
City of Blaine 
Planning Commission 

 

 

 

August 12, 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 

2. Roll Call 

3. Approval of Minutes 
  3.1. 2024-480 Approval of the July 8, 2025 Planning Commission Minutes 
      Sponsors:     

  

4. Public Hearing 
  4.1. 2025-392 Case File No. 25-0036 // Von Erickson // 1095 97th Lane NE 

The applicant is requesting a conditional use permit amendment to allow 
three accessory structures on a lot, with a cumulative square footage of 
1,176 square feet in a Residential Flex (RF) zoning district. 

      Sponsors:   Alex Koberoski, Zoning Technician  
  

  4.2. 2025-329 Case File No. 25-0027 // HJ Development LLP // Southwest Corner of 
Lexington Avenue and 125th Avenue NE 
The applicant is requesting a conditional use permit for a credit union with a 
drive-thru and a zero lot line shared access in the Town Commercial (B-5) 
zoning district. 

      Sponsors:   Sheila Sellman, Assistant Community Development Director  
  

  4.3. 2025-387 Case File No. 25-0032 // Manning Transfer // 2775 and 2801 101st Avenue 
NE 
The applicant is requesting the following:  
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1. Rezoning from Heavy Industrial (I-2) to Heavy Industrial (I-2A) (2801 
101st Avenue parcel). 

2. Conditional use permit for the reconfiguration of the outside storage 
of trucks and trailers for the existing truck terminal, truck repair use, 
and two buildings on one parcel in the Heavy Industrial (I-2A) zoning 
district.  

      Sponsors:   Shawn Kaye, Planner  
  

  4.4. 2025-389 Case File No. 25-0033 // Swervo Development Company // 4131 Pheasant 
Ridge Drive NE 
The applicant is requesting a conditional use permit for the operation of a 
cannabis mezzobusiness in a Planned Business District (PBD) zoning district. 

      Sponsors:   Shawn Kaye, Planner  
  

  4.5. 2025-391 Case File No. 25-0035 // Scooters Coffee // 2180 105th Avenue NE #100 
The applicant is proposing an amendment to Section 34.09 of the City of 
Blaine Zoning Ordinance to allow for off-site directional signage. 

      Sponsors:   Alex Koberoski, Zoning Technician  
  

  4.6. 2025-390 Case File No. 25-0034 // Blaine Town Center East LLC // 10549 Nassau Street 
NE 
The applicant is requesting preliminary plat approval to create seven outlots 
to be known as Blaine Town Center East District. 

      Sponsors:   Sheila Sellman, Assistant Community Development Director  
  

5. New Business 
  5.1. 2025-410 Case File No. 25-0040 // EB Blaine Development LLC // 105th Redevelopment 

Area 
The applicant is requesting site plan approval for Scheels. 

      Sponsors:   Sheila Sellman, Assistant Community Development Director  
  

6. Adjournment 
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City of Blaine 

Planning Commission 
 

 

July 8, 2025 | 7:00 PM 

Blaine City Hall 

10801 Town Square Drive NE 

Blaine, MN 55449 
 

 
 

MINUTES 

1. Call to Order 

   

The Blaine planning commission met in the City Hall Chambers on Tuesday, July 8, 2025. Chair 

Goracke called the meeting to order at 7:00PM. 

  
 

2. Roll Call 

   

Members Present:  Commission Members Gorzycki, Halpern, Olson, Swanson, and Chair 

Goracke.  

  

Members Absent:   Commission Members Geiselhart and Howard. 

  

Staff Present:   Shawn Kaye, Planner 

                           Alex Koberoski, Zoning Technician 

                           Sheila Sellman, Assistant Community Development Director 

                           Teresa Barnes, Project Engineer 

 

 
 

3. Approval of Minutes 

  
 

 

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

      Sponsors:     

  

     

Motion by Commissioner Olson to approve the minutes of June 10, 2025, as presented. 

Motion seconded by Commissioner Gorzycki. The motion passed 5-0. 

  
 

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. 
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      Sponsors:   Alex Koberoski, Zoning Technician  

  

     

The report to the planning commission was presented by Alex Koberoski, Zoning 

Technician.  

 

The public hearing for Case File 25-0023 was opened at 7:08PM.  

 

Michelle Kurak, 13196 Eldorado St NE, addressed the planning commission, noting the city 

failed to inform the public constituents in a timely manner regarding a major change 

concerning single family homes R-1 to R-2. She reported the proposed change would pack 

additional residential units into Blaine. She commented on how the ADU zoning law was 

changed in 2021 and was implemented in 2022. She indicated Blaine property owners were 

not informed of this drastic change. She questioned why Blaine residents were not informed 

in a timely manner, as now a major housing project would impact property values, safety 

concerns, watershed and population density. She stated Blaine was growing in population 

and the best way forward would be to reinstate the R-1 zoning district, with the language 

that was in place prior to 2021. She questioned why the city changed what has worked for 

decades. She discussed how ADU's or mother-in-law suites could be rented out to 

individuals or families that are not related to the property owner. She inquired if the city had 

changed the definition of an ADU since March 27, 2025. 

 

Dave Heim, 1670 132nd Avenue NE, commented his main concern was that the R-1 lots in 

his neighborhood were not big enough to support two houses. He noted the signs he has 

placed in his yard were not done to be mean or vindictive, but rather pointed out the lot size 

does not lend itself to an ADU in the rear yard. He reported his development was designed 

for low density housing and the proposed ADU would negate this. He understood the 

applicant would like to house a displaced family member that has dementia. He stated an 

individual with dementia cannot be left alone and cannot have access to a stove as this 

would become a life safety issue. He noted a person with dementia needs to be in a 

memory care facility to ensure their safety. He believed if this ADU goes forward, a wooden 

privacy fence would have to be installed all the way around the entire back yard and up to 

the front of the garage. In addition, drain tile would have to be installed because the 

downspouts run into his yard, which was causing ponding in his rear yard.  He questioned 

what would happen to the ADU when there was no longer a family member living in the 

unit.  

 

John Connelly, 1614 132nd Lane NE, stated there was a pending litigation regarding the 

requested ADU. He understood Mr. Pepin was suing the city of Blaine for denying his ADU 

request. He questioned if a quarter acre R-1 lot was large enough for two homes. He feared 

a precedent would be set if this ADU were approved. He reported he has lived in his home 

for the past 40+ years and he did not support this request moving forward.  

 

Pam Graves, 1729 132nd Avenue NE, explained she was sad this was happening in her 

neighborhood. She believed an ADU should be for a family member and not being used as a 

rental property.  

 

Pat Heim, neighbor of the applicant, commented people may not realize that this approval 

would impact the entire city of Blaine. She questioned why the ADU ordinance did not come 
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before the residents for a vote. She explained her neighborhood had 90 signatures against 

the ADU. She requested the city use common sense when it comes to the ADU request. She 

indicated she did not believe a quarter acre lot was large enough for two homes. She 

expressed concern with the tree loss that would occur on Mr. Pepin's lot in order to 

accommodate the proposed ADU.  

 

Darlene Brown, 1629 132nd Lane NE, stated this meeting was the only forum for the 

neighbors to voice their concern. She indicated Mr. Pepin has other options. She indicated 

Mr. Pepin could sell his home and move elsewhere where an ADU would be more suitable. 

She discussed how the entire neighborhood would have to suffer if this ADU were 

approved. 

 

Dan Johnson, neighbor of the applicant, explained he purchased his home because it was a 

single-family dwelling and noted the ADU vastly change this. He stated the neighborhoods in 

Blaine would look very different if ADU's were now allowed in all rear yards.  

 

Dan Carpenter, 13184 Eldorado Street NE, explained he agreed with Mr. Johnson and 

questioned how Blaine would look in five to ten years if the majority of R-1 lots had ADU's. 

He stated residential neighborhoods would change forever. He feared that developers 

would swoop in and buy up homes in order to add ADU's for investment purposes.  He 

stated it was becoming harder and harder for young families to find single-family homes. He 

encouraged the city to rethink their position on ADU's.  

 

Steve Guider, 13124 Eldorado Street NE, noted he has been a resident of Blaine since 1977. 

He indicated he missed the first planning commission meeting when this request was 

discussed. He stated he understood the applicant was requesting the ADU as a calling from 

God and that rent would be charged. He explained after the matter was reviewed by the city 

council, the scope of the ADU has shifted to a mother-in-law suite. He reported a church in 

Coon Rapids has offered up land and the building to this family to provide this unit. He 

stated he would like clarity on how the ADU would be used. He indicated he has had a 

family member suffer from dementia and noted an ADU was not safe because these 

individuals could not live alone. He stated it was also his understanding the Pepin family had 

enough living space within the home, which may be a better option for someone suffering 

from dementia. He asked that the applicant provide clarity on how the ADU will be used in 

the years to come and could the ADU be used as a rental.  

 

The public hearing was closed at 7:25PM. 

  

Alex Pepin, 1684 132nd Avenue NE, explained this application was a result of the first 

application being denied. He reported the hang-up seemed to be on the intent because 

ADU's were to be for family only. He indicated he was now requesting an ADU for family. He 

stated he filed suit against the city yesterday appealing the previous application where he 

would be allowed to rent to families that were facing hardship, which was separate from 

this application.  He commented he did not want to have a family member in an unsafe 

situation, but rather he was trying to care for people in need. He did not believe the concern 

regarding developers would come to fruition because the property owner had to occupy 

one of the structures.  

 

Chair Goracke asked if the applicant would be willing to install drain tile.  
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Mr. Pepin explained he was an environmental engineer with a masters in civil engineering. 

He commented he did not want water ponding on his property or the neighbors, and noted 

he could change the location of the downspout. He was of the opinion drain tile was not 

needed when the water could be redirected. He thanked staff for all of their assistance with 

this request over the past several months.  

 

Chair Goracke questioned what type of zoning change occurred in 2021.  

 

Assistant Community Development Director Sellman explained a rezoning did not occur in 

2021, rather an ordinance amendment was approved to allow for ADU's in specific zoning 

districts. She reported ordinance amendments hold public hearings and the public hearings 

are advertised in the paper and online. She stated the ordinance amendment requires two 

hearings at the city council level prior to receiving approval.  

 

Commissioner Swanson inquired if an ADU has been considered in Blaine on this size of 

property.  

 

Assistant Community Development Director Sellman reported this was the first application 

for an ADU.  

 

Commissioner Swanson asked if staff had seen the signatures against this request that were 

discussed by the neighbors.  

 

Assistant Community Development Director Sellman stated she saw a petition with X's on it, 

but she did not see anything with signatures on it.  

 

Commissioner Olson questioned if a 600 square foot detached garage would be allowed on 

this lot.  

 

Assistant Community Development Director Sellman reported the applicant would be 

allowed to have up to 1200 square feet of total attached and detached garage space.  

 

Chair Goracke inquired how the city would go about enforcing or ensuring only family 

occupied the ADU.  

 

Zoning Technician Koberoski reported Condition 3 addressed this concern and if a 

complaint was received by the city, documentation will need to be provided for who was 

living in the ADU.  

 

Commissioner Halpern asked if the applicant had considered building off the back of the 

home, versus requesting an ADU.  

 

Mr. Pepin stated this was something that was explored with staff. He reported there would 

be considerable additional costs because he would have to alter his roof line and his deck 

would have to be removed. He indicated this would not be a financially feasible option for 

him.  

 

Commissioner Halpern commented the concept of the ADU in higher density developments 
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has created challenges and this was a valid concern. He explained the comments made 

about what this could lead to were valid as well and he appreciated the fact the council put 

a moratorium in place to further study this topic.  

 

Motion by Commissioner Olson to recommend approval of Planning Case 25-0023 

based on the following conditions: 

  

Case 25-0023: 

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/O) 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. 

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. 

 

Motion seconded by Commissioner Swanson. The motion passed 5-0. 

  

Chair Goracke noted this would be on the agenda of the August 4, 2025 city council meeting. 
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  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  

  

     

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

hearing for Case File 25-0028 was opened at 7:39PM. As no one wished to appear, the public 

hearing was closed at 7:39PM. 

  

Chair Goracke stated he was very inspired by this concept and commended this 

organization for pursuing a location in Blaine.  

 

Commissioner Halpern requested further information on how the facility would be staffed 

24/7.  

 

Sonja Larson, the applicant, explained she would like to live, work and grow SNAP't Cat 

Rescue in Blaine. She reported her business was foster-based with adoptions occurring at 

Pet Smart and other local events. She indicated the facility would be used as a home base 

for volunteers in need of foster supplies.  

 

Motion by Commissioner Halpern to recommend approval of Planning Case 25-0028 

based on the following conditions: 

  

Case 25-0028: 

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.  

 

Motion seconded by Commissioner Gorzycki. The motion passed 5-0. 

  

Chair Goracke noted this would be on the agenda of the August 4, 2025 city council meeting. 

  
 

  4.3. 2025-327 Case File No.25-0029 // HJ 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. 

      Sponsors:   Sheila Sellman, Assistant Community Development Director  

  

     

The report to the planning commission was presented by Sheila Sellman, Assistant 

Community Development Director. The public hearing for Case File 25-0029 was opened at 

7:46PM. As no one wished to appear, the public hearing was closed at 7:46PM. 
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Motion by Commissioner Olson to recommend approval of Planning Case 25-0029 

based on the following conditions: 

  

Case 25-0029: 

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. 

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.  

  

Motion seconded by Commissioner Swanson. The motion passed 5-0. 

  

Chair Goracke noted this would be on the agenda of the August 4, 2025 city council meeting. 

  
 

  4.4. 2025-328 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  

  

     

The report to the planning commission was presented by Sheila Sellman, Assistant 

Community Development Director. The public hearing for Case File 25-0026 was opened at 

7:49PM. As no one wished to appear, the public hearing was closed at 7:49PM. 
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Commissioner Gorzycki asked what the other tenants would be for this multi-tenant 

building.  

 

Assistant Community Development Director Sellman reported the site plan proposed a 

clinic, salon, small restaurant and Jerry's Food on a parcel to the north.  

 

Motion by Commissioner Gorzycki to recommend approval of Planning Case 25-0026 

based on the following conditions: 

  

Case 25-0026: 

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. 

 

 Motion seconded by Commissioner Swanson. The motion passed 5-0. 

  

Chair Goracke noted this would be on the agenda of the August 4, 2025 city council meeting. 

  
 

5. Adjournment 

   

Motion by Commissioner Halpern to adjourn the regular planning commission meeting. 

Motion seconded by Commissioner Olson. The motion passed 5-0.  

  

Adjournment time was 7:51PM. 
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City of Blaine 
Staff Report 

File Number: 2025-392 

   
Agenda Date  Status 

August 12, 2025  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Alex Koberoski, Zoning Technician  
 
Agenda Item # 4.1 

Case File No. 25-0036 // Von Erickson // 1095 97th Lane NE 
The applicant is requesting a conditional use permit amendment to allow three accessory structures on 
a lot, with a cumulative square footage of 1,176 square feet in a Residential Flex (RF) zoning district. 
 
Background 

Zoning Residential Flex (RF) 
Land Use Low Density Residential (LDR) 
Area 0.23 Acres 
Applicable Regulations Sections 27.04 and 29.111 
Attachments Zoning and Location Map 

Narrative 
Survey 
Site Plan 
Building Plans 
Public Comments 

Schedule Planning Commission: 08/12/25 
 City Council: 09/03/25 
 
Staff report prepared by Alex Koberoski, Zoning Technician, and Teresa Barnes, Project Engineer 
 
Executive Summary   
Zoning 
The property is zoned Residential Flex (RF), and is currently governed by an existing Conditional Use 
Permit (CUP). Based on historical permits and following other Development Flex (DF) and RF zoning 
district CUP standards, accessory structures 120 square feet are allowed within this zoning district. 
Anything more than one (1) allowed 120 square foot accessory structure requires a CUP amendment.  
 
The property itself is slightly smaller than 10,000 square feet, which is the minimum lot size required in 
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the R-1 zoning district. Given the smaller size of the lots in this development, the cumulative accessory 
structure square footage for R-1 (1,200 square feet) is the maximum that can be approved with a CUP in 
this zoning district.  
  
Surrounding Zoning and Uses 
The property is surrounded by RF zoned properties.  
 
Existing Conditions 
The property consists of a single-family home constructed in 1991, with a 768-square-foot attached 
garage and a 120 square-foot shed in the rear yard. The permit for the shed was approved in 1996. 
 
History  
There are no previous CUP approvals for this property. 
 
Evaluation of Request  
Site Plan  
The applicant is proposing a 288-square-foot (12' x 24') accessory structure to be used for a home 
occupation. The home occupation will need to follow all requirements as outlined in Section 33.10 
Home Occupations.  
 
Second floors are counted towards total square footage if the average person can walk around 
comfortably, and if the second floor is proposed to be used for activities other than general storage. 
The second floor of the structure will be used for storage, and is less than 6-feet in height. The square 
footage of the second floor will not count towards the total square footage of the structure. 
  
Setbacks 
The structure will meet a 7-foot setback from the north side yard property line (where a minimum of 5-
feet is required), and a 21-foot setback from the rear property line.  
 
Architecture 
The structure is proposed to have a gambrel-style roof, with vinyl siding and aluminum wrap to match 
the style and color of the house.  
 
Engineering Analysis 
Grading/Storm Drainage  
Minor grading will occur for the construction of the proposed accessory structure. Existing drainage 
patterns will be required to be maintained.  
  
Utilities 
The proposed accessory structure will not have internal utilities. No new connections will be permitted. 
  
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 
Existing access points to the property will be utilized. No new access point will be granted. No additional 
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street design, sidewalks or trails will be required. 
  
Easements/Right-of-way/Permits 
The applicant 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 use will not create an excessive burden on parks, schools, streets, or other 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. (Ord. No. 20-2447, 7-20-
2020) 

o The Residential Flex (RF) zoning district is intended to allow for greater flexibility in uses 
and building styles. The proposed shed will be constructed similarly to the existing home 
and meet all required setbacks. The use will be compatible with adjoining properties and 
the intended character of the zoning district.  

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties. 
o The proposed shed will be constructed in a way that is architecturally compatible and 

similar in color to the home. Other properties in this development have had similar 
requests for additional accessory structure space. The proposed shed will not have an 
adverse affect 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 shed will meet all required setbacks and be constructed similarly to the existing 
house. The proposed use is therefore consistent with the purposes of the zoning code 
and the zoning district.  

6. The use shall not be in conflict with the comprehensive plan of the City. 
o The proposed shed 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 uses. 

 
Recommendation 

In Planning Case File No. 25-0036, it is recommended that the Planning Commission recommend 
approval of a conditional use permit amendment for three accessory structures on a lot, with a 
cumulative square footage of 1,176 square feet in a Residential Flex (RF) zoning district with the 
following conditions: 

1. The proposed structure shall be no more than 288 square feet, and constructed according to the 
submitted building and site plans included in this CUP application.  

2. The proposed structure shall follow all home occupation standards as outlined in Section 33.10 
Home Occupations 

3. The proposed structure shall be architecturally compatible and similar in color to the existing 
home.  

4. The height of the proposed structure shall not exceed the height of the existing home.  
5. Garages located in the rear yard must have capability of driveway access. The minimum width of 

access drive shall be no less than eight (8) feet with a 3 foot setback for a total width of 11 feet. 
Access can include the ability to drive through existing garage into the rear yard upon providing 
evidence that an eight-foot minimum width garage door has been installed along the rear of the 
garage and that access to rear door is not restricted by non-vehicular storage. If grass is unable 
to be maintained in the access drive, a driveway meeting the standards of 29.035(s) shall be 
installed to access the garage. Garages or accessory buildings not having driveway access 
capability shall be limited in door size to no more than six (6) feet in width to preclude storage of 
vehicles normally requiring driveway access.  

 
Attachment List 

1. Attachments 
2. Public Comments 
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The client recently had a father pass away and way left many items he does not with to part 
with. He is retired but in need of more income do to a cancer diagnosis and plans to start a 
in home business for another income. He will be producing heat transfer tshirts and hats. 
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Mobile User
Text

Mobile User_1
New Shed 7ft from PL

Mobile User_2
Old Shed 3 feet from PL


Mobile User_3
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From: Scott Lipa
To: Planning
Subject: 25-0036 Von Erickson Petition comments
Date: Monday, August 11, 2025 9:30:06 AM

Good morning and thank you for notifying the neighbors of this matter.  

While I am sorry to hear of the recent passing in the family and understand the current plan to
start producing t-shirts and hats (I question if this would ever happen and if so for how long) I
personally do not believe the proposed "shed" should be allowed.  This is being labeled as a
shed but in reality it will be a fourth garage for this modest size residential property.  In my
opinion sheds are around 8' x 10' and a height of 7-8 feet tall. Which one of approximate size
is already on the property.  What he wants to be allowed to build is a garage but is labeled as a
shed at a size of 12' x 24' and has a height of 17'.  This property already has an attached 3 stall
garage and a shed, I personally believe that is enough.  If additional storage is needed one
should look at renting space at a local storage facility.  

I have been a resident in this neighborhood for 21 years just like all neighborhoods and parts
of the city things change but our neighborhood has changed for the worse over the years with
MANY rental properties not being taken care of, full time VRBOs that bring additional traffic
and additional foot traffic believed to be from the apartments north of 99th Ave. NE Lets
preserve and take care of what we have.  

Scott Lipa
1064 98th Ave NE
Blaine, MN 55434
612-310-1745 
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City of Blaine 
Staff Report 

File Number: 2025-329 

   
Agenda Date  Status 

August 12, 2025  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Sheila Sellman, Assistant Community Development Director  
 
Agenda Item # 4.2 

Case File No. 25-0027 // HJ Development LLP // Southwest Corner of Lexington Avenue and 125th 
Avenue NE 
The applicant is requesting a conditional use permit for a credit union with a drive-thru and a zero lot 
line shared access in the Town Commercial (B-5) zoning district. 
 
Background 

Zoning Town Commercial (B-5) 
Land Use Planned Commercial (PC) 
Area 0.97 Acres 
Applicable Regulations Sections 27.04 and 30.83 
Attachments Zoning and Location Map 

Site Plan 
Elevations 
Landscape Plan 

Schedule Planning Commission: 08/12/25 
 City Council: 09/03/25 
 
Staff report prepared by Sheila Sellman, Assistant Community Development Director, and Teresa 
Barnes, Project Engineer 
 
Executive Summary  
The applicant is requesting a Conditional Use Permit (CUP) for a credit union with a drive-thru. 
 
Evaluation of Request  
Planning Analysis 
Zoning 
The subject property is zoned Town Commercial (B-5). 
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Surrounding Zoning and 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. 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. 
 
History 
A preliminary plat was approved in July 2025; The credit union will be on Lot 2, Block 3 Lexington 
Crossing 2nd Addition.  
 
Site Plan 
The proposed building is a Wings Credit Union. Access will be shared with the lot to the east with a zero 
lot line. In the B-5 district, a CUP is required for a bank, shared access and zero lot line. 
 
Setbacks 
Building setbacks are met. 
Front yard: 50 feet 
Side yard: 15 feet 
Rear yard: 20 feet 
 
Parking setbacks are met 
Front yard: 30 feet 
Side yard: 15 feet - zero lot line on east side 
Rear yard: 20 
 
Parking 
A bank requires one parking space per 400 square feet of floor area. The proposed building is 3,250 
square feet requiring 8 stalls, 19 are provided. Banks with one drive-thru lane shall provide stacking for 
at least six vehicles and if there are two drive-thru lanes, there shall be stacking of 4 cars per lane. The 
proposal meets this requirement. 
 
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 meets this requirement. 
 
Landscaping 
The proposed landscape plan meets the minimum requirements.  
 
Engineering Analysis 
Grading/Storm Drainage  
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Construction drawings have yet to be submitted, therefore, review of the proposed grading and storm 
water drainage for this site has not been completed. 
 
The lot is part of a larger commercial subdivision that has submitted drawings and calculations to the 
watershed and is within that review process. 
 
City review will occur once associated construction drawings for the commercial subdivision and 
individual lot are provided. 
 
Utilities 
Construction drawings have yet to be submitted, therefore, review of the proposed utilities for this site 
has not been completed. 
 
The lot is part of a larger commercial subdivision that has submitted drawings and calculations to the 
watershed and is within that review process. 
 
City review will occur once associated construction drawings for the commercial subdivision and 
individual lot are provided. 
  
Wetlands/Watershed/FEMA 
A wetland delineation was recently completed for this area. There are no delineated wetlands on this 
particular lot. 
A Rice Creek Watershed District permit will be required with development. 
  
Access/Street Design/Sidewalks/Trails 
The proposed development will gain access to the lot from a proposed road that will be constructed 
with the associated commercial subdivision. No additional street design, sidewalk or trail will be 
required. 
  
Easements/Right-of-way/Permits 
The developer will need to obtain all required permits to construct the proposed project. A copy of all 
permits will need to be submitted to the City prior to any site work. 
 
Conditional Use Permit 
A city exercises “quasi-judicial” authority when considering a CUP application. This means the city’s role 
is limited to applying the standards in the ordinance to the facts presented by the application. The city 
acts like a judge in evaluating the facts against the standards. 
 
Section 27.04 Criteria for granting conditional use permits: 
The Blaine City Council shall consider the advice and recommendations of the Planning Commission 
and the effect of the proposed use on the comprehensive plan and upon the health, safety, and general 
welfare of occupants of surrounding lands. Among other things, the Council shall consider the following 
findings where applicable. (Ord. No. 20-2447, 7-20-2020) 

1. The use shall not create an excessive burden on existing parks, schools, streets and other public 
facilities and utilities which serve or are proposed to serve the area. 
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o The CUP is for a bank with a drive-thru and a zero lot line with shared access. 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 bank is proposed to be next to a new multi-tenant retail space. The water 

treatment facility is to the south, Lexington Avenue to the east, and to 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 (PC). 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 Comprehensive Plan. 

7. The use will not cause traffic hazards or congestion.  
o It has not yet been determined if the development will create any congestion or traffic 

hazards.  The developer needs to submit a traffic study for the entire development and all 
mitigation measures will need to be constructed to ensure there are no traffic hazards or 
congestion attributed to the development. 

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

infrastructure and necessary drainage facilities to service the proposed uses. 

 
Recommendation 
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In Planning Case File No. 25-0026, it is recommended that the Planning Commission recommend 
approval of a conditional use permit for a credit union with a drive-thru and a zero lot line with shared 
access in the Town Commercial (B-5) zoning district with the following conditions: 

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

2. All signage requires a separate permit meeting the requirements of the zoning ordinance. 
3. Trash enclosure shall be constructed of masonry materials such as brick or textured block in 

colors compatible with the principal structure. Such facilities shall have solid gates.   
4. 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.  
5. Developer to submit a comprehensive traffic study of the entire Lexington Crossings 

development. 

 
Attachment List 

1. Attachments 
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BLAINE
BLAIN 6/18/202

2
PROPOSED SITE

24
'-0

"

16'-0"

24
'-0

"

50
'-0

"

BYPASS LANE

(1) DRIVE-THRU XTM
W/ BYPASS LANE
STACKING SPACE FOR
SIX (6) VEHICLES
PROVIDED

PROPOSED
MONUMENT SIGN

BICYCLE PARKING

Zoning Assessment:

Zone: B-5 Town Commercial
Land Use: PC - Planned Commercial
Watershed District: Rice Creek

Use:  Bank is a Conditional Use

Parking Requirements: Banks: At least one (1) parking space for each four hundred (400) square feet of floor area
Building Area: 3,250 SF
Required Number of Parking Spaces: 9 Required, 19 Provided

Landscaping:  Minimum area of permeable surface shall be 30% of the total project area.
Total Site Area: 42,788 SF
Total Permeable surface area: 23,171 SF (54%)

19 PARKING STALLS

50' BUILDING
SETBACK

TRASH & RECYCLING
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CA

4
FM

3
BL

2
KC

2
WP

3
BH

3
SB2

5
ABH

7
KFG

3
ABH

6
DBH

9
GVB

6
LBS

10
KFG

2
RTD

3
DBH

5
GVB

3
LBS

4
VBC

5
BBY

7
JSG

3
YEW

4
KFG

12
DLS

SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

TREES

FM 4 Acer x freemanii `Sienna` Sienna Glen Maple 2.5" Cal. B&B

KC 2 Gymnocladus dioica `Espresso` Kentucky Coffeetree 2.5" Cal. B&B

BL 3 Tilia americana `Boulevard` Boulevard Linden 2.5" Cal. B&B

CONIFEROUS TREES

BH 3 Picea glauca densata Black Hills Spruce 6` Ht. B&B

WP 2 Pinus strobus White Pine 6` Ht. B&B

ORNAMENTAL TREES

SB2 3
Amelanchier x grandiflora `Autumn Brilliance`
Clump Form, 2" Cal Equivalent

Autumn Brilliance Serviceberry 8` Ht. B&B

CA 2
Malus x `Prairifire`
Red Flowers

Prairifire Crabapple 2" Cal. B&B

SHRUBS

BBY 5 Berberis thunbergii 'Maria' Sunjoy Gold Pillar® Japanese Barberry 5 gal. Pot

RTD 2 Cornus sericea `Alleman`s Compact` Dwarf Red Twig Dogwood #5 Cont.

DBH 9 Diervilla lonicera Dwarf Bush Honeysuckle #5 Cont.

ABH 8 Hydrangea arborescens `Annabelle` Annabelle Hydrangea #5 Cont.

VBC 4
Viburnum trilobum `Bailey Compact`
Red Fall Color

Bailey`s Compact American Cranberry Bush #5 Cont.

EVERGREEN SHRUBS

GVB 14 Buxus x 'Green Velvet' Green Velvet Boxwood #5 Cont.

JSG 7 Juniperus chinensis `Sea Green` Sea Green Juniper #5 Cont.

YEW 3 Taxus x media `Tauntonii` Tauton Yew #5 Cont.

GRASSES

KFG 21 Calamagrostis x acutiflora `Karl Foerster` Feather Reed Grass #2 Cont.

LBS 9 Schizachyrium scoparium Little Bluestem #2 Cont.

PERENNIALS

DLS 12
Hemerocallis x `Stella De Oro`
Yellow / Gold Flowers

Stella De Oro Daylily #1 Cont.

GROUND COVERS

ROCK 1,049 sf Rock Mulch
Non-Woven Geotextile Incidental

1.5" Trap Rock Mulch 4" Depth

SOD 21,752 sf Turf Sod Bluegrass Kentucky Bluegrass sod

PLANT SCHEDULE

POPE DESIGN GROUP
767 N Eustis Street, Suite 190

St. Paul, MN 55114
of

WINGS FINANCIAL - BLOCK 3, LOT 2
LEXINGTON CROSSING 2ND ADDITION

Blaine, Minnesota
of

f:\jobs\10721 - 10740\10733 - kempf parcel (lexington-main)\cad c3d\landscape\2nd add - b3_l2 - wings\10733_landscape_wings.dwgSave Date: 06/26/25 #10733

Print Name:

Signature:

Date: License #:

Drawn:

Designed:

Date:

I hereby certify that this plan, specification
or report was prepared by me or under my
direct supervision and that I am a duly
Licensed Landscape Architect under
the laws of the State of Minnesota

Ryan J. Ruttger, RLA

6/27/25 56346

RJR

RJR

6/27/25 1

Know what's

R

LANDSCAPE PLAN
L1

2'
(M

IN
.)

6
" 12"

UNDISTURBED SUBSOIL

( SEE LANDSCAPE NOTES 
FOR TYPE OF MULCH )

REMOVE BURLAP & ROPE
FROM TOP 1/3 OF BALL

IF SHRUB IS B & B, THEN

BACKFILL MIX

4 INCHES MULCH

EXISTING GRADE

GUY WIRE WITH WEBBING
FLAGGING- ONE PER WIRE

PLANTING SOIL MIXTURE (SEE SPEC.)

MINIMUM 1/2 WIDTH OF ROOT BALL

4"-6" SHREDDED BARK
MULCH

UNDISTURBED OR STABILIZED
SUBSOIL

NOTE:  GUY ASSEMBLY  OPTIONAL BUT
CONTRACTOR ASSUMES FULL
RESPONSIBILITY FOR MAINTAINING TREE
IN A PLUMB POSITION FOR THE
DURATION OF THE GUARANTEE PERIOD

GUY ASSEMBLY- 16"
POLYPROPYLENE OR POLYETHYLENE
(40 MIL) 1-1/2" WIDE STRAP (TYP)
DOUBLE STRAND 10 GA. WIRE, 2-7"
ROLLED STEEL POSTS (MnDOT 3401)
@ 180° O.C. (SEE STAKING DIAGRAM)

COORDINATE
STAKING TO INSURE
UNIFORM
ORIENTATION OF GUY
LINES AND STAKES

2. TRIM OUT DEAD WOOD AND WEAK AND/OR
DEFORMED TWIGS. DO NOT CUT A LEADER. DO
NOT PAINT CUTS.

4. PLACE PLANT IN PLANTING HOLE WITH
BURLAP AND WIRE BASKET, (IF USED), INTACT.
BACKFILL WITHIN APPROXIMATELY 12" OF THE
TOP OF ROOTBALL, WATER PLANT.  REMOVE
TOP 1/3
OF THE BASKET OR THE TOP TWO
HORIZONTAL RINGS, WHICHEVER IS GREATER.
REMOVE ALL BURLAP AND NAILS FROM TOP
1/3 OF THE BALL.  REMOVE ALL TWINE.

3. SET PLANT ON UNDISTURBED NATIVE SOIL
OR THOROUGHLY COMPACTED BACKFILL SOIL.
INSTALL PLANT SO THE ROOT FLARE IS AT OR
UP TO 2" ABOVE THE FINISHED GRADE.

6. WATER TO SETTLE PLANTS AND FILL
VOIDS.

5. PLUMB AND BACKFILL WITH
BACKFILL SOIL.

7. WATER WITHIN TWO HOURS OF
INSTALLATION.  WATERING MUST BE
SUFFICIENT TO THOROUGHLY SATURATE
ROOT BALL AND PLANTING HOLE.

8. PLACE MULCH WITHIN 48 HOURS OF
THE SECOND WATERING UNLESS SOIL
MOISTURE IS EXCESSIVE.

1. SCARIFY BOTTOM AND SIDES OF HOLE
PRIOR TO PLANTING

PLAN

TREE WRAP

BACKFILL MIX

PAINTED FLUORESCENT ORANGE

WHITE FLAGGING (TYP.)

DOUBLE STRAND 12 GAUGE WIRE

8" 2-PLY NYLON STRAPS

8' STEEL TEE POST-

4 INCHES HARDWOOD MULCH

FROM TOP 1/3 OF THE BALL
REMOVE BURLAP & ROPE

UNDISTURBED SUBSOIL

4 INCH DEEP SAUCER

NOTE:  SEE PLANTING NOTES FOR THE TYPE OF MULCH MATERIAL TO USE.

12"

3 REQUIRED AT 120
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City of Blaine 
Staff Report 

File Number: 2025-387 

   
Agenda Date  Status 

August 12, 2025  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Shawn Kaye, Planner  
 
Agenda Item # 4.3 

Case File No. 25-0032 // Manning Transfer // 2775 and 2801 101st Avenue NE 
The applicant is requesting the following:  

1. Rezoning from Heavy Industrial (I-2) to Heavy Industrial (I-2A) (2801 101st Avenue parcel). 
2. Conditional use permit for the reconfiguration of the outside storage of trucks and trailers for 

the existing truck terminal, truck repair use, and two buildings on one parcel in the Heavy 
Industrial (I-2A) zoning district.  

 
Background 

Zoning  Heavy Industrial (I-2) and Heavy Industrial (I-2A) 
Land Use  Heavy Industrial (HI) 
Area  Approximately 6.3 acres 
Applicable Regulations  Sections 27.04 and 31.34 (g) (i) 
Attachments Zoning and Location Map 

Site Plan 
Grading Plan 
Narrative 
Resolution 89-90 (CUP) 
Resolution 95-104 (CUP) 
Resolution 95-238 (Variance) 
Resolution 03-162 (CUP) 
Resolution 08-105 (CUP) 
Public Comments 

Schedule Planning Commission: 08/12/25 
  City Council: 09/03/25 and 09/15/25 
 
Staff report prepared by Shawn Kaye, Planner, and Teresa Barnes, Project Engineer 
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Planning Analysis 
Current Zoning  
The subject property is zoned Heavy Industrial (I-2). The purpose of this district is to allow heavy 
industrial uses ranging from small to large scale industry and related services, including outdoor uses 
and storage. This district may be located adjacent to commercial and industrial districts and shall have 
access to collector or arterial roads without passing through residential districts. 
  
Proposed Zoning  
The subject property is proposed to be zoned Heavy Industrial (I-2A). The purpose of this district is to 
allow heavy industrial uses ranging from small to large-scale industry and related services, including 
outdoor uses, storage and trucking-oriented businesses. This district may be located adjacent to 
commercial and industrial districts and shall have access to collector or arterial roads without passing 
through residential districts. 
 
Land Use Designation  
The land use is HI (Heavy Industrial), a small to large-scale industry with a need for outdoor uses and 
related services. Development in these areas should be free of hazardous or objectionable outputs 
(noise, odor, dust, smoke, glare, pollutants, etc.); accessible to major highways; and have full municipal 
services. The truck terminal use with the outside storage of trucks meets these requirements. 
 
Existing Conditions 
The parcel has two existing buildings, hard surfaced and class V truck parking in the rear, and wetlands 
on the north side of the site.  
 
History 
1989 - Approval to operate a truck terminal and truck repair and to allow a 10-foot-high screen fence. 
1995 - Approval to allow the expansion of a truck terminal and service facility. 
1995 - Approval for a 9-foot variance to the side yard setback for an existing driveway. 
2003 - Approval for the expansion of a truck terminal and service facility. 
2008 - Approval to allow for a 4,422 square-foot building addition to the truck terminal/repair facility. 
 
Rezoning 
Section 27.03 Criteria for granting zoning/comprehensive plan amendments: 
The City Council may adopt amendments to the zoning ordinance, zoning map, and comprehensive 
plan relative to land uses within a particular district or to the location of the district lines. Zoning 
amendments shall only be used as a means to reflect changes in the goals and policies of the City as 
reflected in the comprehensive plan or changes in conditions in the City. Although there are no explicit 
findings that must be made in conjunction with rezoning, appropriate considerations include:  

• Whether the proposed District is consistent with the Comprehensive Plan. 
• How the proposed district differs from the existing district. 
• How the proposed district meets the goals and polices of the City. 

 
The purpose of this district is to allow heavy industrial uses ranging from small to large-scale industry 
and related services, including outdoor uses, storage and trucking-oriented businesses. This district 
may be located adjacent to commercial and industrial districts and shall have access to collector or 
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arterial roads without passing through residential districts.  
 
The proposed rezoning to I-2A is consistent with the previous property to the west, which has recently 
been combined with the parcel that is requesting to be rezoned to be one parcel instead of two 
separate parcels. The rezoning would provide a single zoning district (I-2A) on a property that has two 
different zoning districts (I-2 and I-2A). The applicant is requesting a rezoning from I-2 to I-2A to allow 
for the reconfiguration of truck parking on the site. The I-2 district does not allow the outside parking of 
trucks, but the I-2A district does with a Conditional Use Permit (CUP).   
   
This request involves a high level of discretion on the part of the City, since both the existing and 
proposed zoning districts are consistent with the comprehensive plan. 
  
In 1998, the I-2A zoning district was created. At the time when the I-2A zoning district was established, 
properties deemed to be appropriate locations for trucking uses were rezoned to I-2A.  
 
When the I-2A ordinance adoption occurred in 1998, the following language was deleted from the 
conditional use permit section of the I-2 zoning district and added to the conditional use permit section 
of the I-2A zoning district:  

• Truck or transportation terminal or outside parking of trucks or semitrailers exceeding the 
number of docks and/or bay doors.  

 
In short, the outcome of that ordinance change prohibits any use involving the outside parking of trucks 
and trailers beyond the number of docks and/or bay doors in the I-2 district. Therefore, the eastern 
portion of the site that is currently zoned I-2 would not be able to store trucks outside. 
 
The parcel requesting the rezoning has been storing trucks on site as a legal non-conforming use as the 
trucks were being stored prior to the I-2 zoning district not permitting the trucks to be stored outside. 
 
Evaluation of Request 
The applicant is requesting to rezone from I-2 to I-2A, and a Conditional Use Permit (CUP) for the 
reconfiguration of the outside storage/parking of trucks/trailers, and for two buildings on one lot. 
 
The applicant would like to reconfigure their existing truck parking on site for their truck 
terminal/service facility after purchasing and combining the eastern parcel with the western parcel. The 
truck parking in the rear is permitted under the current CUP for the western portion of the parcel, and 
the truck parking on the eastern portion of the parcel is a legal non-conforming use. An approved 
trucking terminal use has been on the site since 1989, therefore, a minimum building size of 50,000 
square feet would not be required. The CUP approval would allow legal conforming parking of trucks in 
the rear yard.   
   
Setbacks 
The applicant is proposing to hard surface all parking areas, driveways, and storage areas on site. The 
site will meet all required parking setbacks. 
 
Landscaping 
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This is an existing site and no additional landscaping is being proposed. 
 
Engineering Analysis 
Grading/Storm Drainage  
Minor grading will occur for the construction of the proposed use. Existing drainage patterns will be 
required to be maintained.  
 
The applicant has provided the scope of the proposed project to Rice Creek Watershed District (RCWD) 
and has received notification that a watershed permit is not required. However, compliance with the 
Erosion and Sediment Control policies will be required. 
  
Utilities 
The proposed parking reconfiguration will not require any utilities. No new connections will be 
permitted. 
  
Wetlands/Watershed/FEMA 
There are documented wetlands on the property. Alteration of these wetlands will not be permitted. 
 
A Coon Creek Watershed District review is not required. 
  
Access/Street Design/Sidewalks/Trails 
The development will utilize the existing access points to the property. 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 reconfiguration of truck parking to an already existing truck terminal with the outside 
parking of trucks will 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)  
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o The intent of the I-2A district is to allow heavy industrial uses ranging from small to large-
scale industry and related services, including outdoor uses, storage and trucking-oriented 
businesses. The use meets this intent. 

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties.  
o The truck parking is existing and trucks are parked in the rear yard. The visual impact will 

be minimal.  
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 I-2A district.  

6. The use shall not be in conflict with the comprehensive plan of the City.  
o The comprehensive plan designation is Heavy Industrial (HI) which is for small to large-

scale industry with a need for outdoor uses and related services. The use is not in conflict 
with the comprehensive plan. 

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

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

infrastructure and necessary drainage facilities to service the proposed uses. 

 
Recommendation 

In Planning Case File No. 25-0032, it is recommended that the Planning Commission recommend 
approval of a rezoning from Heavy Industrial (I-2) to Heavy Industrial (I-2A) (2801 101st Avenue parcel) 
with the following conditions: 

1. A portion of the site (western side) is already zoned I-2A. This rezoning request would permit 
them to continue existing uses on the site. 

2. Truck storage has been approved by a previous CUP for a portion of the site and truck storage is 
in the rear yard.  

 
In Planning Case File No. 25-0032, it is recommended that the Planning Commission recommend 
approval of a conditional use permit for the reconfiguration of the outside storage of trucks and trailers 
for the existing truck terminal, truck repair use, and two buildings on one parcel in the Heavy Industrial 
(I-2A) zoning district with the following conditions: 

1. No outside storage will be permitted except for trucks and trailers parked in the rear yard on 
hard-surfaced areas meeting zoning ordinance setbacks. 

2. Site plan approval will be required prior to any construction/grading/paving on site. 
3. All site improvements, including paving, lighting and grading, to be completed by June 30, 2026. 
4. The approval of this CUP replaces previous CUP approvals (RES 03-162 and 08-105). 

 
Attachment List 
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       2830 101st Ave NE -   Blaine, MN 55449 - (763) 780-8464 - waltersrecycling.com 

 
August 7, 2025 
 

City of Blaine Planning Department 
10801 Town Square Drive NE 
Blaine, MN 55449 

RE: Endorsement of Manning Transfer Rezoning and Conditional Use Permit Request 

Dear Planning Department, 

On behalf of Walters Recycling and Refuse, I am writing to express our full support for the rezoning and 
conditional use permit request submitted by our neighboring business, Manning Transfer. 

Specifically, we support their request to rezone their property from Heavy Industrial (I2) to Heavy Industrial 
(I2A), along with approval of a conditional use permit for the reconfiguration of outdoor truck and trailer 
storage associated with their existing truck terminal, truck repair operations, and two existing buildings on 
one parcel under the proposed I2A zoning classification. 

Manning Transfer has been a long-standing neighbor and partner in the Blaine business community for 
decades. Throughout our time operating side-by-side, they have consistently demonstrated a commitment to 
being a responsible and respectful neighbor. Their facility is well-maintained, and their operations have never 
created any concerns regarding traffic, noise, or nuisance to us.  

We believe they should be supported in their effort to improve and grow their operations on their existing 
property. Importantly, this letter is submitted voluntarily and independently. Manning Transfer has not 
requested or solicited our endorsement—we are offering it as a neighboring business and customer who has 
witnessed firsthand their positive presence in our community. 

Thank you for your consideration. 

Sincerely, 
 

Mike Moroz 
CEO 
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City of Blaine 
Staff Report 

File Number: 2025-389 

   
Agenda Date  Status 

August 12, 2025  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Shawn Kaye, Planner  
 
Agenda Item # 4.4 

Case File No. 25-0033 // Swervo Development Company // 4131 Pheasant Ridge Drive NE 
The applicant is requesting a conditional use permit for the operation of a cannabis mezzobusiness in a 
Planned Business District (PBD) zoning district. 
 
Background 

Zoning Planned Business District (PBD) 
Land Use Planned Industrial (PI) 
Area 10.43 Acres 
Applicable Regulations Sections 27.04 and 30.52 (a) 
Attachments Zoning and Location Map 

Site Plan 
Floor Plan 
Narrative 
Parking Analysis 

Schedule Planning Commission: 08/12/25 
 City Council: 09/03/25  
 
Staff report prepared by Shawn Kaye, Planner, and Teresa Barnes, Project Engineer 
 
Executive Summary   
The applicant is proposing to operate a cannabis mezzobusiness that includes indoor cultivation, 
manufacturing, and retail cannabis. The business will occupy an existing office/warehouse building on 
the northwest corner of Lexington Avenue and Pheasant Ridge Drive.  All uses in the Planned Business 
(PBD) Zoning District require a Conditional Use Permit (CUP). 
 
Planning Analysis 
Zoning 
The property is zoned Planned Business District (PBD), which requires a CUP for all uses. 
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Surrounding Zoning and Uses 
Properties to the north are zoned PBD and Development Flex (DF) with the PBD parcel being vacant and 
an apartment building on the DF zoned parcel. The property to the west is a light industrial building and 
is zoned PBD. The property to the south is Aveda and is zoned PBD. Lexington Avenue is to the east. 
  
Existing Conditions 
The property includes an existing warehouse/office building. The north half of the site appears to have 
wetlands. 
 
History 
In 2025, the City Council approved a code amendment that allows cannabis retail and/or medical 
cannabis businesses licensed for cannabis retail in the PBD zoning district. The definition of cannabis 
retail includes Mezzobusiness: A retail location and the retail location(s) of a mezzobusinesses with a 
retail operations state license and city registration, microbusinesses with a retail operations state 
license and city registration, medical combination businesses operating a retail location, and excluding 
lower-potency hemp edible retailers.  
 
No previous CUP approvals. 
 
Site Plan  
The existing building is proposed to be used for the operation of a cannabis mezzobusiness in 
accordance with a State of Minnesota-issued Cannabis Mezzobusiness license. 
 
The building will be used for the following purposes:  

• Cannabis Cultivation -14,739 square feet 
• Cannabis Processing Area - 7,021 square feet 
• Cannabis Production -11,249 square feet 
• Warehouse/Shipping Receiving - 9,323 square feet plus a 4,693 square-foot storeroom area  
• Cannabis Retail Sales - 5,180 square feet  

 
The cultivation portion of the business will be a 15,000-square-foot growing facility located entirely 
indoors using a highly controlled and efficient system. The full 15,000 square feet of canopy space will 
be dedicated to licensed cannabis plants in accordance with Minnesota state statutes. Cultivation will be 
conducted in a phased, perpetual harvest cycle, utilizing high-efficiency LED lighting and climate-
controlled grow rooms to optimize plant health and yield. Automated drip irrigation and fertigation 
systems will provide precise watering and nutrient delivery, ensuring consistency and reducing waste. 
After harvest, all cannabis will be trimmed, cured, and packaged on-site in a secure processing area, 
then distributed to licensed retailers across Minnesota. All operations will comply with Minnesota’s 
cannabis cultivation regulations, including seed-to-sale tracking, testing, and security requirements.  
 
The production portion of the business will consist of cannabis product manufacturing designed to 
comply with all applicable Minnesota statutes and regulations. Raw cannabis flower, legally sourced 
from licensed cultivators, will be processed into a variety of consumer products, including pre-rolls, 
vape cartridges, gummies, and packaged flower. The facility will house dedicated rooms for extraction, 
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infusion, and packaging, each equipped with food-grade surfaces, industrial-grade equipment, and 
appropriate ventilation. Pre-rolls will be machine- or hand-rolled, vapes will be filled and sealed using 
automated filling systems, and edibles like gummies will be batch-produced in commercial-grade 
infusion kitchens with precise dosing controls. All products will be lab-tested, labeled, and packaged in 
child-resistant containers with compliant branding and tracking information. Finished goods will be 
stored in secure, temperature-controlled areas prior to distribution to licensed dispensaries across 
Minnesota.  
 
The retail sales portion of the business will consist of a cannabis retail store that will operate in full 
compliance with Minnesota cannabis regulations, offering only cannabis and cannabis-related products 
for sale, including flower, pre-rolls, vape cartridges, edibles, tinctures, topicals, and accessories such as 
rolling papers and storage containers. No non-cannabis merchandise, food, or restaurant services will 
be provided on the premises. The store will be designed to provide a secure, welcoming, and 
educational environment for adult consumers, with clearly designated areas for check-in, consultation, 
product display, and point-of-sale transactions. All products will be sourced from licensed cultivators 
and manufacturers, and will be tracked through a state-mandated seed-to-sale system. Security 
measures, including ID verification at entry, surveillance systems, and secure storage, will ensure 
compliance and public safety. 
 
The days and hours of operation for each of the three uses will be as follows:  

• Cannabis Cultivation: 8AM to 8PM  
• Cannabis Production: 8AM to 8PM  
• Cannabis Retail Sales: 10AM to 9PM 

 
Deliveries loading and unloading will occur between the hours of 8AM and 8PM, Monday through 
Friday.  
 
The operator intends to employ a total of approximately 40 people, of which 20 employees will be full-
time and 20 will be part-time employees. Approximately 10 employees will work on cultivation, 15 on 
production and 15 employees in the retail sales portion of the business. The business will be operated 
in two shifts with approximately 20 people working in the building at any one time.  
 
No outside site changes are proposed.  
 
Parking 
The applicant provided a parking needs analysis indicating that 67 spaces would be needed to meet 
parking requirements. The site has 81 parking spaces, which exceeds the amount needed for the 
warehousing, manufacturing and retail uses.  
 
Engineering Analysis 
Grading/Storm Drainage  
The proposed development will not require any alterations to the exterior of the building. Therefore, no 
grading is proposed, and no changes will occur to the existing drainage on the property. 
 
Wetlands/Watershed 
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The proposed development will not require any alterations to the exterior of the building. Therefore, 
the wetlands that are on the property will not be altered. No review by Rice Creek Watershed District 
will be required. 
 
Access/Street Design/Sidewalks/Trails  
The proposed development will not require any alterations to the exterior of the building. Therefore, 
the existing access to the property from Pheasant Ridge Drive will remain, and no other access will be 
granted. No additional street design, sidewalk or trail will be required. 
 
Easements/Right-of-way/Permits 
The proposed development will not require any alterations to the exterior of the building. Therefore, no 
additional easements or right-of-way will be required. The applicant will be required to obtain any other 
permits as necessary. 
 
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 use will not create additional burden on public facilities or utilities. The business is 
situated in an area consisting of industrial and office-warehouse 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. (Ord. No. 20-2447, 7-20-
2020) 

o The use is compatible with surrounding light industrial and commercial uses. The 
business is located in an existing and established area occupied by industrial and office 
warehouse facilities. The exterior design of the building is not being changed.   

3. The use shall have an appearance that will not have an adverse effect upon adjacent properties. 
o The exterior appearance of the building and parking areas is not being changed and will 

not have an adverse effect upon 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 is consistent with the purpose of the PBD zoning district to allow commercial, 

multi-family residential and limited light industrial uses serving a local or regional trade 
area. 

6. The use shall not be in conflict with the comprehensive plan of the City. 
o The use is consistent with the Planned Industrial land use designation.  
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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. 25-0033, it is recommended that the Planning Commission recommend 
approval of a conditional use permit for the operation of a cannabis mezzobusiness in a Planned 
Business District (PBD) zoning district with the following conditions: 

1. A Cannabis City Registration and state license is required prior to occupying the site. 
2. A building permit will be required prior to work on site. 
3. The applicant must obtain a certificate of occupancy from the City prior to occupying the 

building. 

 
Attachment List 

1. Attachments 
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4131 Pheasant Ridge Drive 

Conditional Use Permit Narrative 

 

Applicant and Contract Purchaser: Swervo Development Corporation 
Applicant’s Representative: Newton RES LLC 
Property Owner: Binks US, LLC 

 4131 Pheasant Ridge Drive is a 10.43 acre parcel of land improved with a one story 
approximately 53,136 square foot building. The building was constructed in 1988.  

 Applicant intends to use the Property and the existing building for the operation of a 
cannabis “Mezzobusiness” in accordance with a State  of Minnesota issued Cannabis 
Mezzobusiness license issued to Michael Donnelly (the “Operator”) who will lease the Property 
from the Applicant. 

 The Building will be used for the following purposes: 

• Cannabis Cultivation [14,739 square feet]  

• Cannabis Processing Area [7,021 square feet] 

• Cannabis Production [  

• Warehouse/Shipping Receiving [9,323 square feet plus a 4,693 square foot 
storeroom area] and 

• Cannabis Retail Sales [5,180 square feet] 

Each of these use areas will be separately demised in compliance with the Operator’s 
Mezzobusiness license. A floor plan showing the separately demised areas and their dimensions 
is part of Applicant’s CUP Application.  The Building HVAC systems are adequate to ensure that 
no material sound or odors will emanate from the Building.  No material exterior modifications 
to the Building or to the Property are proposed at this time. 

The Property has 81 striped parking spaces. As shown on the Parking Analysis included 
in the CUP application, under the current Blaine City Code, Applicant’s intended use requires  67 
parking spaces. Therefore, the intended use satisfies the City parking requirements. 

The cultivation portion of the business will be a 15,000-square-foot growing facility 
located entirely indoors using a highly controlled and efficient system. The full 15,000 square 
feet of canopy space will be dedicated to licensed cannabis plants in accordance with Minnesota 
state statutes. Cultivation will be conducted in a phased, perpetual harvest cycle, utilizing high-
efficiency LED lighting and climate-controlled grow rooms to optimize plant health and yield. 
Automated drip irrigation and fertigation systems will provide precise watering and nutrient 
delivery, ensuring consistency and reducing waste. After harvest, all cannabis will be trimmed, 
cured, and packaged on-site in a secure processing area, then distributed to licensed retailers 
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across Minnesota. All operations will comply with Minnesota’s cannabis cultivation regulations, 
including seed-to-sale tracking, testing, and security requirements. 

The production portion of the of the business will consist of will consist of cannabis 
product manufacturing designed to comply with all applicable Minnesota statutes and 
regulations. Raw cannabis flower, legally sourced from licensed cultivators, will be processed 
into a variety of consumer products, including pre-rolls, vape cartridges, gummies, and packaged 
flower. The facility will house dedicated rooms for extraction, infusion, and packaging, each 
equipped with food-grade surfaces, industrial-grade equipment, and appropriate ventilation. Pre-
rolls will be machine- or hand-rolled, vapes will be filled and sealed using automated filling 
systems, and edibles like gummies will be batch-produced in commercial-grade infusion kitchens 
with precise dosing controls. All products will be lab-tested, labeled, and packaged in child-
resistant containers with compliant branding and tracking information. Finished goods will be 
stored in secure, temperature-controlled areas prior to distribution to licensed dispensaries across 
Minnesota. 

The retail sales portion of the business will consist of a cannabis retail store that will 
operate in full compliance with Minnesota cannabis regulations, offering only cannabis and 
cannabis-related products for sale, including flower, pre-rolls, vape cartridges, edibles, tinctures, 
topicals, and accessories such as rolling papers and storage containers. No non-cannabis 
merchandise, food, or restaurant services will be provided on the premises. The store will be 
designed to provide a secure, welcoming, and educational environment for adult consumers, with 
clearly designated areas for check-in, consultation, product display, and point-of-sale 
transactions. All products will be sourced from licensed cultivators and manufacturers, and will 
be tracked through a state-mandated seed-to-sale system. Security measures, including ID 
verification at entry, surveillance systems, and secure storage, will ensure compliance and public 
safety. Staff will be trained on responsible sales practices and customer education to ensure safe 
and informed cannabis use. 

The days and hours of operation for each of the three uses will be as follows: 

• Cannabis Cultivation : 8:00 a.m. to 8:00 p.m. 

• Cannabis Production:  8:00 a.m. to 8:00 p.m. 

• Cannabis Retail Sales: 8:00 a.m. to 8:00 p.m. 

Deliveries loading and unloading will occur between the hours of 8:00 a.m. and 8:00 p.m, 
Monday through Friday. Truck and trailer size serving the business will not exceed 22 feet in 
size. 
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Operator intends to employ a total of approximately 40 persons as W-2 employees, of which 
20 employees will be full time and 20  will be part-time employees. Approximately 10  
employees will work on cultivation, 15  on production and 15 employees in the retail sales 
portion of the business. The business will be operated in two shifts with approximately 20 people 
working in the building at any one time. 

Section 27.04 of the Blaine City ordinance specifies the findings the City should make in 
approving a conditional use permit. All of these findings, where applicable are satisfied, 
specifically: 

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. 
 
The business is situated in an area comprised of industrial and office-warehouse facilities. 
No additional burden on existing park, schools, streets or other public facilities or utilities 
will result from the approved conditional use. 
 

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. 
 
The business is located in an existing and established area occupied by industrial and 
office warehouse facilities. The exterior design of the building is not being changed. 
Therefore the proposed conditional use is compatible with adjoining property and with 
the existing and intended character of the zoning district. 
 

3) The use shall have an appearance that will not have an adverse effect upon adjacent 
properties. 
 
The exterior appearance of the building and parking areas is not being changed and 
therefore the appearance of the Property will not have an adverse effect upon adjacent 
properties. 
 

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

The proposed conditional use is the type the City considered and approved in passing the 
changes to the City Zoning  Code to allow the operation of licensed cannabis 
Mezzobusinesses. 
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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. 
 
The proposed conditional use is the type the City considered and approved in passing the 
changes to the City Zoning code to allow the operation of licensed cannabis 
Mezzobusinesses. 
 

6) The use shall not be in conflict with the comprehensive plan of the City. 
 
The proposed conditional use is consistent with the Planned Industrial (PI) land use 
guidance for the Property in the current Blaine Comprehensive Plan. 
 

7) The use will not cause traffic hazard or congestion. 
 
The proposed conditional use is consistent with the current use of the property in terms of 
traffic movement. The property is adequately served by roadways and there is adequate 
parking for employees, customers and deliveries. 
 

8) The use shall have adequate utilities, access roads, drainage and necessary facilities. 
 
The proposed conditional use will impose no additional burden on utilities, access roads, 
drainage and necessary facilities, all of which are adequate for the conduct of the 
proposed conditional use. 
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4131 Pheasant Ridge Drive 

Conditional Use Permit Parking Analysis 

 

Applicant and Contract Purchaser: Swervo Development Corporation 
Applicant’s Representative: Newton RES LLC 
Property Owner: Binks US, LLC 

 

 Applicant’s intended use under the proposed Conditional Use Permit is subject to the 
minimum parking requirements set forth in Section 33.13 of the Blaine Code of Ordinances. 

 The Property currently has 81 striped parking spaces. Based on Applicant’s proposed use, 
the Property is required under City Code to have 67 parking spaces to service all of the 
operations at the Property. 

 The Parking Analysis calculations supporting Applicant’s application for a Conditional 
Use Permit for the Property are as follows: 

 

 Not only does Applicant’s intended use comply with Section 33.13 of the City Code, but 
it is important to note that the business operated on the Property will have no more than 40 
employees working two shifts with the result that no more than 20 employees will be on site at 
any one time. Even if each employee uses one parking space, 61 parking spaces will remain 
available for retail customers. Loading and delivery operations at the loading dock facilities will 
not decrease the number of available parking spaces at any time.  

 Therefore, the Property has adequate and Code-compliant parking to support the use 
proposed under Applicant’s Conditional Use Permit Application. 
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City of Blaine 
Staff Report 

File Number: 2025-391 

   
Agenda Date  Status 

August 12, 2025  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Alex Koberoski, Zoning Technician  
 
Agenda Item # 4.5 

Case File No. 25-0035 // Scooters Coffee // 2180 105th Avenue NE #100 
The applicant is proposing an amendment to Section 34.09 of the City of Blaine Zoning Ordinance to 
allow for off-site directional signage. 
 
Background 

Attachments Narrative 
Signed Owner Consent Form  
Approved NSV Sign Plan  
Proposed Directional Sign Location 
Proposed Directional Sign Mock-up 
Proposed Directional Sign Design 
Violations 
Proposed Ordinance 

Schedule Planning Commission: 08/12/25 
  City Council: 09/03/25 and 09/15/25 
 
Staff report prepared by Alex Koberoski, Zoning Technician. 
 
Background 
Scooters Coffee is located within the 105th Ave Redevelopment District (RD).  
 
The 105th Ave Redevelopment District (RD) has strict standards for signage, including requiring a sign 
plan approved by council. The sign plan is created by the property owner/manager, reviewed by staff 
for compliance, and brought before the Planning Commission and City Council. There are general sign 
standards that must be met prior to approval of the sign plan, including limitations on size, style, and 
location. The intent of the RD signage section is to create a more unified appearance for developments 
within the district, while also following the general standards of the City's sign ordinance.  
 
In 2023, the original sign plan was approved for the site, with a maximum of 150 square feet of wall 
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signage for the entire building. This was consistent with the RD zoning ordinance standards, which 
allowed a maximum of 150 square feet of wall signage for the building.   
 
In 2024, an ordinance amendment and a sign plan amendment were requested to allow 300 square 
feet of wall signage per building. After discussing the intent of the RD district, and taking into account 
the applicant's comments and concerns, council approved an amendment of the sign plan and city code 
to allow no more than 200 square feet of building signage. Council also approved the locations of 
proposed directional signs on the sign plan. Directional signs do not require a permit, however, they 
must follow the City's sign ordinance, which limits the size of directional signs, as well as the RD sign 
standards, which limits the use of logos.  
 
The sign plan that was approved in 2024 included proposed locations for directional signs on the 
property. It is the property owner's responsibility to determine which tenants receive building and 
directional signage as indicated on the sign plan. The City cannot approve signage without the property 
owners' consent. 
 
Proposal 
The applicant is proposing to allow off-site directional signage on neighboring property owned by the 
airport to accommodate one of their directional signs for the Scooters Coffee drive-thru.  
 
Following approval of the 2024 revised sign plan (which included locations for directional signage), a 
directional sign for the Scooters drive thru was constructed along Radisson Road, with approval of the 
property owner/manager, and in-conformance with the approved sign plan.  
 
The applicant requested an additional directional sign along 105th Avenue, which was rejected by the 
property owner/manager. The applicant is proposing to put the directional drive thru sign on 
neighboring property to the west, owned by the airport. They have received permission from the 
property owner to do so; however, the current sign ordinance does not allow for off-site directional 
signage, except for specific properties zoned Farm Residential (FR).   
 
If the Planning Commission supports the proposed amendment, staff recommends the following 
changes: 
 
Section 34.09 Off-site directional signs:  
(a) Off-site directional signs are limited in wording to include only the name of the organization or 
business, the distance to same, and a directional arrow. Organizations or businesses utilizing off-site 
directional signage are limited to permitted or conditional uses currently operating within the existing 
FR (Farm Residential) or 105th Avenue Redevelopment District (RD) zoning districts.  
(b) Signs shall be limited to property with frontage along Lexington Avenue, Radisson Road, and Main 
Street (125th Avenue NE), and 105th Avenue, and be placed only on parcels zoned FR (Farm Residential) 
or properties with an AP (Airport) designated land use. 
(c) For properties zoned FR (Farm Residential), Ssigns shall be a maximum of fifteen (15) square feet in 
area and mounted on an approved sign standard. The sign standard shall not exceed eight (8) feet in 
height. Properties with an AP (Airport) designated land use are limited to off-site directional signage 
that is no more than 5-feet in height and 8 square-feet in area.  
(d) No two off-site directional signs shall be closer together than three hundred (300) feet.  
(e) There shall not be more than one (1) off-site directional sign permitted for each business or 
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organization. 
(f) A permit willshall be required for all signs. The permit shall give exact location of sign standard, 
height of same, and the name of the organization or business to be designated on the sign. The permit 
must be signed by the applicant and the owner of the property on which the standard is to be located. 
No more than one (1) sign is permitted per parcel of record. Signs shall have a minimum ten-foot 
setback from all property lines.  
 
Violations 
Scooters Coffee has been in violation of the temporary sign ordinance since the beginning of their 
tenancy. They have consistently put up banners, feather signs, and other signage without a permit, 
some of which have been placed off-site, which is not allowed per code. Scooters has been issued a 
total of three violation notices regarding illegal temporary signage in the last two years. They did obtain 
a sign permit in 2024, however, the temporary signage was never removed after expiration of that 
permit, and temporary signage continues to be placed on the property today without a permit.  
 
At the time this staff report was written, there were a total of 8 illegal temporary signs observed, located 
both on and off-premise. These consist of a large red banner located along 105th Avenue, h-frame signs 
on adjacent property to the southwest (which are all off-premise signage), and are not permitted. There 
were also three banners and a sandwich board without a permit and not meeting setbacks. All 
temporary signage is required to meet a 10-foot setback from property lines and be located on-
premise. This signage has all been placed without a permit. Scooters has used up their allowed 8-weeks 
of temporary signage per calendar year for 2025.   
  
Staff has been more lenient towards temporary sign enforcement with this property due to it being a 
relatively new business, and the fact that this is one of the first buildings constructed within the newly 
created RD.  However, once the temporary sign permit expired, staff started enforcing the ordinance 
and the property remains non-compliant.  
 
Staff Concerns  
Staff does not support the request for off-site directional signage for the following reasons. 

1. The parcel on which the applicant's property is located has the capability for directional signage, 
and they were approved by the property owner/manager to have a directional sign for their 
drive-thru along Radisson Road. There is no practical justification for needing off-site directional 
signage for this property.  

2. The RD district has very specific signage requirements, and is intended for organized, unified 
signage. Allowing off-site signage is not compatible with the intent of this zoning district. 

3. Off-site directional signage for private businesses is in conflict with the land use designation of 
Airport (AP), which is intended for public or private airports and related activities, open space 
and natural reserves.  

4. Prohibiting off-site signage is standard zoning practice, and is not permitted in surrounding cities 
similar in size to the City of Blaine (Maple Grove, Lakeville, Woodbury, Bloomington and 
Rosemount). 

5. Signage regulations must comply with case law regarding the free speech protections under the 
First Amendment of the US Constitution. Under Austin v. Reagan National Advertising and Reed 
v. Town of Gilbert. The City is allowed to regulate commercial and non commercial signs 
differently and to regulate onsite and offsite signage differently. Regulation that distinguishes 
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signage beyond that, such as allowing offsite signage advertising a nearby but off-site business, 
but not allowing billboard-like advertising, could expose the City to legal liability.  

6. Businesses within the City have had no issues operating using on-site directional signage.  
7. Approving the amendment to allow off-site directional signage may result in a cluttered 

appearance and confusion throughout the City.  

 
Recommendation 

In Planning Case File No. 25-0035, it is recommended that the Planning Commission recommend denial 
of an amendment to the City of Blaine Zoning Ordinance to allow for off-site signage, for the following 
reasons:  

1. The parcel on which the applicant's property is located has the capability for directional signage, 
and they were approved by the property owner/manager to have a directional sign for their 
drive-thru along Radisson Road. There is no practical justification for needing off-site directional 
signage for this property.  

2. The 105th Redevelopment District (RD) has very specific signage requirements, and is intended 
for organized, unified signage. Allowing off-site signage is not compatible with the intent of this 
zoning district. 

3. Off-site directional signage for private businesses is in conflict with the land use designation of 
Airport (AP), which is intended for public or private airports and related activities, open space 
and natural reserves.  

4. Prohibiting off-site signage is standard zoning practice, and is not permitted in surrounding cities 
similar in size to the City of Blaine.  

5. Signage regulations must comply with case law regarding the free speech protections under the 
First Amendment of the US Constitution. Under Austin v. Reagan National Advertising and Reed 
v. Town of Gilbert. The City is allowed to regulate commercial and non commercial signs 
differently and to regulate onsite and offsite signage differently. Regulation that distinguishes 
signage beyond that, such as allowing offsite signage advertising a nearby but off-site business 
but not allowing billboard-like advertising, could expose the City to legal liability.  

6. Businesses within the City have had no issues operating using on-site directional signage.  
7. Approving the amendment to allow off-site directional signage may result in a cluttered 

appearance and confusion throughout the City.  

 
Attachment List 

1. Attachments 
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Ordinance Amendment Narrative 

 

We are looking to put our Scooter’s Co ee Drive-Thru directional sign just west of the 
entrance to the National Sports Village (NSV) o  105th Ave NE.  The two signs have already 
been made. One is installed next to the NSV monument sign o  of Radisson and the 
second sign was set to go in next to the NSV monument sign o  of 105th as depicted in the 
signage plan that was approved.  Unfortunately, our landlord, Mike Breese, now won’t 
allow the sign there as he believes it interferes and/or distracts from his building Pizza Pub 
Prime in the background.   

A directional sign is best placed before the entrance drive to a complex instead of 
afterwards. The now proposed location west of the entrance is not part of our landlord’s 
property so we approached Grant from the Metropolitan Airport Commission who owns 
the land and they consented to putting a sign on their property.  We also spoke with, Karah 
from the MN Amateur Sports Commission that leases the land and they too approved us 
putting directional signage on that property.  The attached files in the application are a 
mock up of the sign with dimensions. There also is a picture showing what the sign would 
look like in the proposed location and an aerial map showing property lines and proposed 
location of the sign. 
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A
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1

7
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3

4

5
6

180'

180'

80'-0"

84'

S I T E  S I G N A G E  O V E R V I E W

Site signage standards have been created to align with city rules and 

provide tenants the ability to clearly indicate their location, products 

and services while presenting a high quality and refined appearance 

that elevates the impression of the area to guests and passersby.

For clarity we have labeled the north building as “A” and the south 

building as “B”. Building “A” is being developed as a single tenant 

restaurant space while building “B” is planned as a multi-unit space 

that could accommodate up to eight individual businesses.

The total signage allocations for each building is based on 1sf per linear 

foot of street frontages and the below frontage measurements.

BUILDING A

• North: 80’

• East: 84’

Total building allocation limited to 

BUILDING B

• East: 180’

• West: 180’

Total building allocation limited to 150sf on east fa and

150sf on west face

. This

allows for signage at parking approach side and main pubic face on 

the Radisson frontage. We believe this meets the intent of city

standards that generally limits maximum signage allocation in the

district to 150sf per building given we have a single building with up to

eight individual tenants. South Side Entertainment District Signage Standards 04.06.23

Site directional signage as required.

Site directional
signage as
required.

Site directional signage as required.

Must be 10'
from
property lineDirectional signage limited to

8SF 5' height, 10-foot setback,
No Logos

Must be 10' from
property line
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Grade

2’ tall x 4’ wide 
two sided 
lit cabinet sign

3 feet from
the bottom of the
sign to the ground
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7.31.25 Inspection   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This banner is located o -
premise. O -premise signage 
is not permitted in the City of 
Blaine.  

All temporary signage must meet 
a minimum 10-foot setback from 
property lines.  

All properties are allowed either 
one (1) feather flag or one (1) 32 
square foot banner without a 
permit. Any more signage than 
this requires a temporary sign 
permit.  

Properties are allowed a total of 
8 weeks of temporary signage 
per calendar year. This property 
has used all of its temporary 
signage for the 2025 calendar 
year.  

This temporary signage is o -
premise and is therefore not 
permitted.  

Inspection conducted 7.31.25 
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Locations of illegal signage  

Red banner 

Sandwich board and banners 

H-frame signs 
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    Created: 2025-02-07 13:37:10 [EST] 
(Supp. No. 55) 

 
Page 1 of 1 

34.09 Off-site directional signs. 

(a) Off-site directional signs are limited in wording to include only the name of the organization or business, the 
distance to same, and a directional arrow. Organizations or businesses utilizing offsite directional signage are 
limited to permitted or conditional uses currently operating within the existing FR (Farm Residential) or 105th 
Avenue Redevelopment District (RD) zoning districts.  

(b) Signs shall be limited to property with frontage along Lexington Avenue, Radisson Road, and Main Street 
(125th Avenue NE), and 105th Avenue, and be placed only on parcels zoned FR (Farm Residential) or 
properties with an AP (Airport) designated land use.  

(c) For properties zoned FR (Farm Residential), Ssigns shall be a maximum of fifteen (15) square feet in area and 
mounted on an approved sign standard. The sign standard shall not exceed eight (8) feet in height. 
Properties with an AP (Airport) designated land use are limited to off-site directional signage that is no more 
than 5-feet in height and 8 square-feet in area.  

(d) No two (2) off-site directional signs shall be closer together than three hundred (300) feet.  

(e) There shall be not more than one (1) off-site directional sign permitted for each business or organization. 
(Ord. No. 86-934, amended 6-5-1986)  

(f) A permit will shall be required for all signs. The permit shall give exact location of sign standard, height of 
same, and the name of the organization or business to be designated on the sign. The permit must be signed 
by the applicant and the owner of the property on which the standard is to be located. Not more than one 
(1) sign is permitted per parcel of record. Signs shall have a minimum ten-foot setback from all property 
lines. (Ord. No. 86-934, amended 6-5-1986)  

(Ord. No. 98-1727, amended 6-25-1998; Ord. No. 20-2447, 7-20-2020) 
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City of Blaine 
Staff Report 

File Number: 2025-390 

   
Agenda Date  Status 

August 12, 2025  
 

In Control  File Type 

Planning Commission  Report 

Public Hearing - Sheila Sellman, Assistant Community Development Director  
 
Agenda Item # 4.6 

Case File No. 25-0034 // Blaine Town Center East LLC // 10549 Nassau Street NE 
The applicant is requesting preliminary plat approval to create seven outlots to be known as Blaine 
Town Center East District. 
 
Background 

Zoning 105th Avenue Redevelopment 
District (RD) 

Land Use Planned Commercial (PC) 
Area 21.93 Acres 
Applicable Regulations 75.32 
Attachments Zoning and Location Map 

Preliminary Plat 
Schedule Planning Commission: 08/12/25 
  City Council: 9/03/25 
 
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 105th Avenue Redevelopment District (RD). 
 
Land Use Designation  
The subject site is guided Planned Commercial (PC).  
 
Surrounding Zoning and Uses 
Kwik Trip is adjacent to the proposed plat and is zoned Planned Business District (PBD). Parcels to the 
north are zoned Heavy Industrical (I-2), properties to the east are zoned Heavy Industrial (I-2), and are 
developed for various industrial uses. West of the proposed plat is the west district of the 105th 
Redevelopment area and is zoned RD.  
 
History  
The 105th Avenue/Radisson Road industrial area was, and has been identified in the 2030 and 2040 
Comprehensive Plans, as a priority redevelopment area. It has also been identified as one of the four 
priority areas by the City Council through the visioning process that occurred in early 2021, and in the 
“Growth Management” portion of the City’s 2020-2023 strategic plan. This project is also identified in the 
City's 2023-2026 Plan as an Economic Development priority. Based on direction from the City Council, 
the City embarked on a visioning/design process for this area to assist in future marketing and 
development efforts. 
 
In 2022, the City created a new zoning district and rezoned this area to RD, amending the land use to PC 
and select parcels to High Density Residential (HDR). Changes to zoning and land use also incorporated 
portions of the Minnesota Amateur Sports Commission (MASC)/National Sports Center (NSC) property 
that were identified in the visioning process. 
 
In 2023, a master developer was selected for the 105h Redevelopment Area. In 2023, the City, MASC 
and developer entered into various agreements that allow for private development to occur on the east 
portion of the NSC campus. Based on the revised master plan, a larger portion of MASC property will be 
incorporated into the redevelopment project than was originally anticipated when zoning and land use 
changes were approved in 2022.  
 
In June 2024, portions of the site were rezoned to RD and re-guided to PC as additional land was added 
into the master plan. Also in 2024, the "western" portion of the development area was platted into 
outlots and right-of-way. 
 
Earlier in 2025, a preliminary plat for the "east district" was approved but was not recorded. The 
proposed plat reconfigured that previous preliminary plat.  
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Utility and earth work is taking place onsite for both the west and east districts.  
 
Plat  
Seven outlots are proposed. The breakdown is as follows: 

• Outlot A: 0.41 acres 
• Outlot B: 0.52 acres 
• Outlot C: 5.84 acres 
• Outlot D: 4.10 acres 
• Outlot E: 4.27 acres 
• Outlot F: 1.88 acres 
• Outlot G: 1.86 acres 

 
The RD district does not have minimum lot size requirements and allows for zero lot lines. The outlots 
will be required to plat into lot and block at time of development.  
 
Setbacks 
No development is proposed at this time. All development shall have a consistent street edge 
maintained at the right-of-way line along all street frontages. Street edge elements may consist of the 
principal building, landscaping, outdoor seating, or a combination of these elements. Exceptions may 
include: property is adjacent to a water feature, surface parking or other instances the City Council 
deems appropriate.  
 
Landscaping 
No development is being proposed with the plat. Landscaping will be reviewed with development.  
 
Tree Preservation 
No development is being proposed with the plat. Tree preservation will be reviewed with development.  
 
Park Dedication  
Park dedication will become due when the outlots are platted into lot and block. 
 
Engineering Analysis 
Grading/Storm Drainage  
No development is being proposed with the plat. Grading and storm water will be reviewed with 
development. 
 
Utilities 
No new utilities are being proposed with the plat.  
  
Existing utilities within the plat area will need to dedicate a drainage and utility easement in favor of the 
City and shown on the plat. These locations are along the east property lines of outlots C, E and G, along 
the south property line of outlot E and the southwest corner of outlot D. 
  
Wetlands/Watershed/FEMA 
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There are no known or documented wetlands on the property. A Coon Creek Watershed District permit 
will be required with development. 
  
Access/Street Design/Sidewalks/Trails 
No development is being proposed with the plat. Access, street design, sidewalks and trails will be 
reviewed with development. 
 
A traffic impact study will be required to be completed and submitted to the City for review. 
  
Easements/Right-of-way/Permits 
As mentioned with the utilities, easements will be required to be provided over all existing utilities 

within the plat area. Right-of-way for 105th Avenue NE, 106th Lane NE and portions of Radisson Road NE 
will be dedicated with this plat.  
 
The plat will be required to comply with any additional easement and/or right-of-way 
comments/requirements from Anoka County. 
 
Additional easements and/or right-of-way may be required as the outlots are developed. 

 
Recommendation 

In Planning Case File No. 25-0034, it is recommended that the Planning Commission recommend 
approval of a preliminary plat to create seven outlots to be known as Blaine Town Center East District 
with the following conditions: 

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

2. The applicant is responsible for recording any access easements and shared parking agreements 
with Anoka County. 

3. The developer is responsible for constructing any required improvements based on Anoka 
County review. 

4. The plat will need to dedicate drainage and utility easements over the existing utilities within the 
plat area in favor of the City.  

5. The developer is responsible for submitting a traffic impact study based on the master plan 
along with all the proposed changes. 

 
Attachment List 

1. Attachments 
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6
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11

13

14

15

16

17

The East 165 feet of the East 350 feet of the West 900 feet of the South 285 feet of the Southeast Quarter of the Northwest Quarter of Section 21,
Township 31, Range 23, Anoka County, Minnesota.

AND

Lot 4, Block 1, Northway Estates, Anoka County, Minnesota.

AND

Lot 6, Block 1, Northway Estates, Anoka County, Minnesota.

AND

The South 435 feet of the East 200 feet of the West 400 feet of the Southeast 1/4 of the Northwest 1/4 of Section 21, Township 31, Range 23, Anoka
County, Minnesota.

AND

The East 350.00 feet of the West 900.00 feet of that part of the Southeast Quarter of the Northwest Quarter of Section 21, Township 31, Range 23,
Anoka County, Minnesota, lying north of the south 685.00 feet and south of the north 450.00 feet thereof.

AND

The North 150 feet of the South 812.69 feet lying East of the West 900 feet of the SE 1/4 of the NW 1/4 of Section 21, Township 31, Range 23, Anoka
County, Minnesota. Except Parcel 7 of Anoka County Highway Right-of-Way Plat No. 62.

AND

The North 150 feet of the South 662.69 feet of the Southeast Quarter of the Northwest Quarter (SE 1/4 of NW 1/4) of Section 21, Township 31, Range
23, lying East of the West 900 feet thereof, Anoka County, Minnesota.

AND

That part of the Southeast Quarter of the Northwest Quarter (SE1/4 of NW1/4) of Section 21, Township 31, Range 23 lying North of the South 363 feet
and South of the North line of the South 512.69 feet and East of the West 900 feet, according to the U.S. Government Survey thereof, Anoka County,
Minnesota, except Parcel 9 of Anoka County Highway Right-of-Way Plat No. 62.

AND

The East Three hundred fifty (350) feet of the West Nine hundred (900) feet of the North Three hundred (300) feet of the South Six hundred eighty-five
(685) feet of the Southeast Quarter (SE1/4) of the Northwest Quarter (NW1/4) of Section Twenty-one (21), Township Thirty-one (31), Range Twenty-three
(23), subject to road easement, Anoka County, Minnesota.

AND

The North 100 feet of the South 385 feet of the East 350 feet of the West 900 feet of the Southeast Quarter of the Northwest Quarter of Section 21,
Township 31, Range 23, Anoka County, Minnesota.

AND

That part of the South 435 feet of the East 150 feet of the West 550 feet of the Southeast Quarter of the Northwest Quarter of Section 21, Township 31,
Range 23, lying North of the South 218 feet of said Southeast Quarter of the Northwest Quarter, Anoka County, Minnesota.

AND

Lot 2, Block 1, Northeast NSC Extension, Anoka County, Minnesota.

AND

The North 250 feet of the South 685 feet of the West 550 feet of the SE 1/4 of the NW 1/4 of Section 21, Township 31, Range 23, Anoka County,
Minnesota.

AND

The East One Hundred Eighty-five (185) feet of the West Seven Hundred Thirty-five (735) feet of the South Two Hundred Eighty-five (285) feet of the
Southeast One-quarter of the Northwest One-quarter (SE1/4 of NW1/4) of Section Twenty-one (21), Township Thirty-one (31), Range Twenty-three (23),
Anoka County, Minnesota.

AND

Lot 5, Block 1, Northway Estates, Anoka County, Minnesota.

AND

The East One Hundred Fifty (150) feet of the West Five Hundred Fifty (550) feet of the South Two Hundred Eighteen (218) feet of the Southeast
One-quarter of the Northwest One-quarter (SE1/4 of NW1/4) of Section Twenty-one (21), Township Thirty-one (31), Range Twenty-three (23), Anoka
County, Minnesota.

AND

Vacated Nassau Street Northeast.

LEGAL DESCRIPTION GENERAL NOTES
SURVEYOR:
Loucks
7200 Hemlock Lane, Suite 300
Maple Grove, MN 55330
763-424-5505

1. Prepared July 18, 2025.

2. The address, as disclosed in documents provided to the surveyor, obtained by the surveyor, or observed while conducting the fieldwork are 1985,
2101, 2025, 2043 & 2111 105TH Ave NE, Blaine, MN 55449; 2150, 2170 & 2190 106th Lane NE, Blaine, MN 55449; 10550, 10590 & 10600 Radisson Rd NE, Blaine,
MN 55449; 10500, 10550, 10524, 10525, 10549, 10601 & 10610 Nassau St NE, Blaine, MN 55449.

3. This property is contained in Zone X (areas determined to be outside the 0.2% annual chance floodplain) per Flood Insurance Rate Map No.
27003C0340E, Community Panel No. 27007 0340 E, effective date of December 16, 2015.

4. The bearings for this survey are based on the Anoka County Coordinate System NAD 83 (1996 Adjust).

5. The field work was completed on June 26, 2025.

6. This property is currently under construction. All monuments will be set after construction is completed, or within one year of the plat being filed.

OWNER/DEVELOPER:
Blaine Town Center East, LLC
3020 France Avenue South
Minneapolis, MN 55416
952-540-8600

SITE DATA

1

2

3

Current Zoning: RD - 105th Avenue Redevelopment District

Any zoning classification, setback requirements, height and floor space area restrictions, and parking requirements,
shown hereon, was researched to the best of our ability and is open to interpretation. Per the City of Blaine Zoning
Map and City Code, on June 20, 2024.

ZONING INFORMATION

CADD files prepared by the Consultant for this project are
instruments of the Consultant professional services for use solely
with respect to this project. These CADD files shall not be used
on other projects, for additions to this project, or for completion
of this project by others without written approval by the
Consultant. With the Consultant's approval, others may be
permitted to obtain copies of the CADD drawing files for
information and reference only. All intentional or unintentional
revisions, additions, or deletions to these CADD files shall be
made at the full risk of that party making such revisions, additions
or deletions and that party shall hold harmless and indemnify the
Consultant from any & all responsibilities, claims, and liabilities.
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License No.
Date                             

I hereby certify that this survey, plan or report was
prepared by me or under my direct supervision and that
I am a duly Licensed Land Surveyor under the laws of
the State of

VICINITY MAP

Field Crew

Max L. Stanislowski - PLS

Project Lead
Drawn By
Checked By

Loucks Project No.
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City of Blaine 
Staff Report 

File Number: 2025-410 

   
Agenda Date  Status 

August 12, 2025  
 

In Control  File Type 

Planning Commission  Report 

New Business - Sheila Sellman, Assistant Community Development Director  
 
Agenda Item # 5.1 

Case File No. 25-0040 // EB Blaine Development LLC // 105th Redevelopment Area 
The applicant is requesting site plan approval for Scheels. 
 
Executive Summary 
 
 
Background 

Zoning 105th Avenue Redevelopment District (RD) 
Land Use Planned Commercial (PC) 
Area 4 acres 
Applicable Regulations Sections 39.90 
Attachments Zoning and Location Map 

Site Plan 
Elevations 

Schedule Planning Commission: 08/12/25 
 City Council: 09/03/25 
 
Staff report prepared by Sheila Sellman, City Planner, and Teresa Barnes, Project Engineer 
 
Executive Summary  
All new buildings and additions require site plan approval through the Planning Commission and City 
Council in the 105th Avenue Redevelopment District (RD).  
 
The proposed site plan approval is for a 250,000-square-foot Scheels store; the footprint is 115,000 
square feet. Retail is a permitted use. The proposed retail building will be on Outlot H, which will need 
to be replated into a legal Lot and Block. Site plan review is a zoning requirement; in-depth review of 
access and utilities will be part of the overall development review along with a building permit.  
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Access is under review at this time with the Engineering Department and Anoka County. As proposed, 
there will be truck access off Radisson Road, sharing the current access with Kwik Trip. There is a right-
in right-out onto Nassau Street, which will be turned into a development access rather than a public 
street, and a new round about for full access.  
 
Evaluation of Request  
Planning Analysis 
Zoning 

The subject site is zoned 105th Avenue Redevelopment District (RD). 
  
Surrounding Zoning and uses 
The site is east of Nassau Street and west of Kwik Trip. The site is zoned RD. Property to the east (Kwik 
Trip) is zoned Planned Business District (PBD). The parcels to the west and north are zoned RD. 
 
Existing Conditions 
Grading and utility work is taking place onsite. 
 
Evaluation of Request  
Site Plan  
The proposed site plan is for a 250,000-square foot Scheels store. Parking will take place on a separate 
parcel, but will be surface parking and the Scheels main parking lot. A parking ramp is proposed for the 
development that will also provide parking for Scheels. 
  
Standards 

Section 30.910 outlines development standards for commercial development in the 105th Avenue 
Redevelopment Zoning District. 
(a) Setbacks. A consistent street edge must be maintained at the right-of-way line along all street 
frontages. Street edge elements may consist of the principal building, landscaping, outdoor seating, or a 
combination of these elements. Exceptions may include: property is adjacent to a water feature, surface 
parking or other instances the city council deems appropriate.  
(b) Building height. All buildings shall be in compliance with Federal Aviation Administration 
regulations.  
(c) Sidewalks are required along all public and private streets. The location and alignment of new 
sidewalks shall connect directly to existing sidewalk network.  
(d) Mechanical equipment. All mechanical equipment shall be screened and properly maintained with 
material similar to the material used on the main structure. Screened mechanical equipment shall not 
be located in the front or street side yards.  
(e) Trash enclosure. Refuse facilities shall be located only in the side yards or rear yards when feasible. 
Refuse facilities may be located in the front yard subject to approval of the zoning administrator. Such 
facilities shall be constructed of masonry materials such as brick or textured block in colors compatible 
with the principal structure. Such facilities shall have solid gates.  
 
Parking 
Parking areas shall have access to a public alley or street. Driveways shall be located to minimize 
interference with traffic movement. Parking will be reviewed as part of the site plan. A parking analysis 
is required as part of the review. On-street parking, parking structure, and shared parking are 
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encouraged. 
(a) Surface parking. 
     (1) Parking lots, when feasible, should be located to the rear of the buildings, or side yard.  

(2) When parking areas abut the street, the sidewalk edge must be delineated with landscaping, 
architectural fencing (meeting design guidelines) or other decorative features.  

 
(b) Parking structure. 

(1) Parking structures shall be appropriately located and behind the rear of the building when 
practical.  
(2) Parking structures abutting any public street or walkway shall be compatible with the materials 
and architectural style of surrounding buildings.  
(3) Parking structures shall be designed so that vehicles are not visible from the sidewalk and the 
only opening at the street level are those to accommodate vehicle ingress and egress  
(4) Snow storage areas shall not be located in the front or side yard abutting a street. If storage is not 
accommodated onsite it should be hauled out.  

 
(c) Shared parking. 

(1) One or more businesses may provide the required off-street parking facilities by joint use of one 
or more sites where the total number of spaces provided are less than the sum of the total required 
for each business should they provide them separately.  
(2) The following are required for shared parking.  

(aa) The building or use for which off-street parking facilities will be provided by another building 
or use shall be located within 800 feet of such parking facilities.  
(bb) There shall be demonstrated no substantial conflict in using shared facilities through a 
professional parking analysis.  
(cc) Shared parking facilities shall record with the county an irrevocable covenant running with the 
land. A certified copy of the recorded agreement shall be provided to the zoning administrator 
prior to issuance of a building permit.  

 
(e) The off-street parking requirements shall be established by the zoning administrator based upon the 
characteristics and functional similarities between uses including, but not limited to: the size of building, 
type of use, number of employees, expected volume and turnover of customer traffic, and expected 
frequency and number of delivery or service vehicles. For structures containing multiple uses, each 
shall be calculated separately. The requirements may be revised upward or downward by the city 
council as part of an application for a conditional use permit based on verifiable information pertaining 
to parking.  
 
(f) Parking analysis requirements. A parking analysis is required when a new building is proposed on a 
site, for tenant improvements or when a more intense use is proposed in an existing building. The 
parking analysis is to be prepared by a professional who has knowledge and experience with parking 
needs and assessments. The analysis should consist of the following information:  

(1) A site plan of the property identifying where the proposed project is located, showing all existing 
uses/tenant spaces and all existing parking space locations.  
(2) Parking analysis matrix that includes (1) names of all existing/proposed uses with tenant address; 
(2) each tenants total building square footage existing and proposed (3) lists dining and seating 
counts for restaurant, bar, brewery, cocktail room and coffee shop uses; and (4) lists an accurate 
total number of all existing parking spaces on-site.  
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(3) Proposed parking layout and number of stalls for the development.  
(4) Floor plan layouts may be required to determine relevant seating areas and other-relevant 
square-footage areas.  
(5) Parking adequacy should be determined prior to making major financial and legal commitments 
related to the property. In some cases, insufficient on-site parking may prevent the proposed 
project/use from being permitted.  

 
Scheels will utilize a surface parking lot with 480 stalls and a parking ramp with 750 parking stalls for a 
total of 1,230 stalls available. Section 33.13 of the zoning code requires one parking space for each 200 
square feet of floor area for the first 100,000 square feet, plus one per 350 square feet of floor area 
thereafter. Based on these calculations, the proposed retail store requires 945 stalls. This is met 
through surface and shared parking in the ramp.  
 
Architecture 
[Exterior wall finishes.] At least seventy-five percent (75%) of all exterior wall finishes on any building 
shall be comprised of a combination of at least three of the following materials with all materials 
present on each elevation. All buildings must meet and be consistent with design guidelines. 
(a) Brick. 
(b) Natural or cultured stone. 
(c) Glass. 
(d) Stucco. 
(e) Cementous siding. 
(f) Architectural metal. 
(g) Integrally colored rock-faced block. 
(h) The remaining portion of all exterior wall finishes shall be comprised of any combination of 
decorative, rock faced concrete block and other comparable or superior materials as approved by the 
zoning administrator. All materials subject to zoning administrator approval.  
(i) All buildings to incorporate a four-sided design 
(j) Franchises or national chains with standardized architecture and signage shall comply with the 
standards contained in this section. Aggressive and bright signage must be altered and scaled down to 
meet the intentions of these standards.  
(k) Building articulation elements shall be provided at a maximum average spacing of 40 feet.  
The proposed building is comprised of Metal, EIFS, glass, brick, natural stone and precast. The 
elevations will need to be modified to reflect a four-sided design, to include an average spacing of 40 
feet for building articulation and to ensure that at least three elements are reflected on each side. 
  
Façade articulation shall be provided through any of the following elements: 
(1) A projecting bay, entry vestibule, or recess extending from the ground level through the second 
floor. 
(2) A ground-level recess. 
(3) A change in the rhythm of windows at the ground level and second floor, combined with a change of 
parapet height or material. 
   
(m) All buildings shall have at least one customer entrance facing an abutting public or private street, 
rather than just the parking area. A building may have more than one entrance. Customer entrances 
shall be open to the public during business hours. 
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• The main entrance faces what is currently Nassau Street. 

  
(n) Main building entrances shall be architecturally emphasized and visible from the street by utilizing 
design features such as awnings, pillars, special building materials or architectural details. 

• The buildings have metal awnings that provide a material change, which are visible from the 
street. 

 
(o) All buildings shall provide ground floor windows along facades, parks, plazas or other public outdoor 
spaces. Darkly tinted windows or windows that block two-way visibility are prohibited. 

• The buildings meet this requirement. 

 
Landscaping 
The use of window boxes, hanging flower baskets, or other seasonal landscaping is encouraged. 
Window boxes, hanging plants and planters should be near entrances.  
(a) The periphery of all parking lots shall be well landscaped along the public right-of-way to maintain an 
edge that contains low shrubs, decorative fencing (per design guidelines) or a combination of these 
elements.  
(b) Trees, shrubs, groundcover, and perennial plantings shall be required at the base of a parking 
structure. Perimeter planters may be required around the upper-level decks of the parking structure, 
particularly when facing a public right-of-way.  
(c) Sodding and ground cover. All open areas of any site not occupied by building, parking, or storage, 
shall be sodded over four inches of topsoil. Exceptions to this are as follows:  
(1) Seeding over four inches of topsoil of future expansion areas as shown on approved plans.  
(2) Undisturbed areas containing existing natural vegetation which can be maintained free of foreign 
and noxious materials.  
(3) Areas designated as open space for future expansion area properly planted and maintained with 
grass.  
 
All signage should comply with Section 30.916. 
 
Engineering Analysis 
Engineering analysis will take place through grading and utility permits, along with building permits. 

 
Strategic Plan Relationship 
 
 
Board/Commission Review 
 
 
Financial Impact 
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Public Outreach/Input 
 
 
Staff Recommendation 

In Planning Case File No. 25-0040, it is recommended that the Planning Commission recommend 
approval of the site plan for Scheels (retail store) with the following conditions: 

1. Preliminary and final plat approval shall be completed prior to the issuance of a building permit. 
2. A shared parking and access agreement shall be submitted with the building permit. 
3. The elevations shall be modified to reflect a four-sided design, to include an average spacing of 

40 feet for building articulation and to ensure that at least three elements are reflected on each 
side and submitted with the building permit.  

 
Attachment List 

1. Attachments 
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EB Blaine Development LLC

Page 91 of 103



FFE=903.00

32

66

64

64

48

50

50

26

481-9'x18' STALLS

HC HC

HC HC

HC HC

HC HC

HC HCHC HC

HC

HC

184-9'x18' STALLS

HC HC

66

ADJUST INTERSECTION TO PREVENT LEFT TURNS
ADJUST INTERSECTION TO ALLOW WB-67 TRUCK TURNING

EXTEND LEFT TURN LANE
CLOSE OFF MEDIAN

RIGHT IN/RIGHT OUT ONLY

115,000 SF RETAIL

7,500 SF
LOADING

PARKING
190 STALLS PER FLOOR

HOTEL

2626

26

15

26

FUTURE MULTI-FAMILY

FUTURE MULTI-FAMILY

INVICTUS

FO
O

D
 H

A
LL

HC HC

26 26 13 15

TIE INTO EX.
PAVEMENT

LOUCKS

W
:\

20
23

\2
30

26
C

\C
A

D
D

 D
A

TA
\C

IV
IL

\_
d

w
g

 W
o

rk
in

g
 F

ile
s\

C
23

02
6C

-S
IT

E
 N

E
W

 R
E

TA
IL

 O
P

TI
O

N
 3

-J
R

M
-p

ar
ki

ng
P

lo
tt

ed
: 0

7 
/2

1 
/ 

20
25

   
5:

12
 P

M

7200 Hemlock Lane, Suite 300
Maple Grove, MN 55369
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CADD files prepared by the Consultant for this project are
instruments of the Consultant professional services for use solely
with respect to this project. These CADD files shall not be used
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permitted to obtain copies of the CADD drawing files for
information and reference only. All intentional or unintentional
revisions, additions, or deletions to these CADD files shall be
made at the full risk of that party making such revisions, additions
or deletions and that party shall hold harmless and indemnify the
Consultant from any & all responsibilities, claims, and liabilities.
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PARKING LOT

EXHIBIT
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WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.
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Engineering Review

Truck Only Access 
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Scheels
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