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FARIBAULT PLANNING COMMISSION
APRIL 5, 2021 - PUBLIC HEARING
Discussion Topic:

CPA/REZ 21-005 Applications for a Comprehensive Plan
Amendment and a Rezoning to C-2 Highway Commercial
District for a Custom Auto Shop with Auto Repair
Services at 1507 St. Paul Avenue

Applicant & Owner:

Michael & Megan Graham, Applicant/Owners

Requested Action:

Hold a Public Hearing on the Matter and Approve
Findings in Regard to this request

Council Action Deadline: May 4, 2021 Unless Extended by the City
From:

Peter Waldock, AICP, Planning Coordinator

BACKGROUND AND SUMMARY:
Mr. and Mrs. Graham have recently purchased the former apple orchard
seasonal sales building at 1507 St. Paul Ave. They intend to convert the
building for an auto repair service use. The business services new and classic
cars. The expansion here will include auto maintenance and repair services
excluding body and paint services.
The site has two steel buildings, a gravel driveway and gravel parking area.
The site’s driveway is off of St. Paul Avenue. The property is listed by Rice
County at 3.30 acres in area. It appears to be last used as a non-homestead
residence according to Rice County Assessor’s use codes. It is not licensed as
a rental use. Surrounding uses include orchards, farm fields, low-density
single-family neighborhood and a church.
The property appears to have been converted by prior owners for a residential
rental without permits. Prior to that use, the property was an orchard sales
site with an office and shop/seasonal retail area.
On March 4, 2021 the owners submitted applications to amend the City
Comprehensive Plan from Planned Residential Neighborhood Use to
Commercial / Residential Mixed Use and to rezone the site from 0 Open Space
/ Agricultural District to C-2 Highway Commercial District. The applicants are
proposing to operate an auto service business with high end custom vehicle
shop at the site.
The concept plan provided by the applicants shows a future recycled asphalt
driveway and a new paved parking lot on the west side of the site. The
driveway will access from St. Paul Avenue. The plan shows an existing gravel
Page 1 of 4

3A
access drive south of the building leading to an existing storage building on
the northeast corner of the site.

DISCUSSION:
The applicants met in a work session with the Planning Commission on
February 16, 2021. The planning commission was receptive to the concept of
this use at the site. The consensus was to support a comprehensive plan
amendment and rezoning for this use of the site. They felt the site had
frontage on a County Highway and the auto service use would serve this
neighborhood and the Community as a whole.
They Development Review Committee (DRC) discuss these applications at its
meeting of March 23, 2021. The DRC had the following comments and
observations regarding this matter.
Amending the comprehensive plan for this site and rezoning it to a commercial
district that permits auto repair services is proposed in this case. The new
comprehensive plan was just approved last September for the entire City. This
use represents a significant departure from the land use plan for the area.
The zoning application would involve just this site, in contrast to adjoining
residential and agricultural uses.
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An application for rezoning in this case will not meet the required findings
listed in Sec. 2-180 for consistency with the Comprehensive Plan unless
accompanied by the comp plan amendment application; rezoning for the
benefit of the individual owner (not the City or neighborhood as a whole), and;
compatibility with existing uses surrounding the site are issues of concern in
this case.
Staff notes that the preferred planning solution would be for this use to be
located in an existing commercial district where this is a listed permitted or
conditional use and city utilities connected to the building. The DRC has some
concerns with these applications due to the departure from the
Comprehensive Plan as approved last September and the rezoning application
which may allow a rather intense use of the property in light of surrounding
residential uses and nearby church. The rezoning may benefit the owner more
so than the community as a whole.
It is noted that the site does not meet current zoning standards for paved
parking and driveway areas. Further site improvements will be needed to meet
site plan review requirements for parking layout and driveway requirements
(and possibly landscaping/screening requirements for outside storage areas if
needed).
If the applications in this case are approved the next steps for approval will
be applications for a Conditional Use Permit (CUP) for major auto repair uses
and Site Plan Approvals for this new use of the property.
Issues
•
•

Comprehensive plan amendment to mixed commercial residential use
may be an appropriate use at this site.
Rezoning needed for this use at this site to a C-2 for this use may be
too intense for the site and somewhat out of place at this location.

STAFF RECOMMENDATION:
The Development Review Committee (DRC) finds that the proposed
commercial zoning and the proposed use are too intense for this location. The
proposed zoning and use are not intended for neighborhood convenience.
Beyond auto service uses, the zoning district proposed in this case allows
shopping centers, a full range of commercial uses, limited production and
storage uses that are out of character and incompatible with uses surrounding
this location. If approved, any of these rather intensive uses can follow once
this business leaves. For these reasons, the DRC does not recommend that
the applications be approved in this case.
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Staff has included draft resolutions for denial of the requests as recommended
in this case. If the Planning Commission finds approval of the requests are
appropriate, staff has included draft for approval as well.

REQUESTED ACTION:
Hold the requisite public hearing and approve the preferred findings in this
matter.
Attachments:
1.
2.
3.
4.

Draft Resolutions (two options)
Comprehensive Plan Map
Zoning Map
Application Materials
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DRAFT for DENIAL

State of Minnesota
County of Rice

CITY OF FARIBAULT
RESOLUTION #2021- ___
DENY A REQUEST FOR COMPREHENSIVE PLAN AMENDMENT TO GUIDE PROPERTY
LOCATED AT 1507 SAINT PAUL AVENUE TO COMMERCIAL RESIDENTIAL MIXED USE
WHEREAS, the applicants Michaela and Megan Graham, contract purchasers
of property located at 1507 Saint Paul Avenue and legally described in Exhibit
A, are requesting an amendment of the Journey 2040 Comprehensive Plan to
guide the site for Commercial – Residential Mixed Use to rezone the property
to a C-2 Highway Commercial District in order to operate a Custom Auto Shop
with Auto Maintenance and Repair Services at the site; and
WHEREAS, on September 22, 2020, the City Council of the City of Faribault
adopted the Journey 2040 Comprehensive Plan for City of Faribault; and
WHEREAS, the Journey 2040 Comprehensive Plan guides the future land use
of the property at 1507 Saint Paul Avenue for Planned Residential Use; and
WHEREAS, City Staff has made a report to the Planning Commission
(Planning Case Number: CPA/REZ 21-005), in which it was recommended that
the requested Comprehensive Plan Amendment to guide the subject site for
Commercial – Residential Use be denied; and
WHEREAS, the Planning Commission, on the 5th day of April, 2021 following
proper notice, held a public hearing and received the staff report regarding
said request; and
WHEREAS, following said public hearing, the Planning Commission
recommended that the City Council deny the Comprehensive Plan amendment
to guide the subject property for industrial use based on the following written
findings:

Resolution 2021-XXX
Page 2 of 5

1. Approval of the requested amendment is not in the best interest of
the community in that the proposed amendment would promote
development of the site in a manner out of character with
surrounding low density residential, religious, and agricultural uses.
2. Approval of the requested amendment would introduce intense
commercial use of the subject site serving the region or city as a
whole in an area guided by current plan for low intensity residential
or convenience commercial uses that are intended to serve the
residents in the immediate area.
3. The introduction of higher intensity regional or city-wide commercial
uses to the site will have a higher likely hood of uses that will
generate traffic, noise and smells not found in residential
neighborhoods as currently planned for the site.
WHEREAS, the City Council held a public meeting on April 13, 2021 to
consider the Comprehensive Plan amendment request and the Planning
Commission’s recommendation related to said amendment; and
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 OF 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. Denial of the Requested Amendment. The request to amend
the Journey 2040 Comprehensive Plan of the City of Faribault at the subject
property legally described in Exhibit A located at 1507 Saint Paul Avenue as
Commercial – Residential Mixed Use is denied based on the findings presented
above.
Section 3.
Effective Date.
This resolution shall become effective
immediately upon its passage and without publication.
Date Adopted: April 13, 2021

Resolution 2021-XXX
Page 3 of 5

Faribault City Council

_________________________
Kevin F. Voracek, Mayor
ATTEST:

______________________________
Timothy C. Murray, City Administrator

Resolution 2021-XXX
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EXHIBIT A
Legal Description

Draft for Denial

State of Minnesota
County of Rice

CITY OF FARIBAULT
RESOLUTION #2021-__
DENY A REQUEST TO REZONE CERTAIN PROPERTY TO C-2 HIGHWAY
COMMERCIAL DISTRICT AT 1507 SAINT PAUL AVENUE
WHEREAS, Michael and Megan Graham, contract purchasers and applicants
have requested the rezoning of their property at 1507 Saint Paul Avenue,
legally described in Exhibit A, from O Open Space / Agricultural District to C2 Highway Commercial District in order to operate a custom auto building and
auto repair business at the subject site; and
WHEREAS, City Staff has prepared and presented a report to the Planning
Commission regarding this rezoning proposal (CPA/REZ 21-005); and
WHEREAS, the Planning Commission, on the 5th day of April, 2021 following
proper notice, held a public hearing regarding said request; and
WHEREAS, following said public hearing, the Planning Commission
recommended denial of the rezoning request finding that the rezoning request
is not consistent with all of the required findings for rezoning property as
specified by Section 2-180 of the City’s Unified Development Ordinance; and
WHEREAS, the City Council agrees with the findings and recommendation of
the Planning Commission and hereby finds that rezoning the property
described in Exhibit A is not appropriate and does not meet the findings as
required by Section 2-180 of the City’s Unified Development Ordinance:
1. Criteria: Whether the amendment is consistent with the applicable
policies of the City’s Land Use Plan.

Resolution 2021-___
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Finding: The Land Use Plan has not been amended as requested to guide
the subject property for Commercial – Residential Mixed Use in association
with this application.
2. Criteria: Whether the amendment is in the public interest and is
not solely for the benefit of a single property owner.
Finding: The proposed rezoning is not in the public interest in that it will
allow uses not compatible with adjoining uses and out of place at this
location.
3. Criteria: Whether the existing uses of property and the zoning
classification of property within the general area of the property in
question are compatible with the proposed zoning classification,
where the amendment is to change the zoning classification of a
particular property.
Finding: Rezoning the subject property to C-2 Highway Commercial District
as requested, is not appropriate in that the site is adjacent to single family
uses and a place of worship and such uses are not compatible with the
proposed use or other uses permitted in this zoning district.
4. Criteria: Whether there are reasonable uses of the property in
question permitted under the existing zoning classification, where
the amendment is to change the zoning classification of a particular
property.
Finding: The subject property currently is zoned to permit agricultural
related sales of items grown/produced in the area. This zoning district
allows reasonable agricultural related agricultural sales uses at this site are
low intensity and compatible with adjoining uses.
5. Criteria: Whether there has been a change in the character or trend
of development in the general area of the property in question,
which has taken place since such property was placed in its present
zoning classification, where the amendment is to change the
zoning classification of a particular property.
Finding: The prior use of the property for agricultural related sales remains
a viable use at this location and that use will better serve the neighborhood

Resolution 2021-___
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and the community than the proposed use of the site for a custom auto
building shop with auto maintenance and repair services.
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE
CITY OF 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: Denial of Requested Rezoning. The request to amend the
Official Zoning Map of the City of Faribault and rezone the property described
in Exhibit A from O Open Space / Agricultural District to C-2 Highway
Commercial District is hereby denied based on the findings as provided above
in the recitals of this resolution.
Section 3: Effective Date. This resolution shall be effective immediately
upon its passage.
Date Adopted: ________, 2021
Faribault City Council

__________________________________
Kevin F. Voracek, Mayor

ATTEST:

__________________________________
Timothy C. Murray, City Administrator

Resolution 2021-___
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EXHIBIT A
Legal Description

Draft for Approval
State of Minnesota
County of Rice

CITY OF FARIBAULT
RESOLUTION #2021- ___
APPROVE A COMPREHENSIVE PLAN AMENDMENT TO GUIDE PROPERTY LOCATED AT
1507 SAINT PAUL AVENUE TO COMMERCIAL RESIDENTIAL MIXED USE
WHEREAS, the applicants Michaela and Megan Graham, contract purchasers
of property located at 1507 Saint Paul Avenue and legally described in Exhibit
A, are requesting an amendment of the Journey 2040 Comprehensive Plan to
guide the site for Commercial – Residential Mixed Use to rezone the property
to a C-2 Highway Commercial District in order to operate a Custom Auto Shop
with Auto Maintenance and Repair Services at the site; and
WHEREAS, on September 22, 2020, the City Council of the City of Faribault
adopted the Journey 2040 Comprehensive Plan for City of Faribault; and
WHEREAS, the Journey 2040 Comprehensive Plan guides the future land use
of the property at 1507 Saint Paul Avenue for Planned Residential Use; and
WHEREAS, City Staff has made a report to the Planning Commission
(Planning Case Number: CPA/REZ 21-005), in which it was recommended
that the requested Comprehensive Plan Amendment to guide the subject site
for Commercial – Residential Use be denied; and
WHEREAS, the Planning Commission, on the 5th day of April, 2021 following
proper notice, held a public hearing and received the staff report regarding
said request; and
WHEREAS, following said public hearing, the Planning Commission
recommended that the City Council approve the Comprehensive Plan
amendment to guide the subject property for industrial use based on the
following written findings:

Resolution 2021-XXX
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1. The Comprehensive Plan amendment review process provided
adequate opportunity for public review and comment on the
requested amendment; and
2. Approval of the requested amendment is in the best interest of the
general health, safety, and welfare of the community in that future
uses of the subject site will be compatible with adjoining uses in this
location; and
3. The existing and proposed infrastructure, including sanitary sewer,
water, storm water, and transportation, associated with the subject
property are suitable for commercial uses at this site; and
WHEREAS, the City Council held a public meeting on April 13, 2021 to
consider the Comprehensive Plan amendment request and the Planning
Commission’s recommendation related to said amendment; and
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 OF 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. Amendment. The Comprehensive Plan of the City of Faribault is
amended to guide the subject property legally described in Exhibit A as
Commercial – Residential Mixed use.
Section 3: Change to the Official Land Use Plan. The Official Land Use
Plan, which is a part of the City of Faribault Comprehensive Plan, shall not be
republished to show the aforesaid amendment, but the City Planner shall
appropriately mark the Official Land Use Plan on file with the City Planning
and Zoning Division for the purpose of indicating the land use plan designation
change.
Section 4.
Effective Date.
This resolution shall become effective
immediately upon its passage and without publication.
Date Adopted: April 13, 2021

Resolution 2021-XXX
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Faribault City Council

_________________________
Kevin F. Voracek, Mayor
ATTEST:

______________________________
Timothy C. Murray, City Administrator

Resolution 2021-XXX
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EXHIBIT A
Legal Description

Draft for Approval

State of Minnesota
County of Rice

CITY OF FARIBAULT
ORDINANCE #2021- ____
REZONING CERTAIN PROPERTY TO C-2 HIGHWAY COMMERCIAL
DISTRICT AT 1507 SAINT PAUL AVENUE
WHEREAS, Michael and Megan Graham, contract purchasers and applicants have requested
the rezoning of their property at 1507 Saint Paul Avenue, legally described in Exhibit A, from O
Open Space / Agricultural District to C-2 Highway Commercial District in order to operate a custom
auto building and auto repair business at the subject site; and
WHEREAS, City Staff has prepared and presented a report to the Planning Commission
regarding this rezoning proposal (CPA/REZ 21-005); and
WHEREAS, the Planning Commission, on the 5th day of April, 2021 following proper notice, held
a public hearing regarding said request; and
WHEREAS, following said public hearing, the Planning Commission recommended approval of
the rezoning request finding that the rezoning request is consistent with all of the required findings
for rezoning property as required by Section 2-180 of the City’s Unified Development Ordinance;
and
WHEREAS, the City Council hereby finds rezoning the property described in Exhibit A is
appropriate with the following findings as required by Section 2-180 of the City’s Unified
Development Ordinance:
1. Criteria: Whether the amendment is consistent with the applicable policies of the City’s
Land Use Plan.
Finding: The Land Use Plan has been amended to guide the subject property for Commercial
– Residential Mixed Use in association with this application.
2. Criteria: Whether the amendment is in the public interest and is not solely for the
benefit of a single property owner.

Ordinance 2021-____
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Finding: The proposed rezoning is in the public interest in that it will provide needed
commercial uses at this location.
3. Criteria: Whether the existing uses of property and the zoning classification of
property within the general area of the property in question are compatible with the
proposed zoning classification, where the amendment is to change the zoning
classification of a particular property.
Finding: Rezoning the subject property to C-2 Highway Commercial District as proposed, is
appropriate in that the site is adjacent to a County Highway and can be developed or used in
manner that is compatible with adjoining agricultural uses, single family uses and place of
worship uses.
4. Criteria: Whether there are reasonable uses of the property in question permitted
under the existing zoning classification, where the amendment is to change the zoning
classification of a particular property.
Finding: The subject property currently is zoned to permit agricultural related sales of items
grown/produced in the area. Rezoning the subject property to C-2 will accommodate the new
commercial uses of the site.
5. Criteria: Whether there has been a change in the character or trend of development in
the general area of the property in question, which has taken place since such property
was placed in its present zoning classification, where the amendment is to change the
zoning classification of a particular property.
Finding: The prior use of the property for agricultural related sales is no longer viable at this
location and the proposed use will better serve the neighborhood and the community.
NOW, THEREFORE, THE CITY OF FARIBAULT ORDAINS:
Section 1: Amendment. The Official Zoning Map of the City of Faribault is hereby amended to
rezone the property described in Exhibit A from O Open Space / Agricultural District to C-2
Highway Commercial District.
Section 2: Official Zoning Map. The Official Zoning Map of the City of Faribault shall not be
republished to show the aforesaid rezoning and clarification, but the City Planner shall
appropriately update the Official Zoning Map on file with the City Planning Office for the purpose
of indicating the rezoning.
Section 3: Effective Date. This ordinance shall be effective immediately upon its passage and
publication according to the Faribault City Charter.
Public Hearing:
First Reading:
Second Reading:
Published:

April 5, 2021
_________, 2021
_________, 2021
_________, 2021

Ordinance 2021-____
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Faribault City Council

__________________________________
Kevin F. Voracek, Mayor

ATTEST:

__________________________________
Timothy C. Murray, City Administrator

Ordinance 2021-____
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EXHIBIT A
Legal Description
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Table 13-2. Principal uses in the special districts.

Use

O District

TUD District

Shoreland
District

Development
Standards

Residential Uses
Dwellings
Single-family dwelling, farm-related

P

C

P

Single-family dwelling, not farm-related

-

C

C

Agricultural Uses
Agricultural produce sales

P

C

C

Farms, not including commercial feedlots

P

P

P

Nurseries and tree farms

P

P

P

Wildlife and game refuges

P

P

P

X

Institutional and Public Uses
Social, Cultural, Charitable, and Recreational Facilities
Athletic field

C

C

C

Cemetery

C

C

C

Fairgrounds

C

C

C

Golf course

C

C

C

Public and private park, playground

P

P

P

X

X

Commercial uses
Airports and related uses

C

C

C

X

Campgrounds

C

C

C

X
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Kennels—Boarding or breeding

C

C

C

X

Outdoor recreational area

C

C

C

X

Resorts

C

C

C

Stables—riding or boarding

C

C

C

X

Veterinary services

C

C

C

X

Public service and utilities
Communication facilities

C

C

C

Communication towers

C

C

C

Electric or gas substation

C

C

C

Essential services

P

P

P

Governmental buildings and structures

C

C

C

Public utility buildings and structures

C

C

C

see Sec. 6-230

X

(Ord. No. 99-20, § 1, 11-23-99; Ord. No. 2005-25, § 1, 9-27-05; Ord. No. 2006-21, § 6, 9-26-06;
Ord. No. 2007-23, § 1, 1-8-08; Ord. No. 2010-06, § 4, 5-25-10)
Sec. 13-530.

Permitted accessory uses.

Within the special districts, the following uses shall be permitted as accessory uses. Accessory uses
not listed may be allowed by conditional use permit, subject to the standards identified in Sections 2-260
through 2-340.
(1)
(2)

Agricultural uses such as pasture, grazing, and domestic and wild crop harvesting.
Buildings temporarily located for purposes of construction on the premises for a period not to
exceed the time necessary for such construction.

(3)

Home occupations, as regulated elsewhere in this ordinance.

(4)

Private garages, carports, and parking spaces.

(5)

Private swimming pools, tennis courts, and other recreational facilities which are operated for
the sole use and convenience of the residents of the principal use and their guests.

(6)

Tool houses, sheds, and similar buildings for the storage of agricultural equipment and supplies,
domestic supplies, and non-commercial recreational equipment.
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(7)

Antennae and other communication devices for private use, in compliance with the provisions of
Section 6-230.

(8)

Living quarters for persons employed on the premises.

(9)

Boarding or renting of rooms to not more than two (2) persons.

(10)

Beekeeping in compliance with Section 7-30.

(Ord. No. 99-20, § 1, 11-23-99; Ord. No. 2017-4, § 10, 6-13-17)

ARTICLE 5.

Sec. 2-140.

ZONING AMENDMENTS

Purpose of zoning amendments.

Amendments to the text of this ordinance and the official zoning map are made for the purpose of
promoting the public health, safety, and general welfare, and in consideration of changing conditions,
conservation of property values, the trend of development, and the current and anticipated future uses of
property.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-150.

Initiation of zoning amendments.

Amendments shall be initiated by the City Council, Planning Commission, or by petition of any person
with a legal or equitable interest in a property.
(1)

Amendments initiated by petition. An application for amendment to the zoning classification of a
particular property shall be filed with the City Planner on an approved form and be accompanied
by an accurate boundary survey of the property, concept development plan, and any other
information determined by the City Planner to be necessary for review of the request.

(2)

Amendments initiated by the City Council or Planning Commission. The City Council or the
Planning Commission may initiate amendments to the text of this ordinance or to the zoning
classification of specific properties in the manner provided by Minnesota Statutes 462.357.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-160.

Hearing on zoning amendments.

The Planning Commission shall hold a public hearing on each valid and complete application for
zoning amendment and all amendments initiated by the City Council or Planning Commission, as provided
in Section 2-100. After the close of the hearing on a proposed zoning amendment, the Planning
Commission shall make findings, pursuant to Section 2-180, and shall submit the same together with its
recommendations to the City Council.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-170.

Action by the City Council on zoning amendments.

The City Council shall make the final decision regarding all zoning amendments. Amendment of this
ordinance or the zoning district boundaries shall require a majority vote four-sevenths (4/7) of the City
Council, except when an adoption or amendment changes all or part of the existing classification of a zoning
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district from residential to either commercial or industrial, in which case a two-thirds (2/3) vote five-sevenths
( 5/7 ) of all members of the City Council shall be required.

(Ord. No. 99-20, § 1, 11-23-99; Ord. No. 2002-18, § 1, 8-27-02)
Sec. 2-180.

Required findings on zoning amendments.

The City Council shall make each of the following findings before granting approval of a request to
amend this ordinance or to change the zoning designation of an individual property:
(1)

Whether the amendment is consistent with the applicable policies of the city's Land Use Plan.

(2)

Whether the amendment is in the public interest and is not solely for the benefit of a single
property owner.

(3)

Whether the existing uses of property and the zoning classification of property within the general
area of the property in question are compatible with the proposed zoning classification, where the
amendment is to change the zoning classification of a particular property.

(4)

Whether there are reasonable uses of the property in question permitted under the existing
zoning classification, where the amendment is to change the zoning classification of a particular
property.

(5)

Whether there has been a change in the character or trend of development in the general area
of the property in question, which has taken place since such property was placed in its present
zoning classification, where the amendment is to change the zoning classification of a particular
property.

(Ord. No. 99-20, § 1, 11-23-99)

ARTICLE 8.

Sec. 2-350.

INTERIM USES

Purpose of interim uses.

An interim use is a use not currently allowed by this ordinance, which may be allowed as a temporary
use of property until an established date, until the occurrence of a particular event, or until the zoning
regulations no longer allow it.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-360.

Authorization of interim use.

The City Council may approve an interim use of property as defined and authorized by Minnesota
Statutes 462.3597.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-370.

Application for interim use.

Any person having a legal or equitable interest in a property may file an application to use such land
for one or more interim uses. An application for interim use shall be filed with the City Planner on an
approved form, as specified in Section 2-90, and shall be accompanied by such information as is requested
by the City Planner to facilitate review.
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(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-380.

Hearing on application for interim use.

The Planning Commission shall hold a public hearing on each valid and complete for an interim use
as provided in Section 2-100. After the close of the hearing on a proposed interim use, the Planning
Commission shall make findings, pursuant to Section 2-400, and shall submit the same together with its
recommendations to the City Council.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-390.

Action by City Council on interim uses.

The City Council shall make the final decision regarding all applications for interim use. Approval shall
require a majority vote of the City Council.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-400.
(A)

(B)

Interim use findings and conditions.

Required findings. The City Council shall make the following findings in order to approve an interim
use:
(1)

The proposed interim use will utilize property where it is not reasonable to utilize it in a manner
provided for in the city's Land Use Plan.

(2)

The proposed interim use is presently acceptable but, given anticipated development, will not be
acceptable in the future.

Conditions and guarantees. Any City Council approval of an interim use shall be subject to the
following conditions:
(1)
(2)

Except as otherwise authorized by this section, an interim use shall conform to this ordinance as
if it were established as a conditional use.
The date or event that will terminate the interim use shall be identified with certainty.

(3)

In the event of a public taking of property after the interim use is established, the property owner
shall not be entitled to compensation for any increase in value attributable to the interim use.

(4)

Such conditions and guarantees as the City Council deems reasonable and necessary to protect
the public interest and to ensure compliance with the standards of this ordinance and policies of
the Land Use Plan.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-410.

Termination of interim use.

An approved interim use shall terminate upon the occurrence of any of the following events:
(1)

The termination date specified with approval of the interim use.

(2)

Any violation of the conditions under which the interim use was approved.

(3)

A change in this ordinance which would render the use nonconforming.

(Ord. No. 99-20, § 1, 11-23-99)
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Sec. 2-200.

Zoning certificate required.

Except for single and twin-family residential uses, a zoning certificate shall be obtained from the City
Planner prior to the following:
(1)

(2)

The construction, reconstruction, enlargement, relocation, or structural alteration of any building
or structure or part thereof, including any principal use, accessory use, or any other use that
requires a building permit.
Any change or expansion of use of any building or land.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-210.

Application for zoning certificate.

Any person having a legal or equitable interest in a property may file an application for a zoning
certificate. An application for a zoning certificate shall be filed with the City Planner on an approved form
and shall be accompanied by a plan so dimensioned and annotated as to show the proposed building,
including building dimensions, height, and use, and existing buildings and uses, if any, in exact relation to
lot lines, as well as any other information required by the City Planner to determine compliance with this
ordinance.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-220.

Zoning certificate approval.

Upon review of the application and plan for consistency with the regulations of this ordinance, the City
Planner shall affix a stamp to the plan, which shall serve as the zoning certificate. In such instances where
only a change of use and no structural alterations requiring a building permit are involved, the City Planner
may affix a stamp to a letter certifying that the change of use is allowed. In the event that an application for
a zoning certificate is denied, the applicant shall be notified in writing of the reasons for such denial. The
decision of the City Planner may be appealed to the Planning Commission, as provided for in Section 2110.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 2-230.

Additional reviews prior to zoning certificate approval.

In such instances that the application requires additional land use review by the Development Review
Committee, Planning Commission, or City Council, the City Planner shall not grant the zoning certificate
until all necessary approvals have been obtained.

(Ord. No. 99-20, § 1, 11-23-99)
Sec. 8-20.

Change of use.

When the use of a building or site is changed or the intensity of use is increased through the addition
of dwelling units, gross floor area, capacity, or other unit of measurement used for determining parking and
loading requirements, parking and loading facilities shall be provided for such change or intensification of
use as specified in Table 8-3.

(Ord. No. 99-20, § 1, 11-23-99)
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Journey to 2040 Comprehensive Plan
Planned Residential Neighborhood. Areas guided for planned residential neighborhood use
are largely undeveloped areas that the City envisions will develop into residential neighborhoods
by 2040. These neighborhoods may include a variety of housing types and densities. They may
also include parks, small-scale institutions, and neighborhood commercial uses in key areas.
The undeveloped land east of Saint Paul Avenue is an example of an area that the Land Use
Plan guides for planned residential neighborhood (see photo below). This area will likely develop
with a variety of housing types, parks, and perhaps small-scale institutional uses. Notably, the
Land Use Plan does not envision that industrial or major commercial uses will develop in this
area. Rather than Land Use Plan identifying specific areas for different types and densities of
housing in the area, the planned residential neighborhood designation provides flexibility in how
the residential area will develop. When the property owners are interested in exploring
development options for this area, the City, property owners, and developers will coordinate on
the development plans and the appropriate zoning for the area.
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