NOTICE OF AGENDA
PLANNING COMMISSION*
FOREST LAKE CITY CENTER
FOREST LAKE, MINNESOTA
Janauary 10, 2018
7:00 p.m.
1. Call to Order
2. Roll Call
3. Pledge of Allegiance
4. Approve the Agenda
5. Approve Planning Commission Meeting Minutes from December 13, 2017
6. Zoning Text Amendment regarding Licensed Residential Facilities: Kraus Anderson,
applicant
7. Headwaters- Walker Property Concept Site Plan Review (discussion)
8. Other
9. Adjourn

*A quorum of the City Council is possible at this Planning Commission Meeting

Planning Commission

1408 Lake Street South
Forest Lake, MN 55025

Regular Meeting

www.ci.forest-lake.mn.us

~ Minutes ~

Bailey Fencil

7:00 PM

Forest Lake City Center

Wednesday, December 13, 2017

Call to Order
Attendee Name
Paul Girard
Michael Kuehn
Eric Langness
Michael Black
Steve Cunningham
Gary Lee
Kevin Miller
Dennis Batty

Planning
Planning
Planning
Planning
Planning
Planning
Planning
Planning

Roll Call

3.

Pledge of Allegiance

4.

Approve the Agenda

1.

Motion To:

Approve Planning Commission Meeting Minutes from November 8, 2017.
Motion To:

Approve Planning Commission Meeting Minutes from November 8, 2017

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

6.

ADOPTED [UNANIMOUS]
Gary Lee, Planning Commissioner
Eric Langness, Planning Commissioner
Kuehn, Langness, Black, Cunningham, Lee, Batty
Paul Girard, Kevin Miller

D
R

1.

Arrived

Approve the Agenda

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

5.

Status
Absent
Present
Present
Present
Present
Present
Absent
Present

AF

2.

Title
Commissioner
Commissioner
Commissioner
Commissioner
Commissioner
Commissioner
Commissioner
Commissioner

T

1.

ADOPTED [UNANIMOUS]
Dennis Batty, Planning Commissioner
Eric Langness, Planning Commissioner
Kuehn, Langness, Black, Cunningham, Lee, Batty
Paul Girard, Kevin Miller

Timber Ridge Apartments (4777 19th Street SW)– Final PUD Amendment
Review
Zoning Administrator Donovan Hart presented the final PUD Amendment Review for Timber
Ridge and stated the preliminary PUD has been approved by the City Council as well as the
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Zoning Map. Final PUD Amendment submittal includes Planning Commission's
recommendations on architecture.
Amanda Johnson, an employee for Timber Ridge LLC was present to represent developer
Mark Lambert and answer any questions the Planning Commission had.
The Planning Commission questioned the amount of parking spaces that would be on the
property, Zoning Administrator Hart started 99 surface spots, 57 garage spots. Amanda
Johnson concurred.

AF

T

Commissioner Black noted he appreciated all changes made to the site plan. He also stated
he would like to see a dog run on the development and they cannot expect people to walk
dogs across the road into the park. He suggested a 30x60 fenced in dog run with artificial
turf and proper facilities since tenants are allowed to have pets on the property. Zoning
Administrator Hart reminded the Commission that there is not a requirement for dog runs if
tenants are allowed pets. Commissioner Langness asked where Commissioner Black
suggested they add the dog run. Commissioner Black said on the Northwest side of the
area. Commissioner Langness did not disagree but was not sure if a dog run would be
necessary since there is a nearby park and a 30x60 dog run would be on the extreme side.
Commissioner Lee added that he has heard from people who managed dog parks and he
would be very opposed to a fenced in area for dogs to relieve themselves and prefers a
walking path for that. Amanda Johnson added the concern of a fenced in area for dogs
would encourage off leash pets which is a big liability and danger in addition to being
unsanitary. Arbor Ridge does not have many pets residing with tenants. Commissioner
Cunningham added over the last several years he has heard from members of senior living
facilities that learned quickly that those that have pets do not abide by managing the clean
up of their pets.
Commissioner Lee asked what the timeline for Timber Ridge would be. Amanda Johnson
stated after final approvals they are hoping for Spring 2018.
Motion To:
Submitted

Approve Timber Ridge Apartments Final PUD Amendment Review as

D
R

1.

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

7.

ADOPTED [UNANIMOUS]
Gary Lee, Planning Commissioner
Eric Langness, Planning Commissioner
Kuehn, Langness, Black, Cunningham, Lee, Batty
Paul Girard, Kevin Miller

Zoning Text Amendment Discussion: Temporary Commercial and Noncommercial Signs
Zoning Administrator Hart presented on the topic of temporary commercial and
noncommercial signs. He noted a banner permit is free for 30 days and is allowed four times
per year with a maximum of 40 square feet on the wall with one per business at a time.
Sandwich boards are also very popular in Forest Lake and encouraged. Zoning Administrator
Hart questioned on if Forest Lake wanted to expand banner rules and if banner size should
be increased if businesses have a larger frontage or for bigger box stores.
Commissioner Langness mentioned he prefers the percentage of building wall signs versus
fixed amount on how big the building is.
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The Planning Commission also discussed the greater impact signs would have if they could
be on the sides of buildings versus only the on the front or if businesses could put up two
signs on their buildings.
Zoning Administrator Hart also discussed political signs and the confusion of placement
during the 2016 election. He proposed a special season for political signs- possibly 46 days
prior to election and ten days following and for noncommercial signs to be placed five feet
from the edge of public streets, not to effect traffic.
Commissioner Lee asked if there is a permit needed for political signs, Zoning Administrator
Hart stated there is not as it would violate first amendment rights and cities that regulate
that have ended up in court.
Commissioner Langness suggested signs should be regulated with five feet from road,
sidewalk, trail or utility as the intent would be that people would be able to put up signs
between homes and street. He suggested language be added in example of “right of way

T

placement requires permission of landowner and street between street and property”.

8.

Other

9.

Adjourn

AF

Zoning Administrator Hart noted this was only for discussion, no motion needed and he is
going to check on political sign size allowance with the city attorney.

The meeting was adjourned at 8:12 PM.
Motion To:

Adjourn

D
R

1.

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

Planning Commission

ADOPTED [UNANIMOUS]
Gary Lee, Planning Commissioner
Dennis Batty, Planning Commissioner
Kuehn, Langness, Black, Cunningham, Lee, Batty
Paul Girard, Kevin Miller
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Zoning Administrator Staff Report

Date: January 3, 2018
To: City of Forest Lake Planning Commission
From: Donovan Hart, Zoning Administrator
Re: Zoning Code Text Amendment to expand residential care facility flexibility in MF zoning district

Background
Kraus Anderson Co. has submitted a Zoning Code Text Amendment application to remove language in
the Zoning Code that restricts Licensed Residential Facilities serving more than 10 persons to being
located only in existing single-family dwellings within the Multiple Family (MF) zoning district. The
Zoning Code Text Amendment proposes to insert text that would allow a large residential care facility
without the single-family home location restriction. It would then be governed as a Conditional Use
subject to the same criteria that govern all licensed residential facilities.
Kraus Anderson, in partnership with Cambia Hills, a non-profit service provider, has approached the City
about locating a large residential care facility on MF-zoned property at the intersection of Hwy. 61 and
County Road 50 (but has submitted no formal application for site plan approval). Though this initial
zoning text amendment application is not a site plan or CUP application, in the interest of transparency
and providing a full picture of the zoning text request, the applicant has provided a concept site plan of
the residential care facility, focused on the treatment of teens with mental illness, located along Hwy.
61. It is envisioned that the Shadow Creek Stables and adjoining buildings currently on the property
would remain and be part of an equine therapy program for patients.

Discussion
Specifically, the Amendment deletes one sentence in the Assessory Conditional Use section (153.323
(E)(2)(b): “Residential facility, licensed serving more than 10 persons in an existing single family home
only” ) and insert a similar sentence in the Conditional Use section (153.323 (E)(1)(e): “Residential
facility, licensed – serving more than 10 persons.”) within the MF zoning district standards.
Currently, if a residential care facility is sited within the MF zoning district it must be an accessory to a
permitted use and be located within an existing single-family dwelling. (§153.323 (2)(b): Residential
facility, licensed - serving more than 10 persons in an existing single-family home only.”) However, the
zoning code also limits the number of unrelated persons living in a single-family dwelling to six
individuals ( § 153.075: “No more than 6 persons not related by blood, marriage, or adoption can reside
in a single-family residential dwelling.”)
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This creates the situation where the existing MF zoning district standard for larger licensed residential
facilities requires that the use be an accessory to a permitted use and be located in a single-family home
where the 10+ occupants are related to one another. These conditions severely limit the location of a
large residential care facility. On the other hand, a nursing home, which closely resembles a large
residential care facility with the exception that the occupants may be older, is a Conditional Use in the
MF zoning district without any restriction on the type of structure it is within.
As a Conditional Use licensed residential facilities are regulated by their location (i.e. zoning district) and
a set of standards they must comply with that are found in the Standard for Uses section of the Zoning
Code at § 153.096 (BB):
Residential facility, licensed.
(1) A residential facility serving 1 to 10 individuals and appropriate staff shall be allowed in all
residential and agricultural districts.
(2) A residential facility serving over 11 individuals and appropriate staff shall be allowed with a CUP
in all commercial and industrial districts.
(3) All appropriate licenses must be obtained from state and county agencies.
(4) The facade facing the public right-of-way or roadway of any dwelling unit used for a residential
care facility in the agricultural and residential districts shall be maintained as a residential dwelling.
(5) No residential facility shall provide accommodations to persons whose tenancy would constitute
a direct threat to the health and safety of other individuals.
The facility cannot accept court ordered referrals for treatment in lieu of incarceration without adequate
security.
(6) Off-street parking standards of this chapter must be met.
(7) Adequate utilities, including sewage disposal, must be available.
(8) All building and fire codes must be met.
(9) Residential care facilities shall not be closer than 1,000 feet to each other.
The proposed text amendment is not in conflict with the requirements in these Use Standards.
Criteria for Evaluating Zoning Text Amendments
The Zoning Code recognizes that a zoning text amendment is a legislative act “not controlled by any
particular standard.” However, the Zoning Code does provide a set of criteria that the Planning
Commission and City Council must consider when making a recommendation and decision. The criteria
are:






The relative gain to the public, as compared to the hardship imposed upon the applicant.
The consistency of the proposed amendment with the Comprehensive Plan.
The consistency of the proposed amendment with the intent and general regulations of this
chapter.
Whether the proposed amendment corrects an error or omission, adds clarification to existing
requirements, or reflects a change in policy.
Whether the proposed amendment provides a more workable way to achieve the intent and
purposes of this chapter and the Comprehensive Plan.
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That the proposed amendment will benefit the residents of the city as a whole, and not just the
applicant, property owner(s), neighbors of any property under consideration, or other special
interest groups, and the extent to which the proposed use would be in the public interest.
The extent to which the proposed amendment creates nonconformities.
The extent to which the proposed amendment is consistent with the overall structure and
organization of this chapter.

It is staff’s perspective that the proposed text amendment provides a relative gain to the public in which
a care facility is provided that may serve local teens without traveling far for treatment; the proposed
amendment is consistent with the Comprehensive Plan; corrects an apparent error in inconsistent
standards for similar facilities; and proposes to make the use a Conditional Use similar to how the use is
dealt with in other zoning districts.
City Attorney Review
The City Attorney has reviewed the proposed zoning text amendment and notes that the amendment is
one step toward making the Zoning Code consistent in its treatment of Licensed Residential Facilities.
She advocates a comprehensive review of how Licensed Residential Facilities are governed by the
Zoning Code and text changes to remove errors and omissions. The text of Ms. Nason’s email follows
this staff report.
Municipal Fiscal Policy
There is a policy consideration that is relevent to this text amendment request. The text amendment will
apply to all properties zoned MF, which due to the intensity of development of these properties with
multiple family development and associated site improvements, represent significant contributions to
the City’s tax base, which funds city services and local schools. Many licensed residential facilities are
owned by non-profit entities, which removes the property from the local tax base. Although a nonprofit
organization may provide an annual voluntary contribution to the City in the form of a payment in lieu of
taxes, there is no mandatory requirement that a nonprofit organization do so. By limiting the large
residential care facility to an existing single-family home the current zoning text language necessarily
limited the impact to the City’s tax base. As a practical matter there are few properties currently zoned
MF that would be redeveloped from apartments to a residential care facility, but it should be noted that
there could be a municipal fiscal impact to this zoning text amendment.

Recommendation
Staff recommends a Planning Commission recommendation of City Council approval of the proposed
zoning text amendment to allow Licensed Residential Facilities that serve more than 10 persons to be
located in the Multiple Family zoning district without the restriction that the facility be located in an
existing single-family dwelling.
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Text of January 3, 2018 email from the City Attorney to the Zoning Administrator
Donovan,
Applicant Michael Hille/Krause Anderson has submitted an application for a zoning ordinance
text amendment that would allow a Licensed Residential Facility serving more than ten persons
as a Conditional Use in the MF-Multiple Family zoning district. Within the MF zoning district,
Licensed Residential Facilities are permitted as follows:




As an accessory use when serving 6 or fewer persons in an existing single-family dwelling
As an accessory use with a certificate of compliance when serving 7 to 10 persons in an
existing single-family dwelling
As a conditional accessory use when serving more than 10 persons in an existing singlefamily dwelling

The proposed Zoning Ordinance text amendment proposed by the applicant would amend the
language found in Section 153.323 of the Zoning Ordinance as follows:
(E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the MF District (requires a conditional use permit based upon procedures set
forth in and regulated by § 153.034).
(1) Principal uses.
(a) Essential services, governmental buildings and storage;
(b) Essential services, utility substations;
(c) Manufactured home park;
(d) Nursing home.
(e) Residential facility, licensed – serving more than 10 persons.
(2) Accessory uses.
(a) Day care facility, licensed - serving more than 14 persons in an existing single-family
home only;
(b) Residential facility, licensed - serving more than 10 persons in an existing single-family
home only;
(3) Other uses similar to those permitted in this section as determined by the Planning
Commission and City Council.
It is worthwhile to note that a “Residential Facility, Licensed” is defined in Section 153.010 of the
zoning ordinance as follows:
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RESIDENTIAL FACILITY, LICENSED. Any facility required to be licensed by a governmental
agency, public or private, which for gain or otherwise regularly provides 1 or more persons with
24 hours per day substitute care, food, lodging, training, education, supervision, habilitation,
rehabilitation, and treatment they need, but which for any reason cannot be furnished in the
person’s own home.

Additional restrictions related to Licensed Residential Facilities are found in Section 153.096 of
the zoning ordinance and include the following:

§ 153.096 STANDARDS FOR USES.
All of the following uses must comply with the listed standards as well as the rules and
regulations of federal, state, and county agencies. Additional standards may be required for
specific applications.
(BB) Residential facility, licensed.
(1) A residential facility serving 1 to 10 individuals and appropriate staff shall be allowed in
all residential and agricultural districts.
(2) A residential facility serving over 11 individuals and appropriate staff shall be allowed
with a CUP in all commercial and industrial districts.
(3) All appropriate licenses must be obtained from state and county agencies.
(4) The facade facing the public right-of-way or roadway of any dwelling unit used for a
residential care facility in the agricultural and residential districts shall be maintained as a
residential dwelling.
(5) No residential facility shall provide accommodations to persons whose tenancy would
constitute a direct threat to the health and safety of other individuals.
The facility cannot accept court ordered referrals for treatment in lieu of incarceration without
adequate security.
(6) Off-street parking standards of this chapter must be met.
(7) Adequate utilities, including sewage disposal, must be available.
(8) All building and fire codes must be met.
(9) Residential care facilities shall not be closer than 1,000 feet to each other.
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In order to avoid confusion and inconsistency, I would suggest that changes be made to the
language found in Section 153.096 (BB) (1) and (2) to clarify where and how Licensed Residential
Facilities are permitted in the City. I would note that Licensed Residential Facilities are currently
permitted in several of the City’s zoning districts as follows:

§ 153.316 CONSERVANCY (C) DISTRICT.

(C) Accessory uses. Subject to applicable provisions of this chapter, the following accessory
uses in the C District are allowed only when it is an accessory to an existing principal permitted
use on the same lot. All accessory uses must meet the procedures set forth in and regulated by
§§ 153.110et seq.
(6) Residential facility, licensed - serving 6 or fewer persons;

(D) Certificate of compliance. Subject to applicable provisions of this chapter, the following are
uses in the C District that require approval by a certificate of compliance as set forth in and
regulated by § 153.029.
(2) Accessory uses.
(g) Residential facility, licensed - serving 7 to 10 persons.
E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the C District (requires a conditional use permit based upon procedures set
forth in and regulated by § 153.034.)
(2) Accessory uses.
(f) Residential facility, licensed - serving more than 10 persons.

§ 153.317 AGRICULTURE (A) DISTRICT.

(C) Accessory uses. Subject to applicable provisions of this chapter, the following permitted
accessory uses in the A District are allowed only when it is an accessory to an existing principal
permitted use on the same lot. All accessory uses must meet the procedures set forth in and
regulated by §§ 153.110et seq.
(6) Residential facility, licensed - serving 6 or fewer persons;

(D) Certificate of compliance. Subject to applicable provision of this chapter, the following are
uses in the A District that require approval by a certificate of compliance as set forth in and
regulated by § 153.029.
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(2) Accessory uses.
(g) Residential facility, licensed - serving 7 to 10 persons;
(E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the A District (requires a conditional use permit based upon procedures set
forth in and regulated by § 153.034).
(1) Principal uses.
(2) Accessory uses.
(g) Residential facility, licensed - serving more than 10 persons;

§ 153.318 RURAL RESIDENTIAL (RR) DISTRICT.

(C) Accessory uses. Subject to applicable provisions of this chapter, the following accessory
uses in the RR District are allowed only when it is an accessory to an existing principal permitted
use on the same lot. All accessory uses must meet the procedures set forth in and regulated by
§§ 153.110et seq.
(6) Residential facility, licensed - serving 6 or fewer persons;
(D) Certificate of compliance. Subject to applicable provision of this chapter, the following
are uses in the RR District that require approval by a certificate of compliance as set forth in and
regulated by § 153.029.
(2) Accessory uses.
(g) Residential facility, licensed - serving 7 to 10 persons;
(E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the RR District (requires a conditional use permit based upon procedures set
forth in and regulated by § 153.034).
(2) Accessory uses.
(h) Residential facility, licensed - serving more than 10 persons;

§ 153.319 SINGLE-FAMILY (SF) RESIDENTIAL DISTRICT.
(C) Accessory uses. Subject to applicable provisions of this chapter, the following accessory
uses in the SF District are allowed only when it is an accessory to an existing principal permitted
use on the same lot. All accessory uses must meet the procedures set forth in and regulated by
§§ 153.110et seq.
(4) Residential facility, licensed - serving 6 or fewer persons;
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(D) Certificate of compliance. Subject to applicable provisions of this chapter, the following
are uses in the SF District that require approval with a certificate of compliance as set forth in
and regulated by § 153.029.
(1) Accessory uses.
(d) Residential facility, licensed - serving 7 to 10 persons.
(E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the SF District (requires a conditional use permit based upon procedures set
forth in and regulated by § 153.034).
(1) Principal uses.
(g) Residential facility, licensed - serving more than 10 persons.
§ 153.320 MIXED RESIDENTIAL, SINGLE-FAMILY, AND TOWNHOUSE (MXR-1)
DISTRICT.
(C) Accessory uses. Subject to applicable provisions of this chapter, the following accessory
uses in the MXR-1 District are allowed only when it is an accessory to an existing principal
permitted use on the same lot; all accessory uses must meet the procedures set forth in and
regulated by §§ 153.110et seq.
(4) Residential facility, licensed - serving 6 or fewer persons;
(E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the MXR-1 District (requires a conditional use permit based upon procedures
set forth in and regulated by § 153.034).
(1) Principal uses.
(f) Residential facility, licensed - serving more than 10 persons;
(2) Accessory uses.
(a) Residential facility, licensed - serving 7 to 10 persons;

§ 153.321 MIXED RESIDENTIAL, SINGLE AND TWO-FAMILY (MXR-2)
DISTRICT.
(C) Accessory uses. Subject to applicable provisions of this chapter, the following accessory
uses in the MXR-2 District are allowed only when it is an accessory to an existing principal
permitted use on the same lot. All accessory uses must meet the procedures set forth in and
regulated by §§ 153.110et seq.
(4) Residential facility, licensed - serving 6 or fewer persons;
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(D) Certificate of compliance. Subject to applicable provisions of this chapter, the following
are uses in the MXR-2 District that require approval with a certificate of compliance as set forth
in and regulated by § 153.029.
(1) Accessory uses.
(d) Residential facility, licensed - serving 7 to 10 persons;
(E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the MXR-2 District (requires a conditional use permit based upon procedures
set forth in and regulated by § 153.034).
(2) Accessory uses.
(b) Residential facility, licensed - serving more than 10 persons;

§ 153.322 MIXED RESIDENTIAL (MXR-3) DISTRICT.
(C) Accessory uses. Subject to applicable provisions of this chapter, the following accessory
uses in the MXR-3 District are allowed only when it is an accessory to an existing principal
permitted use on the same lot. All accessory uses must meet the procedures set forth in and
regulated by §§ 153.110et seq.
(4) Residential facility, licensed - serving 6 or fewer persons;
(D) Certificate of compliance. Subject to applicable provision of this chapter, the following
are uses in the MXR-3 District that require approval with a certificate of compliance as set forth
in and regulated by § 153.029.
(1) Accessory uses.
(c) Residential facility, licensed - serving 7 to 10 persons;
(E) Conditional uses. Subject to applicable provisions of this chapter, the following are
conditional uses in the MXR-3 District (requires a conditional use permit based upon procedures
set forth in and regulated by § 153.034).
(2) Accessory uses.
(d) Residential facility, licensed - serving more than 10 persons;

§ 153.340 AGRICULTURE PRESERVE (AP) OVERLAY DISTRICT.
(C) Accessory uses. Subject to applicable provisions of this chapter and M.S. § 473H.17, as it
may be amended from time to time, the following permitted accessory uses in the AP District are
allowed only when they are accessory to an existing principal permitted use on the same lot. All
accessory uses must meet the procedures set forth in and regulated by §§ 153.110et seq.
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(6) Residential facility, licensed - serving 6 or fewer persons;
(D) Certificate of compliance. Subject to applicable provision of this chapter and M.S. Ch.
473H, as it may be amended from time to time, the following are uses in the AP District that
require approval by a certificate of compliance as set forth herein and regulated by § 153.029.
(2) Accessory uses.
(i) Residential facility, licensed - serving 7 to 10 persons;
(j) Towers (see § 153.096).
(E) Conditional uses. Subject to applicable provisions of this chapter and M.S. § 473H.17, as
it may be amended from time to time, the following are conditional uses in the AP District
(requires a conditional use permit based upon procedures set forth in and regulated by
§ 153.034).
(2) Accessory uses.
(g) Residential facility, licensed - serving more than 10 persons;
In other words, I think that three things need to happen regarding this matter:
1. An ordinance amending the language of the City’s zoning ordinance to make the
requested changes needs to be prepared.
2. The language in Section 153.096 should be amended to reflect where and how Licensed
Residential Facilities are allowed within the City.
3. It would be a good time to review what zoning districts Licensed Residential Facilities
are allowed in, and if any additional changes should be made to the City’s zoning
ordinance regarding where and how these facilities are allowed to operate within the
City’s various zoning districts.
Please call to discuss once you’ve reviewed this (very) lengthy e-mail!
Bridget
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MEMORANDUM
To:

Donovan Hart
City of Forest Lake

From:

William D. Matzek, P.E., Brandon Elegert, P.E.
Kimley-Horn and Associates, Inc.

Date:

December 14, 2017

Subject:

Zoning Text Amendment Narrative – 6150 202nd Street North (20.032.21.41.0001)

ZONING T EXT AMEND MENT
The existing parcel is located at 6150 202nd Street North in the City of Forest Lake. The parcel is
approximately 11.80 acres and is currently utilized as agricultural land.
The proposed Zoning Code text amendment to the MF (Multi Family District) Zoning District would
consist of the deletion of the following:
153.323 (E)(2)(b): Residential facility, licensed serving more than 10 persons in an existing single
family home only;
And would consist of the insertion of:
153.323 (E)(1)(e): Residential facility, licensed – serving more than 10 persons
The proposed zoning text amendment would fit into the zoning pattern of the neighborhood and the
entire City. The site is currently zoned as multifamily. Sites within the multifamily district allow for a
maximum density of 15 units per net acre per the City of Forest Lake Zoning Code. The proposed
use would be within the required number of units as specified by the Zoning Code. The easterly lot
would be proposed to maintain the existing characteristics of the site, but would allow for future
redevelopment in conformance with the City of Forest Lake Zoning Code.
The proposed development would have many of the characteristics of a multifamily development.
The development is proposed to be placed along the Highway 61 right-of-way which would generally
attract a higher density development. The parcel east of the proposed building is planned to have
outdoor uses such as; trails, accessory structures, and activity areas which would provide a transition
from a denser development to the existing townhouse and single family residential district east of

kimley-horn.com

2550 University Avenue West, Suite 238N, St. Paul, MN 55114

651-645-4197
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Goodview Avenue. The adjacent land uses to the Site are; the airport to the west, industrial to the
south, townhouse and single family to the east, and industrial and single family to the north.
The proposed use would fit into the general zoning plan for the City in concentrating denser
development along Highway 61 and providing transition from higher density to lower density
development types.

kimley-horn.com

2550 University Avenue West, Suite 238N, St. Paul, MN 55114

651-645-4197
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Administrator Staff Report
Date:

January 3, 2018

To:

City of Forest Lake Planning Commission

From: Donovan Hart, Zoning Administrator
Re:

Concept Plan Review for Headwaters Walker Property

Applicant and Owner: Len Pratt, Pratt Homes; property by Fenway Investments and City of Forest Lake
Location:

Forest Road & Fitzgerald Trail, north of the Hardwood Creek Transit Center

Zoning District: Multiple Family and Industrial within the Headwaters PUD
Comprehensive Land Use Plan: High Density Residential and Park and Recreation

Background
Mr. Pratt has submitted a concept plan for the development of 25 detached single-family structures on
property located at his Headwaters MF-zoned property and what is currently City-owned land. The front
portion of the MF-zoned property may in the future be the location of a 45-unit apartment building.
Components of this project involve a land swap of property the Mr. Pratt owns in the Forest Lake
Industrial Park in exchange for an expanded area on which to build the homes, a Zoning Map
amendment, a Headwaters Planned Unit Development (PUD) amendment, a Major Subdivision, and a
Comprehensive Plan Amendment.
This concept plan review is for advisory purposes to aid the applicant in developing a more detailed
application.

Discussion
Mr. Pratt has identified this as the Walker property because of a previous proposal by Walker Methodist
to place senior housing on the MF-zoned property. There are several components to this project:







Rezoning of currently City-owned land from Industrial to MXR-1 and Mr. Pratt’s MF-zoned land
to MXR-1
Construction of medium density housing on land previously zoned for high-density housing and
introduction of medium density housing on property designated as Park and Recreation in the
Comprehensive Plan.
Exchange of property between the applicant and the City.
Major Subdivision of land to create a public road and a “town villa” development.
Opening up more land for possible medium density housing in the Headwaters PUD area.
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As shown in the figure at left:
 The original Walker MF-zoned property is
outlined in green.
 The City-owned area that is the area of
the potential land swap is outlined in
yellow.
 Mr. Pratt’s Industrial-zoned land, part of
the potential land exchange, is outlined in
brown.

Site Development
Setbacks & Lot Size
The proposed building setbacks and lot sizes would require a Headwater PUD amendment. The
proposed front setbacks are 25’ for front-loaded garages and 10’ for side-loaded garages, 7.5’ side
setback and 25’ rear setback. There is a minimum 5,000 square foot lot size. The minimum lot width is
proposed to be 45’ wide. The “villa home” building type was not in the original PUD but was included,
yet remains unbuilt, in the Headwaters 9th Addition. As shown in the attached PUD booklet page, a 47’
minimum lot width, 30’ minimum front setback, 7.5’ side setback, and 30’ rear setback was approved for
those homes by the LILA school.
There are extensive drainage and utility easements,
shown outlined in red in the figure to the right, on the
property (outlined in green). The drainage easements
would need to be analyzed to understand their current
utility and if deemed unnecessary, they could be vacated
or easement lines adjusted to permit development.
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Circulation
A single road with a 60’-wide right-of-way provides vehicle access
from Forest Road with a stub-end identified as “Trailhead &
Parking.” A trail linking the project with Forest Road is shown on
the Concept Plan. Also, the concept plan includes a trail
connecting the proposed development to the Fenway fields. This
trail location is consistent with a trail identified in the Headwaters
PUD booklet, shown as a green dashed line in the figure to the
right. The current sidewalk on the north side of Forest Road on the
property would have to be replaced in order for there to be a
seamless trail connection from the Hardwood Creek Trail to the
Fenway athletic fields.
Fire Access
In his review of emergency vehicle access and for emergency response, Fire Chief Newman finds the
concept plan acceptable but will further scrutinize truck-turning radius in the apartment building parking
lot and hydrant locations in future site plans.
General Comments
The City Engineer’s review letter provides a background of required permitting and City Engineering
Standards that the project would have adhere to. In addition, all stormwater runoff must be managed
onsite and any common areas within the detached townhome development would be privately
maintained. The area identified as “Trailhead & Parking” needs to be refined further to allow for vehicle
turnarounds. It is likely that the apartment building site plan application would be submitted prior to
final City and Metropolitan Council approval of the Pratt subdivision, so approval of the vehicle access
for that site would be contingent on a successful replatting of the property.
Regarding lot design, staff would prefer that side lot lines intersect perpendicularly with the front lot
lines in order to reduce future homeowner confusion on location of property lines. Alternatively,
individual detached townhome building sites could be placed in at an oblique angle to the public road
with surrounding common areas maintained by an HOA, which would reduce homeowner maintanence
and eliminate many neighbor boundary disputes.
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Development Standards:
Villa Detached Townhomes
Lot Width @ Setback:			
47 ft. min
Lot Depth:				
141 ft. min proposed
Lot Area:				7,126 sf (min)
Min. Buildable Area:			
2,200 sf (min)
Average Lot Area:			
9,700 sf proposed
Setbacks (Minimums)
Front Yard Setback:			
30’ min
Side Yard Setback:			
7.5’/7.5’ (15’ total)
Rear Yard Setback:			30’

Typical Product Elevations

Typical Housing Imagery

Typical Lot Detail
141’
7.5’ side setback
32’

street

30’

pad

front
setback

81’ pad

30’

rear
setback

47’

7.5’ side setback

* Illustrative elevations are artist’s rendition and subject to change based
on builder color palette
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Office of Engineering
1408 Lake Street South
Forest Lake, MN 55025
www.ci.forest-lake.mn.us

December 20, 2017

Mr. Donovan Hart
City of Forest Lake
1408 Lake Street South
Forest Lake, MN 55038
RE: Headwaters Villas - Preliminary Submittal Review
Dear Mr. Hart:
The City has recently been approached by representatives to develop the property owned by Fenway
Investments, parcel ID 2003221430004 (Walker Site) located within the DePonti 2nd Addition along the
north side of Forest Road North. Currently the City has received a concept plan for the site that also
includes a portion of City land north of the private site.
We provide the following preliminary comments for the submitted concept:
1. Prepare a Site Layout, Removal, Grading, Drainage, Utility, Landscaping, Erosion Control Plan,
and Signing & Striping Plan for the proposed improvements, for submittal to the City for the
development review process. The plans will need to be prepared by a licensed professional in
the State of Minnesota.
2. Plans will need to show storm water treatment facilities to meet overall site improvement
requirements from Rice Creek Watershed District (RCWD). The Owner will also have to obtain a
permit from RCWD.
• Proposed Rain Garden/Ponding will not be allowed over underground utilities.
3. A Stormwater Pollution Prevention Plan (SWPPP) shall be prepared for the project and shall be
included in the Construction Documents. The SWPPP shall be in accordance with the National
Pollution Discharge Elimination System Permit Requirements.
4. Several existing drainage and utility easements exists on the private parcel and City parcel that
will have to be reviewed and potentially vacated to meet setback and/or buffer requirements as
required by RCWD and the City of Forest Lake.
5. Provide verification that wetland boundaries have been delineated or approved by the Local
Government Unit (RCWD).
6. Applicant shall acquire all necessary permits and approvals.
7. Applicant shall be responsible for private utility installation.
8. Proposed driveway/street access changes along Forest Road N are acceptable but the existing
access to Forest Road N will have to be removed and restored.

______________________________________________________________________________
The City of Forest Lake is dedicated to providing friendly and efficient city services that enhance the quality of life
for those who visit, work and live in the community.

9. Water/Sewer/Storm utilities will be required to be constructed per City Engineering Standards
and Requirements. Any other infrastructure built within City right-of-way such as pathways and
sidewalks will also have to be in compliance with City Engineering Standards and Requirements.
Existing utility stub services will have to be reviewed and relocated to allow for construction
within the proposed road right-of-way.
10. Proposed 10’ trail extension will be required to be constructed, final alignment will be
determined during design and after an approved wetland delineation is received.
11. Proposed “trailhead & parking” area will have to be further defined.
12. This project will be responsible for the Metropolitan Council SAC Fee, City Core Sewer Fee, City
WAC Fee, Sanitary Sewer Area Charge, Water System Area Charge, and Park Dedication Fees.
The number of units shall be as determined by the Metropolitan Council.
13. A fully executed Development/Improvement Agreement must be in place prior to commencing
work.
Through the development process other items will be required, but the items listed above are the major
items that will need to be addressed. If there are any questions or concerns please feel free to contact
me anytime.
Sincerely,

Ryan J. Goodman, P.E.
City Engineer

______________________________________________________________________________
The City of Forest Lake is dedicated to providing friendly and efficient city services that enhance the quality of life
for those who visit, work and live in the community.

Concept Sketch Plan
Headwaters Walker Property
Forest Lake, MN

Forest Lake
Sport Center

CONCEPT DATA
Existing Zoning:

MF , I (PUD)

Gross Site Area - Outlot H:
Partial Outlot A Area:

7.6 ac
4.1 ac

(Via land swap agreement)

Total Site Area:

11.7 ac

-Gross Apartment Site
-Gross Villa Site

3.9 ac.
7.8 ac.

Ponding/Open Space:

2.0 ac

(includes buffers, ponds, raingardens etc.)

Net Developed Area:

Existing
Wetland

Existing
Wetland

.
t. N

17

nC
Gle

15

19
20

Fe
rn

14
Trailhead
& Parking

10

13

’ Tr
ail

W
R/
’
60

et
e
tr
S
lic
b
Pu

RG/
Ponding

21

Parking

45 units

Proposed Villa Homes:

25 homes

- 2 Car Villa Homes
- 3 Car Villa Homes

10 homes
15 homes

6.0 un/ac

Villa Net Density:
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Proposed Apartments:

70 units / 11.7 ac
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Overall Gross Density:
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-Net Apartment Site area
-Net Villa Site area

Headwaters PUD (MXR-1 district) Standards:
Minimum Lot Width:
45’ (as proposed)
Minimum Lot Area:
5,500 sf
Front Setback:
25’ Front Load Garages
Front Setback:
10‘ for Side Load Garages min.
(20’ setback as shown)
Side Setbacks (Interior):
5‘ garage / 10’ house; 15’ total
(7.5‘ each side as shown)
Side Setbacks (Corners):
20’; 25‘ for garage doors
Rear Setbacks:
25’

Park
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9.7 ac

3.7 un/ac

25 units / 6.7 ac

Apartment Net Density:

25

15.0 un/ac

45 units / 3.0 ac
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Aerial photography from State of Minnesota;
Topography from State LIDAR
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Prepared for:
Phone
(952) 937-5150
Fax
(952) 937-5822
Toll Free (888) 937-5150

7699 Anagram Drive
Eden Prairie, MN 55344
westwoodps.com

Westwood Professional Services, Inc.

Fenway Investments
12-11-2017 0010975
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