VEEK. NCRE FRCQUENT VATERING MAY BE REQUIRED DURNG PERIODS o
TREE URAR o THE BASKET 0% The ToP Tuo INSTALLATION GF ANY IRRIGATION, SEEDING, PLANTING, SODDING, ETC. WEATIER, CONTRACTOR SHALL MAKE Tl NEGESSARY ARSANGEENTS FOR WATER N THE ABSENGE OF FERMANENT IRRGATION, TEMRORARY
CORIZONTAL RNGS, UNCHEVER 1§ GREATES RRIGATION. TREE. WATERING SAGS, OF HAND. WATERING ARE ACERTABLE.
4 INCHES HARDUOOD MULCH RETVE AL BURLA A5 NS rec 107 TOESOL MATERIAL. ALL DUSTING, AVENDED, OR INPORTED TOPSOL SHALL MEET THE REGUIRENENTS OF NNDOT TOPSOIL TVFE A, A MNWUM & o
R 4 INCH DEEF SAUCER /3 0% THE BAL REroVE AL TUNE DEFTH OF 1OPSOL SHALL BE PLACED ON ALL AREA £ SODDED OR SEEDED, A MINMUW 12 INCH DEPTH OF TOPSOL SHALL BE PLACED . NATINE PLNT ESTABLISHMENT, TS PROVECT INCLUDES OVE OR MORE NATIE PLANT SEED MIXES CONSISTNG OF A WARIETY OF CRASSES, SEDGES
: o NCH DEeT e 5 Ps 4 sackril uta REL PLANTING B2 AHEAS. ALL TOPSOL SHALL'DE FINE. GRADED, RAKED AND DRAGGED 10 BROVDE A SHOOT, UNFOR, SURFACE. TORSAL GRADES AN FLOWERING FORGS, GECAUSE THESE PLAVTS TPICALLY HAVE A LONGER. GERMINATION PERIOD, A COVER CRCP SPECIES 18 REQUIRED T0 PROVOE
=== mcxmlsd L om SHALLBE WM 1'TELT OF NDICATED FNSHED GRADE AND SHALL BE TRUE To CRADIENTS SHONN ON PLANS. REFER 0 Gl PLAN' SHEETS FOR COVER, AND STABIIZATION. MANTENANGE OF THE S SEEDED AREAS 15 CRITCAL DURNG TE FIRST SEVERAL 1o/
BACKELL v Some FILTRATION BASIN SOIL REQUIREMENTS. SUGORSSrUL NATVE PLANT GOUNUNITY. SEEDED. AREAS. SHALL BE MOWED, / WEED-WPPED 70 A HEIGHT OF 610 NCHES I\ MD-JOLY AND. EARLY
! sussolL 1 ATER Ut TUO HoURB OF 6 SEEDING AND TURF ESTABLISHNENT. CONTRACTOR SHALL OBTAN OMNER/LANDSAPE ARCHITECT'S APPROVAL OF FINAL GRADES AND TOPSOL PREP S N T e . O A T o e B R A Oy
SUFRCIENT T THOROUGHLY SATURATE ! 9 TRE A R O T e AL, oE SR T SHALL Bt CONSDERED SUCCESSFULLY ESTABLISHED NO SOONER THAT 3 JEARS AFTER INITAL SFEDNG.— ONCE THE. COVER. CROS 1A BEEN
REMOVE BURLAP § ROPE AL AND FLANTING HOLE LG SO rTuRE (oE PEC) e “Nfi“c‘:‘gw T e T EARER, DR SEEDER OF DRI YN = A;”k‘g{*&“‘ﬁgfy&& ESORV 20 = SUFFICIENTLY REPLACED BY NATIVE PLANTS AND THE AREA IS FREE OF ALL NON—NATIVE AND INVASIVE SPECIES. AT THIS TIME, MAINTENANCE CAN BE
TOF I/3 OF THE BALL 8 PLce v 10 iovss o HULCH (MCTA GERTITED) WEED) THEE. GRAN STRAW AT A RATE O 2 TONS PERACRE. SOlL SUALL BE KEDT MGIST DORING ESTABUSIIMENT W REDUCED, 10 MOWNG / WEED~WHIFFING TO A HEIGHT OF 610 INCKES ONCE A YEAR IN EARLY SEPTEMBER AND SPOT SPRAYING OF HERBICDE ONLY
NOTE: SEE PLANTING NOTES FOR THE TTPE OF MULCH MATERIAL T0 USE ol HOBTONAL RE-SEEDING 'AS NECESSARY To ACHIEVE A HEALTHY. UNIFORM STAND. OF CRASS, FREE.GF WEEDS AND WITH GOVERRGE EXGEEDING 76% I i
ANY 10'X10" AREA PRIOR TO FINAL ACCEPTANCE. - ENAL_ACCEPTANCE UPON SUBSTANTIAL COMPLETION OF THE WORK. CONTRACTOR SHALL REQUEST FINAL ACCEPTANCE OF THE WORK IN WRITNG BY
. . THE OWNER/LANDSCAPE ARGHITECT. IF ANY WORK IS FOUND TO BE INGONPLETE OR UNSATISFAGTORY IN_THE OPINION OF THE OWNER/LANDSCAPE
DECIDUOUS TREE PLANTING DETAIL C"WW’“S TREE PLANTING DETALL 7. BLANT MATERIAL. ALL PLANTING STOCK SHALL CONFORM TO THE "AMERICAN STANDARD FOR NURSERY STOCK.' ANSI-Z60, LATEST EDITION, OF THE ARGHITEGT, ‘A WRITTEN PUNCH LIST WILU BE PREPARED LISTING ALL ITEMS THAT REQUIRE COMPLETING OR CORRECTING BEFORE FINAL ‘AGGEPTANCE.
o 1o seur e ses ANERICAN ASSOCIATION OF NURSERYMEN, INC. AND SHALL CONSTITUTE MININUM QUALITY REQUIREMENTS FOR PLANT MATERIALS. OWNER /LANDSCAPE
ARCHITECT RESERVE THE RIGHT TO REJEGT ANY PLANTS WHIGH ARE DEEMED UNSATISFAGTORY BEFORE, DURING, OR AFTER INSTALLATION. NO . ARRANTY. ALL PLANTS, MATERIALS AND WORKMANSHIP SHALL BE GUARANTEED FOR ONE YEAR FROM THE DATE OF FINAL ACCEPTANCE, UNLESS
SUBSTITUTION OF PLANT MATERIAL SHALL BE ACCEPTED UNLESS APPROVED IN WRITING BY THE ONNER/LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.

OTHERMISE SPECIFIED. THE GUARANTEE SHALL COVER THE FULL COST OF REPLACEMENT INCLUDING LABOR AND MATERIAL.
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Agenda Date

July 8, 2025

City of Blaine

Staff Report

File Number: 2025-328

Planning Commission

Report

Public Hearing - Sheila Sellman, Assistant Community Development Director

Agenda Item # 4.4

Case File No. 25-0026 // H) Development LLP // Southwest Corner of Lexington Avenue and 125th

Avenue NE

The applicant is requesting a conditional use permit for a coffee shop with a drive-thru and a zero lot
line and shared access in the Town Commercial (B-5) zoning district.

Background

Zoning

Land Use

Area

Applicable Regulations
Attachments

Schedule

Town Commercial (B-5)
Planned Commercial (PC)
2.6 Acres

Sections 27.04 and 30.80
Zoning and Location Map
Narrative

Site Plan

Landscape Plan

Exterior Building Elevations

Planning Commission: 07/08/25
City Council: 08/04/25

Staff report prepared by Sheila Sellman, Assistant Community Development Director, and Teresa

Barnes, Project Engineer

Evaluation of Request

Planning Analysis
Zoning

The subject property is zoned B-5, Town Commercial.

Surrounding Zoning and Uses

The property to the west is zoned Farm Residential (FR) with Planned Industrial/Planned Commercial
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(P1/PC) and Low-Density Residential (LDR) land use designations. The property to the north (across
125th Avenue) is zoned FR with a Medium Density Residential/Community Commercial (MDR/CC) land
use. Across Lexington Avenue to the east, properties are zoned Planned Business District (PBD) with a
land use designation of Planned Commercial (PC). Property to the south is zoned PBD with a PC land
use designation

Existing Conditions
The site is currently two vacant lots with some trees and wetlands present. The site is part of a
preliminary plat and will be platted into a 2.6 acre lot proposed as Lot 1, Block 3 Lexington Crossings.

Site Plan

The proposed building is a multi-tenant commercial building with a coffee shop and drive-thru on the
east end. Access will be shared with the lot to the west with a zero lot line. In the B-5 district, a CUP is
required for a coffee shop, shared access and zero lot line.

Setbacks
Building setbacks are met.

e Frontyard: 50 feet
e Side yard: 15 feet
e Rearyard: 20 feet

Parking setbacks are met

e Frontyard: 30 feet
e Side yard: 15 feet - zero lot line on west side
e Rearyard: 20

Parking
Based on the users identified on the site plan, 96 parking stalls are required, 102 are proposed. The

breakdown is as follows:

e Restaurant: 17 stalls
e Nail Salon: 18 stalls
e Clinic: 40 stalls

e Coffee Shop 21 stalls

Architecture

In the B-5 district, at least 50% of all exterior wall finishes on any building shall be comprised of a
combination of at least three building materials with all materials present on each elevation. All
buildings to incorporate a four-sided design. The proposed building materials are EIFS, Fiber Cement
Board and Architectural Metal, all of which are acceptable materials. However, the rear elevation only
shows two building materials, EIFS and Cement Board, and the B-5 district requires at least 50% of all
wall finishes have a combination of three materials.
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Landscaping
The landscape plan meets requirements.

Engineering Analysis

Grading/Storm Drainage

The developer is proposing to grade the entire site as shown on the Rice Creek Watershed District
(RCWD) 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 RCWD. Review, approval and permits are required
prior to city plan approval and start of site work.

Access/Street Design/Sidewalks/Trails

The development is proposing to gain/provide access to the proposed road - 123" Lane NE - which is
being constructed with the overall commercial subdivision development. No access will be granted to
Lexington Ave NE.

No additional street design, sidewalk or trail will be required for Lot 1 Block 3.
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:

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.
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o The CUP is for a coffee shop with a drive-thru and a zero lot line with shared parking.
These uses do 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 purpose of this district is to allow limited commercial uses that are appropriate for
highly visible properties serving local or regional trade areas with elevated architectural
and site design. This district may be located adjacent to residential, commercial, and
industrial districts and shall be primarily located on collector or arterial roads. The
proposed use is located adjacent to Lexington Avenue and meets the intended character
of the zoning district and is compatible with the adjoining properties.

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties.

o The coffee shop is proposed to be in a new multi-tenant retail space. The water treatment
facility is to the south, Lexington Avenue to the east, and the north is vacant land planned
for a future grocery store. 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 this district is to allow limited commercial uses that are appropriate for
highly visible properties serving a local or regional trade areas with elevated architectural
and site design. This district may be located adjacent to residential, commercial, and
industrial districts and shall be primarily located on collector or arterial roads. The
proposed use meets the intended character of the zoning district and is compatible with
the adjoining properties.

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

o The site is guided Planned Commercial. Planned Commercial is intended to accommodate
commercial, retail and office uses in a planned, cohesive style of development. Planned
commercial areas are in areas with good visibility and access from major roadways and
are sufficiently sized to accommodate a larger-scale planned design and concept. The
proposed uses are part of a planned cohesive development and are not in conflict with
the Comp 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

In Planning Case File No. 25-0026, it is recommended that the Planning Commission recommend
approval of a conditional use permit for a coffee shop with a drive-thru and a zero lot line and shared
access in the Town Commercial (B-5) zoning district with the following conditions:
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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. All signage requires a separate permit meeting the requirements of the zoning ordinance.

3. A copy of the shared access/parking agreement with the adjacent site must be submitted to the
Planning Department prior to any work being allowed on site.

4. Rear elevation be modified to include a third approved material.

Attachment List

1. Attachments
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|2 B | hj development

COMMERCIAL REAL ESTATE « MANAGEMENT AND DEVELOPMENT

June 6, 2025

Ms. Sheila Sellman

Assistant Community Development Director

City of Blaine Community Development Department
10801 Town Square Drive NE

Blaine, MN 55449

RE: Lexington Crossings City Submittal Narrative
SWC of 125" Ave NE and Lexington Ave NE

Ms. Sellman and Members of the City Council/Planning Commission:

HJ Development, LLP (H)) is pleased to present this application in connection with our
proposed commercial development in the southwest corner of 125" Ave NE and Lexington
Ave NE. HJ’s proposed project would encompass approximately 27 total acres of which
approximately 13 acres would be buildable platted lots and the balance roads,
greenspace, and ponding.

The proposed anchor for the project is a Jerry’s Foods Grocery and Liquor store which will
siton an +- 7.89-acre lot.

South of their site 2 additional lots are planned. One of approximately +-2.46 acres is
planned to have a +- 14,000 sf multi-tenant building that will be split into four tenant
spaces. The endcap along Lexington Avenue is a Starbucks with drive thru service and a
small outdoor seating area. A CUP application for a coffee shop with drive thru is being
submitted to the city in connection with our overall submittal. Other tenants planned for
the building include a salon and spa, pediatric clinic, and restaurant with an outdoor dining
patio.

Immediately west of the 14,000 sf multi-tenant building a freestanding Wings Financial
Credit Union with drive thru teller service is planned on a +- 1.08-acre lot. ACUP
application for a free-standing financial institution with drive up service is being submitted
to the city in connection with our overall submittal.

2655 Cheshire Lane North, Plymouth, MN 55447 | (P) 952-476-9400 | (F) 952-476-9401 | hjdevelopment.com
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The last commercial lot sits along 125 Ave NE in the NW corner of the site and will be
+-1.72 acres. Potential uses for that site would be commercial but are yet to be
determined. Additional restaurant uses, high end childcare facilities, and medical related
users have all expressed interest in the property.

HJ will hire a contractor to mass grade the entire site including the portion of the site west
of Zest that will be owned by the City of Blaine. HJ will also install the trunk utilities and
roads that will service the project. Once completed the roads and main utility lines will be
turned over to the city. The city has agreed to share in costs to construct the above
mentioned infrastructure and a cost sharing agreement between HJ and the city will
memorialize the terms of such cost sharing.

HJ is looking to commence mass grading activities on site this fall with vertical construction
for the various buildings starting late spring/early summer of 2026. Businesses will open in
late 2026 to early 2027.

On behalf of our development team, we are excited to bring a high-quality commercial
development to the City of Blaine. If you have any questions, please do not hesitate to
contact me at 763-285-7236 or cmoe@hjdevelopment.com

Respectfully,

T
m«*”’;::%’?/: 77’

R

Chris Moe
Principal
HJ Development, LLP

Enclosures
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1. ONE (1) OVERSTORY DECIDUOUS SHADE TREE FOR EVERY TWO THOUSAND (2,000) SQUARE FEET
OF TOTAL BUILDING FLOOR AREA OR ONE (1) TREE FOR EVERY ONE HUNDRED (100) FEET OF
SITE PERIMETER, WHICHEVER IS CREATER.

REQUIRED = 14 OVERSTORY TREES (14,316 SF BUILDING / 2000 = 8,
380 LF SITE PERIVNETER / 100 = 14)
PROVIDED = 18 OVERSTORY TREES
2. ONE (1) CONFEROUS TREE FOR EVERY TWO THOUSAND (2,000) SUARE FEET OF BUILOING OR
ONE (1) CONIFEROUS TREE FOR EVERY TWO HUNDRED (200) FEET OF SITE PERIMETER,
WCHEVER 15 GHEATER
REQUIRED 8 CONFEROUS TREES (14,315 SF BULDING / 2
OR 1,380 LF SITE PER\METEW / 200 =7
BROVIDED = 8 CONIFEROUS TREES
3. ONE (1) UNDERSTORY SHRUB FOR EVERY THREE HUNDRED (300) SQUARE FEET OF BUILDING OR
I ONE (1) SHRUS FOR EVERY THIRTY (30) FEET OF SITE PERWETER, WHICHEVER 15 GREATER.
L REQUIRE| 48 UNDERSTORY SHRUBS (\4315 SF BUILDING / 300 = 48,
0 LF SITE PERMETER / 30 = 48)
I PROVIDED = 100 UNDERSTORY SHRUBS
| 4. ONE (1) ORNAVENTAL TREE FOR EVERY TWO THOUSAND (2,000) SQUARE FEET OF BULDING O
ONE (1) ORNAMENTAL TREE FOR EVERY TWO HUNDRED (200) FEET OF SITE PERIMETER,
| WICHEVER 15 GREATER
! REQUIRED = 8 ORNAMENTAL TREES (14,316 SF BUILDING / 2000 = B,
| OR'1,380 LF SITE PERMETER / 200 = 7)
I PROVIDED = 8 ORNAMENTAL TREES
5. UNDERCROUND \RR\GAT\ON SHALL BE REQUIRED FOR ALL LANDSCAPE AREAS. SUCH IRRIGATION
| [SEE_SHEETL2] | SEE_SHEET L2 E PUBLIC BOULEVARDS AND INTO LANDSCAPED PARKING ISLANDS,
Y > SCEPT NATURAL AREAS.TO B PRESERVED

| LANDSCAPE PLAN NOTES
BTN CONOIONS, CONTRAGTOR SHALL VERIFY BUSTING CONDITINS, IR
ONSTRUCTION START. ANY DISGREPANGIES FOND THAT AFFEGT THE WO

REPORTED 10 T OWNER/LANDSCAPE. ARGHITECT FOR CLARIICATION PHOR 10 BBONG O
APPROVING ANY ADDITIONAL WORK REQUIRED.

To 8O
RK_SHALL B

PUBLIC AND' PRIVATE UTIITES, INCLUDING IRRIGATION UINES, AT LEAST 48 HOURS BEFORE
EXCAVATNG OR N ACCORDANCE WM STATE LAK. W MINNESOTA, CALL
ONE- L83 5002 Fok FELD.L0GATION OF RUBLIG GHDERGROUND UTLTY LNES:

AL LOCATES AND TEMS NOYED AS. HELD VERITY. O THE PUANS SHALL € VERFIED BY
THE CONTRACTOR AT THEIR EXPENSE.

|

|

|

|2 e oo s e voisns o ccami e 1
|

|

|

|

| 5. BERMIS, CONTRACTOR SHALL VERIPY WITH.THE OWNER (LANDSCAPE ARCHITECT THAT THE
REQUIRED PERI EEN OBTAINED PRIOR 10 CONSTRUCTION. START. CONTRACTOI
| SHALL B2 RESPONSIBLE: FoR coquNc WITH ALL APPLICABLE CODES, Rstsuwms o
PERMITS GOVERNING THE WO

-

|

| EXISTING ITEMS TO REMAIN. CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING ALL

| EXISTING PAVEMENT, STRUCTURES, UTILITIES, TREES, SITE AMENITIES, ETC. THAT ARE TO
| REMAIN FROM DAMAGE DURING CONSTRUCTION. CONTRACTOR SHALL BE RESPONSIBLE FOR
\ CORRECTING ANY DAMAGE (AT CONTRACTOR'S EXPENSE) TO EXISTING ITEMS TO REMANN.
|

|

|

|

CONSIRUCTION STAGING AND ACCESS. CONTRACTOR SHALL VERIFY THE LOCATION FOR
CONSTRUGTION STAGING AND SITE ACCESS WTH THE OWNER/LANDSCAPE ARGHITEGT PRIOR
TO GONSTRUCTION START. CONTRAGTOR SHALL BE RESPONSIBLE FOR MANTANING
PEDESTRIAN AND VEHIGLE AGGESS WITHIN AND_ADJAGENT TO THE SITE THROUGHOUT THE
CONSTRUGTION PERIOD UNLESS OTHERWSE NOTED. LONG-TERM STORAGE OF MATERIALS OR
SUPPLIES ON-SITE WILL NOT BE PERMITTED.
! BE PROMPTLY REMOVED FROM THE SITE.

(£1 "H'V'S'0) 3N 3NNZAV NOLONIXIT

ALL WASTE AND/OR UNUSED MATERIAL SHALL

SIIE REMOVALS, REFER TO Gl PLANS FOR GENERAL SITE REMOVALS, ALL ITEMS NOTED TO
BE REMOVED SFALL BE COMPLETED BY THE CONTRACTOR AND MNEDIATELY DISPOSED OF
OFF-SITE, IN ACCORDANCE WITH LOCAL REGULATIONS, UNLESS OTH

COORDINATE WITH OWNER/LANDSCAPE ARCHITECT FOR ANY ITEMS NOTED. AS_ REMOVED BY
OTHERS' OR 'REMOVE AND SALVAGE."

FUTURE PROPOSED s
NIC COFFEE

£6,000 SF.

i
i

2

fro
0
T

&

SHOP UITILITY COORDINATION, REFER TO CIVIL PLAN SHEETS FOR INFORMATION RELATED TO
42500 SF. - PROPOSED UTILITIES. COORDINATE WITH ELECTRICAL CONTRACTORS FOR SITE ELECTRICAL
x . WORK AND SITE LIGHTING

CONSTRUCTION STAKING, UNLESS OTHERWISE NOTED, CONTRACTOR SHALL BE RESPONSIBLE
FOR ESTABLISHING CONTROL PONTS AND. ALL CONSTRUCTION FIELD STAKNG OURING THE
COURSE OF THE PROJE

DIMENSIONS. DINENSIONS TAKE PRECEDENCE OVER SCALE. DIMENSIONS ARE TO FACE OF
CURB, EDGE OF PAVEMENT/WALKWAY, OR OUTSIDE FACE OF BUILDING UNLESS OTHERMISE
NOTED.

0. PLAN QUANTITIES. CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING ALL MATERIAL
QUANTITIES PER PLAN. MATERIAL SCHEDULES ARE PROVIDED SOLELY FOR CONTRACTOR'S
CONVENIENCE.

AGCORDING 10 THE FOLLOWING ORDER:
NDA, W THOSE OF A LATER DATE HAVNG PRECEDENCE OVER THOSE OF AN
"BARbER
LANDSCAPE spscmcmws

I
|
i
I
|
‘ | 11. REEERENCE SPECIFICATIONS, THE FOLLOWING SPECIFICATIONS SHALL GOVERN THIS PROJECT
| |
I
|

1/ MATERAL sciEDuLES

GITY SYANDARG, SFEQRCRTIONS AND DETALS.

| MnDOT STANDARD SPECIFICATIONS FOR CONSTRUCTION, LATEST EDITION.
|

Errens

‘ CALL BEFOFE YOU DIG

Know what's below.

B Call before you dig.
/ 1\ OVERALL LANDSCAPE PLAN

[ O e S TR s
the guidelines of CI/ASCE 38-02, entitled “Standard Guideline
e i o Bhine S S

(N FEET)
CAR R ZU90 PHEASANT BIDGE DRNE  ; creby cerfy that his plan, specification  Pint Nome:_Ryan 3. Ruttger, RLA__ [ rawn:__RIR HJ DEVELOPMENT LEXINGTON CROSSING SECOND ADDITION L1
" report wi red by me o under m
LSON [iii® | sfatineees ST IR DT e ooy MER BLOCK 3. LOT 1 LANDSCAPE PLAN
ENGINEERING  Pranwne Ak o am pace Licensed Landscape Architect under ’

fonten NG.COM | the laws o the State of Minnesota Date:_6/19/25 _ License #: 56345 [ ate: /19725 Plymouth, MN, 55447

of
Blaine, Minnesota 2
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PLANT SCHEDULE

SYMBOL ‘CODE ‘QTV ‘BOTAN\CALNAME

COMMON NAME ‘sle ‘f‘m\n INER

\
E I ': & 5 'ﬁ'i} \ TREES
T AR Sas b g
E " T T e — . - || RM 4 Acer rubrum “Northwood" Northwood Red Maple 25'Cal. |B&B
E AW ||
- !
K |
- |
- ‘ 1 N HL 2 Gleditsia triacanthos inermis *Harve’ Northern Acclaim Thornless Honey Locust 2.5" Cal. B&B
|
: 3
oy f KC 2 Gymnocladus dioica *Espresso” Kentucky Coffeetree 25'Cal. |B&B
wo 2 Quercus bicolor Swamp White Oak 2.5" Cal. B&B
/ 1"\ LANDSCAPE PLAN ENLARGEMENT 0 cl
2/ ™ FeEn
BL 4 Tilia americana *Boulevard Boulevard Linden 25'Cal. B&B
Ji @ AE 2 Ulmus americana *Princeton” American Elm 25" Cal. B&B
‘ B CONIFEROUS TREES
a% s yEe Nx
L G * H & |BF 3 Abies balsamea Balsam Fir 6 Ht. B&B
= B od 4 S5 el o
- - - -
‘ N
Z |eH 3 Picea glauca densata Black Hills Spruce 6 Ht. B&B
e,
| | HEA A 2 Pinus strobus. White Pine 6 Ht BB
KT
Amelanchier x grandifiora " Autumn Brilliance™
% sB2 3 Clump Form, 2' Cal Equivalent Autumn Brilliance Serviceberry 8" Ht. B&B
Malus x *Prairifire i "
@ CA 5 Red Flowers Prairifire Crabapple 2"Cal. B&B
SHRUBS
@ BCB 18 Aronia melanocarpa " Autumn Magic™ Autumn Magic Black Chokeberry #5 Cont.
@ ssC 12 Clethra alnifolia *Hummingbird Summersweet #5 Cont.
@ RTD 32 Cornus sericea *Alleman's Compact” Dwarf Red Twig Dogwood #5 Cont.
ﬁ DBH 6 Diervilla lonicera Dwarf Bush Honeysuckle #5 Cont.
@ LANDSCAPE PLAN ENLARGEMENT Q) fom o o Commen i iz oo
@ NBS 1 Physocarpus opulifolius *Seward” TM Summer Wine Seward Ninebark #5 Cont.
Viburnum trilobum * Bailey Compact” .
O VBC 6 fod Fall Golor Bailey's Compact American Cranberry Bush | #5 Cont.
SHRUBS
LI S e SR o v NoTE Gl seereLy @ 56 |18 Juniperus chinensis *Sea Green Sea Green Juniper #5 Cont.
| 2. TRIM OUT DEAD WOOD AND WEAK. ANDIOR
Lmpereeoan e oo
NOT PANT cure. ® YEW 4 Taxus x media " Tauntonii® Tauton Yew #5 Cont.
L e A roerioe
i AT e [ et | -
e DOUBLE STRAND 12 GAUGE WIRE AT e ek pakEr Ch soEoy At ! %j:i kG |36 Calamagrostis x acutifiora *Karl Foerster' Feather Reed Grass #2 Cont
~ PAINTED FLUORESCENT ORANGE BACKFILL WTHIN APPROXMATELY 12" L
UHTE FLAGGING (T7P) i \ il
REMOVE ALL BURLAP A Hemerocallis x *Baja™
o 4 INCHES HARDWOOD MULCH Baja Daylil
S 4 INCH DEEP SAUCER Us OF THE BALL REMOVE AL TENE. {‘E} oLB 30 Red Flowers aja Daylily #1 Cont.
et et s _
REQURED AT 128 &, WATER TO SETTLE PLANTS AND FiLL. "4 INCHES MULCH Hemerocallis x " Stella De Oro™
1 BACKFLLL Mix vops. Coe Laecane wores 5‘:5} DLS 22 Yohow | Gold Fiowers Stella De Oro Daylily #1 Cont.
UNDISTURBED SUBSOL. INSTALLATON. WATERNG risT B8 om0 E ¢ 5 TN
sevove sumLar § Rov drea o ne e SRR e crounp covers
FROM TOP 1/3 OF THE BALL. B PLACE MULCH WITHIN 48 HOURS OF i N o
T e s (Y S onnen smsoL RocK  [agessi  |ROCKIMEN - rextie Icidontal 1.5°Trap Rock Muich + Depih
NOTE: SEE PLANTING NOTES FOR THE TYPE OF MULCH MATERIAL TO USE. MOISTURE 15 EXCESSIVE. uRes | o il 8
;DECHJUOUS TREE PLANTING DETAIL CUNIF’ERUUS TREE PLANTING DETAIL ( :\/SHRUB & CONTAINER PLANTING DETAIL SoD 31,766 sf Turf Sod Bluegrass Kentucky Bluegrass sod
oonemne | EEASANT RIDGE DRNE | | nerchy criy tht this ln, speiicaion prin Nome:_Ryan ) Ruttgr, Ra_ | rawn:_ROR HJ DEVELOPMENT LEXINGTON CROSSING SECOND ADDITION L2
LSON e | sisdinseue At tese T A i L oy 2655 Cheshire Lane N BLOCK 3, LOT 1 LANDSCAPE PLAN of
ENGINEERING  PLANNING I Licensed Landscape Architect under
the laws of the State of Minnesota Date:_6/18/25  License #: 56346 |Date: 6/18/25 Plymouth, MN, 55447 Blaine, Minnesota 2
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COLOR: TEsS

@
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	1. Call to Order
	2. Roll Call
	3. Approval of Minutes
	1. Approval of the June 10, 2025 Planning Commission 
	Unapproved Minute 061025


	4. Public Hearing
	1. Case File No. 25-0023 // Alex Pepin // 1684 132nd 
	Staff Report
	Attachments
	Public Comments

	2. Case File No. 25-0028 // SNAP't Cat Rescue // 1170
	Staff Report
	Attachments

	3. Case File No.25-0029 // HJ Development LLP // Sout
	Staff Report
	Attachments

	4. Case File No. 25-0026 // HJ Development LLP // Sou
	Staff Report
	Attachments


	5. Adjournment



