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5.A. Work Session Agenda
Documents:
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FARIBAULT PLANNING COMMISSION
AGENDA
Monday, April 1, 2019

City Hall, City Council Chambers

1.

CALL TO ORDER

2.

APPROVAL OF MINUTES
A.

3.

Minutes of March 18, 2019.
PUBLIC HEARINGS

A.

B.

4.

P/FP 8-19 Northern Industrial Park 11th Addition creating one industrial lot of 10 acres
and an outlot of about 10 acres in area in the IP Industrial Park District for a site located at
3800 Park Avenue NW.
VAR 9-19 For fences and gravel storage areas located in front of a proposed Industrial
Building in the IP Industrial Park District for Quality Equipment Sales and Service Inc. at
3800 Park Avenue NW.
ROUTINE BUSINESS

A.

5.

7:00 PM

None.

ADJOURN
Please contact the City Planning Division (507.334.0100) if you need special
accommodations related to a disability to attend this meeting.
The Public Hearings are broadcast live on FCTV.

FARIBAULT PLANNING COMMISSION
MINUTES
March 18, 2019
1.

CALL TO ORDER

Chairman, Dave Albers called the meeting to order at 7:00 p.m. Commissioners present: Dave
Albers, Chuck Ackman, Dave Campbell, Mike Schendel, Joe Faugstad, Steve White and Ann Vohs
Commissioners Absent: None.
Staff present: Planning Coordinator, Peter Waldock and Administrative Assistant I, Kari Casper.
2.

APPROVAL OF MINUTES

A motion was made by Commissioner Schendel and seconded by Commissioner Ackman to
approve the minutes of the March 4, 2019, regular meeting as presented. Motion carried (7/0).
3.

PUBLIC HEARINGS

A.
CUP 3-19, Conditional Use Permit to relocate a previously occupied home to a single family
lot in the R-3, Medium Density Residential District and Shoreland Overlay District at 1119 1st
Avenue NE.
Coordinator Waldock presented this CUP for a house move in and went over the neighborhood
compatibility, layout, building materials, proposed changes to the exterior as well as the DNR’s
response regarding their requirement regarding impervious surfaces. The request stated that if the
impervious surface is over 25% they would need to mitigate that by adding a rain garden. Waldock
explained that it would not be difficult to add rain gardens at the end of the downspouts and it’s even
encouraged, however, in this case, the builder builder reduced the size of the driveway from 20’ to
18’ to allow room for the stoop and front walk.
Chair Albers brought the CUP before the public, no one came forward. Following no discussion
from the public, Commissioner Ackman brought a motion to approve CUP 3-19 to move the house
in at 1119 1st Avenue, NE which was subsequently seconded by Commissioner Campbell. The
motion carried (7/0).
B.
P/FP 6-19, Bliss Second Addition creating one residential lot of 4.02 acres in R-1, Single
Family Residential District for a site located in the 700-800 Block on the east side of St. Paul
Avenue north of 515 St. Paul Avenue.
RZ 6a-19, Rezoning 1.42 Acres of a vacant site from TUD to R-1, Single Family Residential
District as part of the Bliss Second Addition subdivision, for the purpose of constructing a single
family home on the site.
Coordinator Waldock presented this application by Mr. Bliss for recommendation of the approval for
the preliminary and final platting of the 2nd Addition site located at the 700-800 block on the east
side of St. Paul Ave. The adjoining outlot is another zoning district which requires a rezoning;
cannot have two zones on one lot. Bliss will maintain dedicated ROW for access to outlot B.
Parkland dedication will be 7% and included on the development agreement as well.
Waldock stated that Mr. Bliss has a buyer for the property who would like build a home on this
outlot in the future. Commissioner White brought up safety concerns about the driveway on St. Paul
Road. Waldock stated that this was the preferred location of the purchaser. They would like to have
1

Faribault Planning Commission
Minutes 3-18-2019
Page 2

the driveway in line with the driveway across the street. This decision came after researching the
grading on the north end of the lot being too steep.
Chair Albers brought this matter up for Public Hearing and Jeffrey Bliss, 515 St. Paul Road, came
forward to discuss the request of the buyers for the driveway access. Marissa Babcock, Weichert
Realtors also assisted in responding to Commissioner White’s concerns. It was determined that the
driveway would be approx. 60’ from the side road and Commissioner White felt that was enough
space between to allow for the necessary safety of the driveway. Staff Waldock has asked for a
revised preliminary plat showing the final driveway request.
Chair Albers asked for any other comment from the public and no one came forward, Chair Albers
closed the public hearing.
Commissioner White brought a motion to approve the P/FP 6-19 applications for creating the outlots
just as described. The motion was seconded by Commissioner Schendel. The motion carried (7/0).
Commissioner Ackman then asked Chair Albers to approve the Motion for Rezoning from the TUD
to the R-1 which was subsequently seconded by Commissioner Schendel. The motion was carried
(7/0)
C.
CUP 5-19, Conditional Use Permit for Shoreland Development of a Municipal Water
Treatment Facility to be operated by the City of Faribault, Department of Public Works, at 824 7th
Street, in the Shoreland Overlay District.
VAR 5a-19 Variance from the limits on Impervious Surface Coverage in the Shoreland
Overlay District for construction of additional structures, driveways and parking area at the City of
Faribault, Water Treatment Plant at 824 7th St. NW.
Coordinator Waldock described the proposed addition presented the location of the addition to the
water treatment plant. The main access will be 8th Avenue. Travis Block, Director of Public Works,
was available to answer any questions. Chair Albers inquired about the access off 7th Street and
Director Block responded by stating that they eventually will close that access.
Chair Albers opened the public hearing and, Mike Mahoney, 802 8th Avenue NW approached the
Commission and asked about truck traffic and why we are putting this in. Director Block stated
that not much additional traffic will take place other than the normal weekly and maybe even less
frequent chemical deliveries and added that the old facility did not remove iron and manganese.
Then, Brenda Mahoney, 802 8th Avenue, NW approached requesting information on safety features
regarding the chemicals. Director Block responded stating that there are response plans in place
and would be happy to share them with her. Mrs. Mahoney then asked about additional odors.
Director Block responded by stating that he unaware of any odor increases and doesn’t anticipate
any additional odor issues. Chair Albers then closed the public hearing and the matter went back to
the committee for further discussion. Commissioner Ackman made mention of the DNR’s
requirement of the 25% impervious surface rule and wanted to set an example of the City to ensure
that the City’s complies with the DNR’s request. Commissioner White made a motion approve the
CUP 5-19 with adding condition No. 12 to that a rain garden be seriously considered for this site.
The motion was seconded by Commissioner Ackman. The motion was carried (7/0)
Commissioner Ackman came forward to move that the Planning Commission recommend that the
variance request VAR 5a-19 as written request regarding impervious surface coverage be denied
and urge the city council and city staff to not make that impervious surface coverage at the site
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worse. The motion was seconded by Commissioner Campbell. The motion carried (6/1)
4. ROUTINE BUSINESS:
None.
5. ADJOURN
Motion was made by Commissioner Campbell to adjourn the meeting and seconded by
Commissioner Schendel to adjourn the meeting. The meeting was adjourned at 8:17 p.m. Motion
carried (7/0).
Respectfully Submitted,

Kari Casper, Administrative Assistant I

MINUTES APPROVED:

______________________________
Dave Albers, Chair

FARIBAULT PLANNING COMMISSION
APRIL 1, 2019 PUBLIC HEARING
Case Numbers and Requests:

P/FP 8-19 Preliminary and Final Plat approval for the
Northern Industrial Park 11th Addition creating one
industrial lot of 10 acres and an outlot of about 10 acres in
area in the IP Industrial Park District for a site located at
3800 Park Ave NW

Applicant and Owners:

Northern Partners LLC

Site Address/Legal Description: 3800 Park Avenue NW, Outlot A of Sage HVM-1 Expansion
Recommendation:

Approve the Preliminary and Final Plat of the Northern
Industrial Park 11th Addition in the IP Industrial Park District

Deadline for Council Action:

April 28th, 2019 unless extended by the City

From:

Peter J. Waldock, AICP, Planning Coordinator

BACKGROUND AND SUMMARY OF REQUEST
Northern Partners LLC is requesting preliminary and final plat approval for subdivision replatting
a 20.87 acre outlot to create a 10 acre industrial lot and a 10.87 acre outlot. This will be 11th
Addition to the Northern Industrial Park dating back to 1997 for property east of Interstate 35
north of 30th Street.
The Northern Industrial Park 11th Addition site is vacant and is zoned IP Industrial Park District.
The site is relatively flat, except for an earthen berm along Park Avenue at the east side of site
and a manmade drainage pond in the northwest area. The Sage High Volume Manufacturing
(HVM) facility to south has a surface drainage swale that crosses the site to reach the stormwater
pond in the northwest area. Sage has an agreement with the property owner to allow this
drainage path until the property is sold or developed. The agreement requires the drainage to be
piped and routed along the south and west perimeters of subject site.
The subdivision plat is needed to create a buildable lot for sale to Quality Equipment Co. They
intend construct a new Kubota Dealership facility for sales, service, display and demonstration of
tractors, forklifts and related equipment.
DISCUSSION OF THE PROPOSAL
There is a large (46’ wide) Excel Energy Co. easement along the I-35 frontage for an overhead transmission
line. Drainage easements suitable for handling the Sage HVM site drainage will be needed along this line
(west property line) and along the south property line unless an alternative location is agreed by the
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Developer (Quality Equipment Co.). The City has made Quality Equipment Co. representatives aware of
the Sage requirements regarding the private drainage easement and that the drainage system pipe needs
to be designed and included on the site plan prior to building permit issuance. It is a condition on the site
plan approval.

The drainage issues will need to be resolved with the development of Lot 1 of this plat. There
are a variety of suitable methods of managing the Sage HVM site drainage that crosses the
property. DRC recommendation was to address drainage plans before recording the Final Plat.
PRELIMINARY AND FINAL PLAT
The following provides an analysis of the key aspects of the proposed plat. Refer to the analysis
of the rezoning proposal, which can be found later in this report, for additional information:
A. Consistency with the Comprehensive Plan. The Comprehensive Plan guides the site for
industrial park development. The applicants are proposing to subdivide the property in a
manner consistent with the Comprehensive Plan.
B. Consistency with the Unified Development Ordinance. The proposed subdivision is currently
zoned IP Industrial Park District. The proposed lot dimensions on the preliminary and final
plats are consistent with the requirements for lots in this District as follows:
LOT REQUIREMENTS
Lot Area

Minimum Required
1 acre

Proposed
10 acre lot

Lot Width

100 feet per buildable lot

Lot 1 = 420.11 feet
Outlot A = 411.89 feet

C. Dedicated street right-of-way. The subject property fronts along the west side of Park Avenue.
The proposed lots will each have frontage on Park Avenue and will be allowed driveway accesses
to this street. Park Avenue is a County Highway (CSAH 76). The Developers will be responsible
for necessary access permits from the Rice County Highway Department.
D. Drainage and utility easements. The Applicant’s proposed plat provides drainage and utility
easements that generally meet the City’s minimum requirements. Natural drainage in the area
brings runoff from the Sage HVM facility through the site. A regional drainage system serving
Sage, and 20 acres included in this plat as well as some drainage from the MMPA site to the north
will be worked out with the future development of Outlot A of this Subdivision. Private drainage
agreements are in place regarding the adjoining sites. 10 foot easements are requested around
the perimeter of Lot 1. The west and north property should be noted as such on the final plat.
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E. Utilities. The subject property is served by City sewer and water, which is available from Park
Avenue right of way. The property is adequately served by fire hydrants for development.
F. Cash in lieu of parkland dedication. Parkland Dedication fees for Outlots in the Northern
Industrial Park Subdivision have been deferred until they are replatted for development. Staff is
recommending cash in lieu of parkland dedication for the 10 acres lot in this plat. Traditionally
the City has not required parkland dedication fees for outlots. The parkland dedication fees are
collected when outlots are replatted for development.
Section 15-330 (B) of the Unified Development Ordinance requires cash in lieu of parkland
dedication be based on four percent (4%) of the fair market value of the land for industrial
subdivisions. This will be addressed in the Developer’s Agreement.
G. Development agreement. Before an approved final plat is filed with the Rice County Recorder’s
office, the subdivider of the land is required to enter into a development agreement with the
City. The agreement will address responsibilities for construction of public improvements if any,
timing related to such improvements, and the form of financial guarantee, parkland dedication
fee payment, driveway access to Park Avenue and other standard development agreement
provisions. The agreement will also address drainage across the site from the Sage HVM property
and from MMPA as may be needed. All provisions of the City Engineer’s Memorandum and
subsequent review comments shall be satisfied.
Applicable Code Sections:
Chapter 2, Article 1, Faribault Unified Development Ordinance, General Provisions, Section 2-20
Concurrent Review
Chapter 15, Article 1, Faribault Unified Development Ordinance, Subdivision Regulations-General
Provisions
Chapter 15, Article 3, Faribault Unified Development Ordinance (UDO), Preliminary Plats
Chapter 15, Article 4, Faribault Unified Development Ordinance, Final Plats

DEVELOPMENT REVIEW COMMITTEE
The Development Review Committee (DRC) discussed the site plan and variance proposal on March
19th 2019. The DRC recommends approval of the preliminary and final plat for the Northern
Industrial Park Eleventh Addition with the following comments and observations.
1. There is a private drainage agreement with Sage to allow drainage from the Sage HVM site to
cross the property and access the pond in the northwest corner of site.
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2. The Sage Drainage Agreement regarding this site requires Sage to relocate the drainage path
by constructing a pipe running along the south lot line of this plat then tur north along
highway.
3. Kubota is working with Sage on plans to address the drainage across their lot.
4. A County permit for the driveway access to the Park Avenue (CSAH 76) will be required.
5. Parkland Dedication for the buildable 10 lot should be provided as a fee in lieu of land in
accordance with Subdivision Ordinance Requirements.
6. No further development of the site or further subdivision of the property without improving
the new street unless otherwise agreed by the City at the time.

REQUIRED FINDINGS
Section 15-130 of the Unified Development Ordinance lists the findings for approval of a preliminary
plat and Section 15-210 lists the findings for approval of a final plat. The findings are listed in the
Draft Resolution to Approve Preliminary and Final Plat, for the Northern Industrial Park Eleventh
Addition.

RECOMMENDATION
Staff recommends approval of the preliminary and final plat for Northern Industrial Park Eleventh
Addition subject to provisions of a development agreement with the City as will be required, and
subject to the findings and conditions as listed in the Draft Resolution for subdivision approval.

ATTACHMENTS
1.
2.
3.

Draft Resolution for Subdivision Approval

Aerials, Location and Zoning Maps
Primary and Final Plat of Subdivision.
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[Space left blank for Recorder’s stamps]
State of Minnesota
County of Rice

CITY OF FARIBAULT

RESOLUTION 2019-050
APPROVE PRELIMINARY AND FINAL PLATS OF
NORTHERN INDUSTRIAL PARK ELEVENTH ADDITION
WHEREAS, Michael Heselton, Representing Northern Industrial Partners LLC, applicants and
owners, have submitted applications for preliminary and final plat approval of Northern Industrial Park
Eleventh Addition, at property legally described in Exhibit A:
WHEREAS, City Staff has completed a review of said applications and made a report
(PFP 6-19) to the Planning Commission, a copy of which has been presented to the City Council;
and
WHEREAS, the Planning Commission, on the 1st day of April, 2019, following proper
notice, held a public hearing regarding the applications, and following said public hearing made
findings and recommended approval of the applications; and
WHEREAS, the City Council, on the ___ day of ________, 2019, at a public meeting
considered the application; and
WHEREAS, based upon said report, hearing, and recommendation, the City Council
hereby finds that approval of the preliminary plat for Northern Industrial Park Eleventh Addition is
appropriate with the following findings as required by Section 15-130 of the City's Unified
Development Ordinance:
1.

Criteria: The proposed preliminary plat conforms with the requirements of the
Unified Development Ordinance, the applicable zoning district regulations, and any
other applicable provisions of this Ordinance, subject only to acceptable rule
exceptions.
Finding: The proposed preliminary plat is consistent with the area and dimensional
requirements of lots in the I-P Industrial Park District. The preliminary plat is consistent
with all other applicable provisions of the Unified Development Ordinance.

2.

Criteria: The proposed subdivision is consistent with the City's Land Use Plan and
any other adopted land use studies.

Resolution 2019- 050
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The City's Land Use Plan guides the subject property for industrial park uses. The
proposed plat is consistent with the provisions of the Unified Development Ordinance
related to the I-P Industrial Park District.
3.

Criteria: The plat contains a sound, well-conceived parcel and land subdivision
layout that is consistent with good land planning and site engineering design
principles.
Finding: The preliminary plat provides for lots that are compatible with other properties
in the vicinity.

4.

Criteria: The spacing and design of proposed curb cuts and intersection locations
is consistent with good traffic engineering design and public safety
considerations.
Finding: The layout of the lots in the preliminary plat are done in a manner consistent
with the provisions of the City's Unified Development Ordinance and will be compatible
with lots across Park Avenue.

5.

Criteria: All submission requirements have been satisfied.
Finding:
The proposed preliminary plat adequately addresses the submission
requirements as outlined in the City's Unified Development Ordinance; and

WHEREAS, the City Council further finds that approval of the final plat of Northern
Industrial Park Eleventh Addition is appropriate with the following findings as required by
Section 15-210 of the City's Unified Development Ordinance:
1.

Criteria: The final plat substantially conforms to the approved preliminary plat.
Finding: The Applicant prepared the final plat concurrently with the preliminary plat. The
Final Plat conforms to the final plat.

2.

Criteria: The plat conforms to all applicable requirements of the Unified
Development Ordinance, subject only to approved rule exceptions.
Finding: The final plat conforms to all applicable requirements of the City's Unified
Development Ordinance.

3.

All submission requirements have been satisfied.
Finding: The proposed final plat adequately addresses the submission requirements as
outlined in the City's Unified Development Ordinance; and

NOW, THEREFORE BE IT RESOLVED by the City Council of the City of Faribault that the
preliminary and final plat for the Bliss Second Addition are hereby approved, subject to the
following conditions:
1. The Preliminary and Final Plats shall be amended provide 10 foot drainage and utilities
easements around the perimeter of lot 1.
2. The applicants shall work with the neighboring owners to address drainage across lot 1 in
accordance with separate drainage agreements in place.
3. The Applicant/Property Owners shall adequately address all items as may be directed by the
City Attorney, City Engineer or others with review and approval authority of the City including
any plat, or engineer opinions.
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4. The Property Owners and Applicant shall address the comments and recommendations of the
City Engineer as stated in the City Engineering Department Memorandum dated March 22, 2019.
5. The final plat shall be recorded with the Rice County Recorder's Office within twelve (12)
Months following City Council approval or it shall be deemed null and void.
6. The final plat shall be submitted in a digital format suitable to the City Engineer when the
final plat is forwarded for required City signatures.
7. The Property Owner shall enter into a developer’s agreement with the City prior to recording the
final plat and shall satisfy all terms and conditions set forth in the developer’s agreement.
8. Before the approved final plat is filed with the Rice County Recorder's office, all applicable
fees must be paid and the Developer must enter into a Developer’s Agreement to the
satisfaction of the City Attorney, and satisfy all requirements contained in the Developer’s
Agreement.
9. Cash in lieu of land, for satisfaction of the City’s parkland dedication requirements, shall be paid
for Lot 1, in the amount as specified in the City’s Subdivision Regulations for industrial
subdivisions.
10. Parkland dedication fees for Outlot A, shall be deferred until such time as it is replatted for
development.
11. The Property Owners and Applicant shall submit a current title commitment for the plat and
will be subject to any requirements resulting from City Staff’s and the City Attorney’s review
of the title work and plat opinion issued for this plat.
12. Prior to delivery of the final plat, the Developer shall deposit with the City a cash escrow,
performance bond, or letter of credit to guarantee performance by the Developer. The
amount of said surety will be stipulated in the Development Agreement.

Adopted this ___ day of _____, 2019.
Faribault City Council

______________________________
Kevin F. Voracek, Mayor

ATTEST:

____________________________________

Timothy C. Murray, City Administrator

Engineering Department Memorandum
TO:

Dave Wanberg, City Planner

FROM:

Mark DuChene, City Engineer
Becky Smith, Water Quality Specialist

DATE:

March 22, 2019

SUBJECT:

Preliminary & Final Plat Review of Northern Industrial Park
11th Addition and Site Plan review for Quality Equipment Site

The Engineering Department has reviewed the plans and plats submitted for the
Preliminary & Final Plat Review of Northern Industrial Park 11th Addition and Site
Plan review for Quality Equipment Site. Plans were submitted on March 4, 2019
and the latest plan revision is 2-28-19.
Preliminary and Final Plat
 Ten (10) foot drainage and utility easements shall be provided around the
perimeter of the Proposed Lot 1.
 The preliminary plat mislabels the proposed legal description as Outlot A
of Sage HVM-1 Expansion. This is the existing legal description for the
underlying parent parcel of the proposed plat.
 A final plat with title work shall be submitted for review.
 Clarification must be provided on how the discharge from the property to
the south (Sage) is being handled per easement agreement 630502.
Sheet 2 of 10
 Pedestrian curb ramp detail standard plan sheet is outdated. Should be
replaced with latest MNDOT Standard Plan Sheet 5-297.250 dated 1-232017
Sheet 5 of 10
 Park Avenue is a County Road (CSAH 76). Review of any improvements
within the CSAH 76 ROW require Rice County review and approval. (Note
8 should be updated)
Sheet 6 of 10
 10-ft aquatic safety bench should go around entire pond basin.
 The bottom area of the pond is relatively narrow. More frequent pond
inspections and sediment removal operations may be required.












A previous request was made to allow for 3:1 side slopes on the pond due
to site space constraints, however it appears there is plenty of room to
shift the entire site to east to provide a min 4:1 pond slopes.
The Total Site Area, Existing Impervious Area and Proposed Impervious
Area should be labeled on the plan sheet.
The northern most inlet to the sedimentation basin should be angled to
discharge more southwesterly and not directly at the pond outlet to
prevent short circuiting.
The pond outlet shall be revised to provide an outlet structure that meets
the construction stormwater permit requirement of preventing the
discharge of floating debris (submerged outlet or skimmer structure).
The pond outlet pipe and apron are off site and do not appear to be
contained within an easement. Provide clarification on how this
arrangement is proposed to be handled (easement, agreement, etc).
A stabilized emergency overflow outlet shall be identified and constructed.
How is access to the pond inlets/outlet being provided? Is there a gate in
the fence somewhere? It appears access is only being provided utilizing
off site properties.
Clarification must be provided on how the discharge from the property to
the south (Sage) is being handled per easement agreement 630502.
A grading permit from the City of Faribault will be required at/before
issuance of a building permit.
Provide a long term operations and maintenance plan for the storm water
system including but not limited to inspection frequencies, maintenance
activities, owner/responsible party contact information. Prior to certificate
of occupancy, owner must execute operations and maintenance
agreement with City (City to draft and provide copy to owner for review
comment).

Sheets 5, 7 & 8 of 10
 See attached SWPPP checklist and redlined plans
Sheet 9 of 10
 Utility Note 3 shall reflect that Rice County has review authority over work
within the CSAH 76 ROW.
 Sanitary manholes to have water tight lids with concealed pick holes and
some type of I/I barrier (Infishield, Eull’s I/I barrier or equivalent)
installed with adjustment rings.
 Fire Hydrants to be Waterous Pacer WB-67-250, except the break off
section shall be a 16” barrel section in-lieu of 10” and be painted red per
City Utility department standards.
Stormwater Management Report
 Does any of the drainage from the NW corner of the Sage property drain
onto the subject site or into the proposed basin? If so this drainage area
should be accounted for in the pond design. If not it should be clearly
shown how this drainage is being routed around the site.






Also, how is the Sage pond outlet discharge being handled? Is this being
entirely routed around the site? More information is needed on this.
A digital copy of the HydroCAD model should be supplied for review or
stage-discharge tables submitted to verify that pond discharge of the
water quality volume meets the 5.66 cfs/acre of surface area
requirement.
Was any infiltration rate testing done on the in situ soils in the area of the
proposed basin? A review of the soil borings & USGS websoil survey
classify most of the soils in the pond area as 104B as hydrological soil
group C and rated as well drained. Further investigation for the
possibility of utilizing infiltration practices should be completed or more
information provided to justify how infiltration practices were eliminated
as a viable option.
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NOTICE OF PUBLIC HEARING

Notice is hereby given that the Planning Commission of the City of Faribault will hold a public
hearing on Monday, April 1st, 2019 at 7:00 p.m. in the Council Chambers on the first floor of City
Hall, 208 NW First Avenue, Faribault, MN. The purpose of the hearing is to receive testimony
and gather information from the public regarding the following applications:
1. Application for Preliminary and Final Plat approval for the Northern Industrial Park 11th
Addition creating one industrial lot of 10 acres and an outlot of about 10 acres in area in the IP
Industrial Park District for a site located at 3800 Park Avenue NW.
3. Application for a variance from the requirements for fences and gravel storage areas located
in front of a proposed Industrial Building in the IP Industrial Park District for Quality
Equipment Sales and Service Inc. at 3800 Park Avenue NW.
All persons interested in these applications are invited to comment in person at the meeting or in
writing. Additional information on the applications are on file and available from the City’s
Planning Office.
Date of Publication: March 22, 2019

Peter Waldock, AICP
Planning Coordinator
pwaldock@ci.faribault.mn.us
(507) 333-0374

Northern Industrial Park 11th Addition
Plat & Variance Application
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FARIBAULT PLANNING COMMISSION
APRIL 1, 2019 PUBLIC HEARING
Case Number and Request:

VAR 9-19 Variance from the requirements for fences and
gravel storage areas located in front of a proposed Industrial
Building in the IP Industrial Park District at 3800 Park Ave
NW

Applicant / Owners:

Quality Equipment Co. / Northern Partners LLC

Site Address/Legal Description: 3800 Park Avenue NW, Outlot A of Sage HVM-1 Expansion
Recommendation:

Approve the Requested Variances for location of the gravel
surfaced storage yard and fence location in IP Industrial Park
District

Deadline for Council Action:

April 28th, 2019 unless extended by the City

From:

Peter J. Waldock, AICP, Planning Coordinator

SUMMARY OF REQUEST
Logan Stoa, of RJ Ryan Construction on behalf of Quality Equipment Co. is requesting variances
from the front yard fence and front yard storage area requirements for Industrial Districts. A
related preliminary and final plat application has been submitted by Northern Partners LLC to
create the 10 acre industrial lot for this development proposal. The applicants are planning to
build a Kubota Tractor dealership and forklift / commercial lift equipment business at the site.
This proposal is for the construction of a new 27,291 Sq. Ft precast concrete building that is to be
located along the I-35 side of the lot. Street access will be via a driveway along the south property
line from Park Avenue. The overall height of the new building will be at about 28’. There will be
one dock door installed on the north side of the building with the remaining overhead doors on
the east elevation to be drive in doors. These will be used to bring in equipment for repair and
service. The site will also have gravel “showing areas” that are intended to show machinery on
the I-35 side of the building. The Park Avenue side of the building is intended to be used as outdoor
storage.
Gravel surfaced storage areas are planned on both the east and west sides of the building. The
east area will be about 34,000 Sq. Ft. The west area will is planned at 30,000 Sq. Ft. The west area
will be for outdoor of display of tractors and equipment they sell, rent and service on site. The
east storage area is for demonstrating tractors and parking tractors and equipment in for service
or awaiting delivery to the customers. The parking and driveway areas will be paved and have
perimeter curbs as required by code.
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BACKGROUND
EXISTING CONDITIONS / ZONING AND LAND USE
Surrounding uses in this case include Faribault Foods Water Treatment Building and Willow
Creek Concrete to the east, Sage High Volume Manufacturing Facility to the south, MMPA power
plant to the north. Zoning is IP Industrial Park District.
DISCUSSION OF THE PROPOSAL
Northern Industrial Park Eleventh Addition is replatting a 20 acre outlot to create a 10 acre
industrial that is being sold to Quality Equipment Co. for this development.
The lot is double fronted along Park Avenue to the east and along Interstate 35 to the west. The
lot is relatively narrow and deep (420’ X 1001’). The long narrow lot shape leads to the layout
with gravel display and storage areas on both the east and west sides of the building since the
site is not wide enough for those lots to be place to the north and south sides of the building.
This layout places the service bays on opposite side of the building from the interstate highway
in order to screen them and the storage area from view of passing traffic on the highway.
A 6’ tall chain-link security fence is needed for the storage areas. Due to the double fronted nature
of the lot and need to screen the service bay side of the building from interstate highway traffic,
the fence is located in the front yard as defined by the UDO (the Park Avenue side is considered
front yard). The gravel storage surface and fencing between the building and Park Avenue are in
the yard by code definition. The distance from Park Avenue is a mitigating factor in this
application. The fenced storage area is over 480’ (at the closest point) to street.
Landscaping is planned along the driveway and can be added along the fence line on the Park
Avenue side to further soften the view of the storage area (and rear of the building) from Park
Avenue. Signage and landscaping at the driveway entrance on Park Avenue can also soften the
view from the street. Also the site has earthen berm along Park Avenue that will further screen
the fence and storage area.
Applicable Code Sections:
Chapter 2, Article 1, Faribault Unified Development Ordinance, General Provisions, Section 2-20
Concurrent Review
Chapter 2, Article 9, Faribault Unified Development Ordinance, Section 2-430 Application for
Variances
Chapter 2, Article 9, Faribault Unified Development Ordinance, Section 2-450 and 2-460
Regarding Variance Approval Process and Authority.
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Chapter 6, Article 6, Faribault Unified Development Ordinance, 6-250, Fence location and height
Chapter 7, Article 1, Faribault Unified Development Ordinance, Section 7-30, Development
Standards
Outdoor storage area.
(1)

Outdoor storage areas shall be placed to the rear or side of the principal structure and shall meet
the setback requirements established within the individual zoning districts.

(2)

The storage area shall be fenced around its perimeter with a minimum six (6) foot chain link
fence and shall be screened in compliance with the provisions of Chapter 4, Site Plan Review.

(3)

All goods and materials stored shall be located on a paved or gravel surface.

(4)

The outdoor storage area shall be maintained in an orderly fashion.

(5)

The height of materials stored, excluding operable vehicles and equipment, shall not exceed the
height of the perimeter fence, with the exception that the height of materials may be increased to
two (2) times the fence height when the stored material meets building setback requirements.

(6)

The outdoor storage area shall not reduce the amount of parking provided at the site, as required
in Chapter 8, Off-Street Parking and Loading.

DEVELOPMENT REVIEW COMMITTEE
The Development Review Committee (DRC) discussed the site plan and variance proposal on
March 5th and March 19th of 2019. The DRC recommends approval of the variances with
following comments and observations:
1. The long narrow lot shape and need for visibility from the highway contribute to the design
and layout of the site.
2. Staff agrees that the service doors should not be located in a manner easily viewed from
the interstate highway in this case.
3. The significant distance from Park Avenue is a mitigating factor. In this case the front yard
fence and the storage area will be over 480’ from the street.
4. The architectural front of the building and sales display areas will face the Interstate.
5. The business side of the building where service and primary outside storage of tractor and
wheeled lifts sold and serviced at the site is appropriately located on the Park Avenue side
to screen it from interstate highway view.
6. The City should consider a zoning text amendment to address fences between industrial
buildings and street. Perhaps fences could be allowed at the front building setback line
rather than front wall line of the building for industrial districts.

REQUIRED FINDINGS
Section 2-460 of the UDO includes seven required findings as a prerequisite for approval of
variances. The draft resolution prepared by staff and provided with this report includes
detailed findings specific to this application recommended by staff to address all of the
required findings of the ordinance. No additional findings have been determined.
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RECOMMENDED CONDITIONS FOR APPROVAL
Section 2-470 of the UDO authorizes the City Council to establish reasonable conditions of
approval to reduce or minimize the effect of such variance upon other properties in the
neighborhood and to better carry out the intent of the variance. The condition must be directly
related to and must bear a rough proportionality to the impact created by the variance. The
proposed conditions of approval for the outdoor dining enclosure are as follows:
1. The applicant shall meet the provisions as stated in the City Engineer’s memo dated March
22nd, 2019 for site plan review.
2. Added landscape screening (evergreen trees or approved methods) be placed along the
east fence line to further screen the storage area.

RECOMMENDATION
Staff recommends approval of the requested variance to allow an outdoor gravel surfaced
storage with a 6’ tall chain-link security fence on the east side of the dealership building
between the building and Park Avenue.

ATTACHMENTS
1.
2.
3.
4.

Draft Resolution for Subdivision Approval
Draft Ordinance for Rezoning

Aerials, Location and Zoning Maps
Primary and Final Plat of Subdivision.
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State of Minnesota
County of Rice

CITY OF FARIBAULT

RESOLUTION 2019-051
APPROVE A VARIANCE TO CONSTRUCT A 6’ FENCE IN THE DESIGNATED FRONT
YARD AREA AT 3050 HWY 60 WEST
WHEREAS, Logan Stoa, of RJ Ryan Construction on behalf of Quality Equipment Co.
(applicant) and Northern Partners LLC (property owner) are requesting a variance from
requirements of the Unified Development Ordinance, Fence Regulations in Section 6-250 and
Outside Storage Yard Regulations in Section 7-30 for property located at 3800 Park Avenue NW
and legally described in Exhibit A attached hereto, and
WHEREAS, City Staff has completed a review of the application and made a report
pertaining to said request (VAR 9-19), a copy of which has been presented to the City Council;
and
WHEREAS, the Planning Commission, on the 1st day of April, 2019, following proper
notice, held a public hearing regarding the request, and following said public hearing made
findings and recommended that the City Council approve the request; and
WHEREAS, the City Council, on the ____ day of __________, 2019, at a public meeting
considered the request; and
WHEREAS, following said public hearing, the Planning Commission recommended
approval of the requested variance based on the following findings as required by Section 2-460
of the City of Faribault, Unified Development Ordinance as follows:
1. The variance is in harmony with the general purposes and intent of the City's
ordinances.
The Planning Commission finds that the proposed variances are consistent with
associated development on adjoining properties, and therefore is in harmony with the
general purposes and intent of the City’s Ordinance.
2. The variance is consistent with the Comprehensive Plan.
The proposal is consistent with the Comprehensive Plan objective to provide for the
expansion of business opportunities in the City.
3. The applicant proposes to use the property in a reasonable manner not
permitted by the City's ordinances.
The proposed use of the site as an outdoor retail display and storage area for the
adjoining dealership is a reasonable use for this site, and the front yard fence as

Resolution 2019-051
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requested is reasonable to secure the equipment and farm implements to be
displayed within.
4. Unique circumstances apply to the property which do not apply generally to
other properties in the same zone or vicinity and result from lot size or shape,
topography or other circumstances over which the owner of the property has
not had control.
The Planning Commission finds that the subject parcels were established prior to
annexation to the City and is uniquely oriented creating the circumstances leading to
a variance request in this case.
5. The variance does not alter the essential character of the neighborhood.
The proposed variances if granted will not alter the existing character of the
neighborhood.
6. The variance requested is the minimum variance which would alleviate the
practical difficulties.
The proposed storage area and fence are similar to other fences in the area and is a
minimal height necessary to secure the property.
7. Economic conditions alone do not constitute practical difficulties.
Economic conditions are not a factor in this application.
WHEREAS, the City Council concurs with all of the findings of the Planning Commission
as stated in the above recitals and hereby makes the identical findings.
NOW, THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY
FARIBAULT, MINNESOTA AS FOLLOWS:
Section 1: Incorporation of Recitals and Exhibits. The recitals set forth in this
Resolution and the Exhibits attached hereto are incorporated into and made a part of this
Resolution.
Section 2: Approval of the Variance. Variances from the requirements of the Unified
Development Ordinance, Chapter 6, Section 6-250, Fence Location and Height Regulations and
Section 7-30, Development Standards for Outside Storage in according to the Site Plan provided
as Exhibit B, is hereby approved subject to conditions as set forth in Section 3 of this resolution.
Said approval shall is based on the forgoing recitals, which are incorporated herein by reference,
and constitute the findings of the City Council in accordance with Section 2-460 of the City of
Faribault, Unified Development Ordinance.
Section 3: Conditions of Approval. The variance shall be approved subject to
conditions listed herein as authorized under Section 2-470 of City’s Unified Development
Ordinance, all of which are necessary to comply with the standards established by the City's
ordinances, or to reduce or minimize the effect of such variance upon other properties in the
neighborhood and to better carry out the intent of the variance. The conditions of the variance
approval are as follows:

Resolution 2019-051
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1. The site must be developed in a manner consistent with the site plan attached as Exhibit
B with this resolution.
2. The Development Review Committee is authorized to approve site plan revisions that
meet the intent of this resolution.
3. The fence and outside storage areas shall not be approved in a front yard area less than
100 feet from Park Avenue property line.
Section 4: This resolution shall become effective immediately upon its passage and
without publication.
Date Adopted: April ___, 2019
Faribault City Council

_______________________________
Kevin F. Voracek, Mayor
ATTEST:

_______________________________
Timothy C. Murray, City Administrator

Resolution 2019-051
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Exhibit A
Legal Description
Lot1, Block 1, Northern Industrial Park Eleventh Addition,
City of Faribault, Rice County, Minnesota

Exhibit B
Site Plan

Resolution 2019-051
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Northern Industrial Park 11th Addition
Plat & Variance Application
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NOTICE OF PUBLIC HEARING

Notice is hereby given that the Planning Commission of the City of Faribault will hold a public
hearing on Monday, April 1st, 2019 at 7:00 p.m. in the Council Chambers on the first floor of City
Hall, 208 NW First Avenue, Faribault, MN. The purpose of the hearing is to receive testimony
and gather information from the public regarding the following applications:
1. Application for Preliminary and Final Plat approval for the Northern Industrial Park 11th
Addition creating one industrial lot of 10 acres and an outlot of about 10 acres in area in the IP
Industrial Park District for a site located at 3800 Park Avenue NW.
2. Application for a variance from the requirements for fences and gravel storage areas located
in front of a proposed Industrial Building in the IP Industrial Park District at 3800 Park Avenue
NW.
All persons interested in these applications are invited to comment in person at the meeting or in
writing. Additional information on the applications are on file and available from the City’s
Planning Office.
Date of Publication: March 22, 2019

Peter Waldock, AICP
Planning Coordinator
pwaldock@ci.faribault.mn.us
(507) 333-0374

FARIBAULT PLANNING COMMISSION
WORK SESSION

April 1, 2019

City Council Chambers

1.

CALL TO ORDER

2.

ITEMS FOR DISCUSSION

Follows regular meeting

A. None.
3.

ROUTINE BUSINESS
A.
B.
C.
D.
E.

4.

Next City Council Meeting – April 9, 2019
EDA Update
Verbal Updates
Next PC Meeting – April 15, 2019
Joint Committee Meeting – MNDOT Presenting – April 16, 2019.

ADJOURN

