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Planning Commission 
 

AGENDA – REGULAR MEETING 
6:00 p.m., March 19, 2018 

 
 

1. CALL TO ORDER  
 

2. ROLL CALL (Quorum is 4)  
 

3. APPROVAL OF AGENDA (Unanimous additions required)  
 

4. APPROVAL OF MINUTES (Unanimous additions required)   
 

A. Planning Commission Minutes of November 20, 2017 
 

5. PUBLIC COMMENTS 
 

6. PUBLIC HEARINGS 
 

A. Consider Variance and Site Plan Approval for 617 North Oaks Drive 
B. Consider Site Plan Approval for 340 Central Avenue 

 
7. OLD BUSINESS 

 
A. Consider Updates to Proposed Sign Ordinance Regarding Feather Banners 

 
8. NEW BUSINESS 

 
A. Consider Landscape Plan Modifications for 108 Broadway Street West 

 
9. REPORTS OR COMMENTS: Staff, Chair, & Commission Members 

 
10. ADJOURNMENT  

 



OSSEO PLANNING COMMISSION MINUTES 
REGULAR MEETING 

November 20, 2017 
 
 

1. CALL TO ORDER 
 

The regular meeting of the Osseo Planning Commission was called to order by Vice Chair 
Webster at 6:00 pm, Monday, November 20, 2017. 

 
2. ROLL CALL 
 

Present:  Commission members Dee Bonn, Deanna Burke, Michael Corbett, Neil Lynch, 
Michael Olkives, and Alden Webster  
 
Absent:  Chair Barbara Plzak. 

   
Others present: Harold E. Johnson, Jeff Hafferman, Jesse Myhre, Matthew Feehan, Timothy 
LaCroix, Dan LaRouche, Breanne Rothstein, Olivia Dorow-Hovland, City Planner Nancy 
Abts 
 

3. APPROVAL OF AGENDA  
 

A motion was made by Bonn, seconded by Burke, to approve the Agenda as presented.  
The motion carried 6-0. 
 

4. APPROVAL OF MINUTES 
 

A.  Approve October 16, 2017, Minutes 
 
A motion was made by Olkives, seconded by Bonn, to approve the October 16, 2017, 
minutes.  The motion carried 6-0. 
 

5. PUBLIC COMMENTS  
 
 Vice Chair Webster advised this is the time for public comments for items that are not on the 

agenda for tonight’s meeting. There were no comments from the public. 
 

6. PUBLIC HEARINGS  
  

A. Consider Conditional Use Permit Amendment for 401 County Road 81 
 

Abts stated Jesse Myhre has operated JM Automotive in Osseo since 2015. Their business 

has grown and transitioned from ‘primarily auto sales with some repairs’ to solely a repair 

shop. The business specializes in Subaru vehicles. The property is located on County Road 

81 Service Road West. Adjacent businesses are Twin Cities Pawn, Avis Car Rental, and 

Pioneer Midwest located in the building to the southeast, and All Metro Excavating located 

in the building to the northwest. The property is owned by Dan Koehler, and is also home to 

a self-serve car wash.   

 

Abts explained for an automotive repair garage space and two repair bays, the minimum 

number of customer parking per the Osseo off-street parking ordinance is 8 spaces. (The 

minimum number of parking spaces includes a base number of 4, plus 2 spaces for each 

service bay.) The plans for the property show a total of 16 parking spots, with two required 
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for the self-serve car wash business (calculated as an industrial use). Staff recommends that 

the 8 customer parking spaces for the business be placed close to the office/customer waiting 

area inside the existing building.  

 

Abts reported for businesses with auto sales, all vehicle repair and maintenance must take 

place within a completely enclosed building. (The City Code does not place this same 

requirement on general auto repair. However, the CUP can address it as outside activities 

affect nearby properties.) Repaired vehicles or vehicles waiting to be repaired shall be 

considered storage and must be within a screened or an enclosed area, per Osseo City Code. 

The proposed conditions state that any repairs or maintenance will be conducted inside, 

completely enclosed, and vehicles on site for longer than 12 hours awaiting repairs will be 

stored inside or screened from public view. Other facets of this proposal have been reviewed 

by City Staff and found to be acceptable for this property and zoning district.  Staff provided 

further comment on the request and recommended approval with conditions. 

 

Lynch asked if the test drive condition should be omitted.  Abts stated the condition was 

drafted in order to keep this CUP consistent with other CUP’s in the City. 

 

Olkives questioned how the City would be able to enforce this condition.  He indicated he 

opposed the City creating conditions that would be difficult to enforce.  He supported the 

Commission eliminating Condition 2. 

 

Lynch recommended Condition 5F be removed as it was onerous. Abts reported Condition 5 

and the letters that followed referred to applicable provisions, which included State, County 

and local requirements.   

 

A motion was made by Lynch, seconded by Bonn, to open the Public Hearing.  The 

motion carried 6-0. 

 

Lynch asked if the applicant opposed any of the conditions within the amended CUP.  Jesse 

Myhre, 9931 Ives Lane North in Maple Grove, stated his only concern was with the parking 

requirements.  He explained that at times vehicles required to be parked on the lot for more 

than 12 hours.  He indicated he did not oppose provisions 5A through 5F.  He understood the 

benefit to the City of being able to consider some requirements as part of a CUP, rather than 

a fine or other penalty which may be imposed by other agencies. 

 

Webster inquired how long vehicles could be parked on his property.  Mr. Myhre explained 

vehicles could be parked anywhere from 24 hours to one week depending on the type of 

machine work that was required.  He reported he does his best to turn cars around quickly 

but some require specialty work.   

 

Abts questioned if the parking area could be screened with a fence.  Mr. Myhre reported he 

has had several break-ins and for this reason his parking lot was now well lit with cameras.  

He stated he had discussed adding a fence with the property owner. 

 

Corbett asked why the City had a 12-hour timeline for vehicles.  Abts explained after 12 

hours a parked car was deemed to be vehicle storage per the draft CUP.  
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Corbett commented it would be in the applicant’s best interest to deter against theft.  He 

questioned how many cars could be parked indoors.  Mr. Myhre stated he could park four to 

six vehicles in the shop.  He provided further comment on the new lighting and cameras that 

had been installed on his property. 

 

Bonn questioned how the Commission should address the 12-hour parking concern.  Abts 

stated City Code does not define time periods for outdoor storage and for this reason a 

change could be made to the time period within the CUP.  Mr. Myhre requested the 

Commission allow for a small number of parking spaces to be used for longer parking for 

customer cars. 

 

Lynch supported the City make the parking period longer or removing Condition 1 

altogether.  Mr. Myhre suggested only vehicles with all exterior panels be allowed to be 

parked outdoors. 

 

Olkives appreciated the fact that Mr. Myhre was not parking junk cars on his lot.   

 

Lynch questioned if the applicant supported Condition 2.  Mr. Myhre stated he did support 

this condition and noted test drives were not completed in residential neighborhoods. 
 
 A motion was made by Lynch, seconded by Olkives, to close the public hearing at 6:25 

p.m.  The motion carried 6-0. 
 

 A motion was made by Lynch, seconded by Burke, to recommend the City Council 
approve the CUP request to allow minor auto repair at 401 County Road 81, subject to 
the conditions listed below. 
 

1)  Vehicle Storage. Any vehicle awaiting repairs for longer than 30 days must be 

stored inside an enclosed space or screened from public view; 

2)  Test Drives. Vehicles undergoing repair or maintenance at the property may 

not be driven through residential districts. 

3)  Indoor Operations. Any vehicle repair or maintenance shall take place indoors. 

4)  Parking. At least four clearly marked parking spaces, plus two additional 

parking spaces for each service stall, shall be provided at all times (Osseo City 

Code Chapter 153 Appendix B). No parking or idling of vehicles is allowed 

outside of clearly marked parking spaces. 

5)  Applicable Provisions. This permit is subject to the requirements of the City’s 

ordinances and the Applicant is required to comply with all applicable federal, 

state, and local laws, rules, regulations, and ordinances, and to obtain such 

other permits and permissions as may be required. Local and state regulations 

and ordinances shall include but are not limited to the following: 

a)  No auto wrecking, junk, and salvage shall be stored on properties in the 

C2-S District, per Osseo City Code; 

b)  Any waste tires must be stored inside an enclosed space or screened from 

public view (Osseo City Code § 153.054) and protected from the elements 

so as not to provide habitat to rodents or insects (Osseo City Code § 

93.18); 
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c)  Any trash enclosure must be screened from public view (Osseo City Code 

§ 153.057); 

d)  Modifications to the building shall be in accordance with Osseo City 

Code and the approved site and building plan on file with the City 

(Osseo City Code § 153.153); 

e)  Signage relating to the use shall adhere to Osseo City Code § 153.090 - § 

153.098; 

f)  If the facility generates any hazardous waste as defined by Hennepin 

County or the State of Minnesota, the facility shall at all times meet all 

requirements imposed by Hennepin County or the State of Minnesota; 

6)  Open to Inspection. During any hours at which the business is open, the 

business shall be open to any State or County official and to any City official or 

police officer, when accompanied by Applicant, for inspection to determine 

compliance with the stated conditions of approval. 

7)  Recording Requirement. The City of Osseo will memorialize the conditional use 

permit by adopting a resolution that the applicant will record in the office of the 

County Registrar of Titles within 60 days of its adoption by the City. 

8)  No Waiver. Failure by the City to take action with respect to any violation of 

any condition, covenant, or term of this permit shall not be deemed to be a 

waiver of such condition, covenant, or term or any subsequent violation of the 

same or any other condition, covenant, or term. 

9)  Prior Permits. The conditional use permit issued in 2015 (Resolution 2015-6) 

and any other conditional use permits issued for the property are hereby 

revoked and are replaced by this current conditional use permit. The City 

Council will memorialize the revocation of the previous CUP by adopting a 

resolution that will be recorded in the office of the County Registrar or Titles, 

which will serve as additional notice of such revocation. 

10) Revocation. The violation of any terms or conditions of this permit including, 

but not limited to, any applicable federal, state, or local laws, rules, regulations, 

and ordinances, may result in revocation of the permit. The Applicant shall be 

given written notice of any violation and reasonable time, as determined by the 

City, to cure the violation before a revocation of the permit may occur. 

11) Binding Effect. This permit and its conditions are binding on the Owner and 

Applicant, their successors and assigns, and shall run with the Property, and 

shall not in any way be affected by the subsequent sale, lease, or other change 

from current ownership, until the permit is terminated or revoked as provided 

herein. The obligations of the Applicant under this permit shall also be the 

obligations of the current and any subsequent owners of the Property. 

12) Acceptance of Conditions. Utilization of the Property for any of the uses 

allowed by this permit shall automatically be deemed acceptance of, and 

agreement to, the terms and conditions of the permit without qualification, 

reservation, or exception. 
 
The motion carried 6-0.  
 
B. Consider Conditional Use Permit for 8725 Jefferson Highway 
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Abts stated According to their website, American Auto Body had been in operation since 

1979. The business relocated from North Minneapolis to Osseo in 1980. Later, it moved just 

south of Osseo to 8208 Lakeland Avenue North in Brooklyn Park in 1994. The business is 

growing and intends to use the property at 8725 Jefferson Highway for overflow work and 

storage. They will keep their primary location in Brooklyn Park. 

 

Abts explained the subject property is located on Jefferson Highway. Adjacent businesses 

are Spotless & Seamless Exteriors Inc. to the west. A Hennepin County Department of 

Transportation facility is to the north. A multi-tenant light industrial property managed by 

Wiley Enterprises is to the south. The property is being purchased by American Auto Body. 

Prior to the sale it was the location for Zimmerman Brothers Trucking. The property to the 

west is a “landlocked” parcel with no direct access to public roads. There is a partial 

easement across 8725 Jefferson Highway to provide a connection to the road. However, as 

shown on the survey, there are some issues with the easement. The property owner is 

addressing these matters.  Staff discussed the request in further detail and recommended 

approval with conditions. 

 

Lynch asked if the conditions for this CUP differed from the conditions considered for Item 

6A.  Abts reported this property was located in a different zoning district which allowed for 

auto wrecking and salvage as a possible future Conditional Use.  Other than that, all 

remaining conditions were similar. 
 
 A motion was made by Olkives, seconded by Bonn, to open the Public Hearing.  The 

motion carried 6-0. 
 
Olkives requested further information regarding the easement issue.  Matthew Feehan, 1036 
Etna Avenue NE in Monticello, discussed his existing plan and noted the two buildings on 
the two properties were aligned with one another.  He stated if he were to restrict the 
building behind him he would not be able to get into his own building.  He explained his 
parking lot was in poor condition.  He stated he would be correcting this next spring, which 
would improve the site.  
 
Tim LaCroix, attorney for Matthew Feehan, reported there was an issue with the legal 
description for the easement.  He reported there was a minor gap between the properties and 
a correction to the legal description has been made.  
 
Olkives asked if the applicant had any concerns with the conditions within the CUP.  Mr. 
Feehan stated he had no issues with the conditions.  He indicated he was excited to moving 
his business back to Osseo.  He provided further comment on the work he would be 
completing at this site.  
 
Corbett questioned how many employees this facility would have.  Mr. Feehan anticipated 
he would have about four employees in this location.   
 
Bonn inquired if neighboring properties would be impacted by the paint booth ventilation.  
Mr. Feehan explained the paint booth would have a specific filtration system to ensure 
neighboring properties were not impacted.   
 

 A motion was made by Corbett, seconded by Burke, to close the public hearing at 6:41 
p.m.  The motion carried 6-0. 
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 A motion was made by Lynch, seconded by Olkives, to recommend the City Council 

approve the CUP request to allow for the storage and repair of vehicles at 8725 
Jefferson Highway, subject to the conditions listed below.  
 

1)  Vehicle Storage. Any vehicle awaiting repairs for longer than 30 days must be 

stored inside an enclosed space or properly screened from public view; 

2)  Test Drives. Vehicles undergoing repair or maintenance at the property may not be 

driven through residential districts. 

3)  Indoor Operations. Any vehicle repair or maintenance shall take place indoors. 

4)  Parking. At least four clearly marked parking spaces, plus two additional parking 

spaces for each service stall, shall be provided at all times (Osseo City Code 

Chapter 153 Appendix B). No parking or idling of vehicles is allowed outside of 

clearly marked parking spaces. 

5)  Applicable Provisions. This permit is subject to the requirements of the City’s 

ordinances and the Applicant is required to comply with all applicable federal, 

state, and local laws, rules, regulations, and ordinances, and to obtain such other 

permits and permissions as may be required. Local and state regulations and 

ordinances shall include but are not limited to the following: 

a)  No auto wrecking, junk, and salvage shall be stored without a Conditional 

Use Permit approving this use (Osseo City Code § 153.059); 

b)  Any waste tires must be stored inside an enclosed space or properly screened 

from public view (Osseo City Code § 153.054) and protected from the 

elements so as not to provide habitat to rodents or insects (Osseo City Code 

§ 93.18); 

c)  Any trash enclosure must be screened from public view (Osseo City Code § 

153.057); 

d)  Modifications to the building shall be in accordance with Osseo City Code 

and the approved site and building plan on file with the City (Osseo City 

Code § 153.153); 

e)  Signage relating to the use shall adhere to Osseo City Code § 153.090 - § 

153.098; 

f)  If the facility generates any hazardous waste as defined by Hennepin County 

or the State of Minnesota, the facility shall at all times meet all requirements 

imposed by Hennepin County or the State of Minnesota; 

6)  Open to Inspection. During any hours at which the business is open, the business 

shall be open to any State or County official and to any City official or police 

officer, when accompanied by Applicant, for inspection to determine compliance 

with the stated conditions of approval. 

7)  Recording Requirement. The City of Osseo will memorialize the conditional use 

permit by adopting a resolution that the applicant will record in the office of the 

County Registrar of Titles within 60 days of its adoption by the City. 

8)  No Waiver. Failure by the City to take action with respect to any violation of any 

condition, covenant, or term of this permit shall not be deemed to be a waiver of 

such condition, covenant, or term or any subsequent violation of the same or any 

other condition, covenant, or term. 
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9)  Revocation. The violation of any terms or conditions of this permit including, but 

not limited to, any applicable federal, state, or local laws, rules, regulations, and 

ordinances, may result in revocation of the permit. The Applicant shall be given 

written notice of any violation and reasonable time, as determined by the City, to 

cure the violation before a revocation of the permit may occur. 

10) Binding Effect. This permit and its conditions are binding on the Owner and 

Applicant, their successors and assigns, and shall run with the Property, and shall 

not in any way be affected by the subsequent sale, lease, or other change from 

current ownership, until the permit is terminated or revoked as provided herein. 

The obligations of the Applicant under this permit shall also be the obligations of 

the current and any subsequent owners of the Property. 

11) Acceptance of Conditions. Utilization of the Property for any of the uses allowed by 

this permit shall automatically be deemed acceptance of, and agreement to, the 

terms and conditions of the permit without qualification, reservation, or exception. 
 
Lynch recommended the Planning Commission remain consistent with the parking 
restrictions in Condition 1.  The Commission was in agreement. 
 

 The motion carried 6-0. 
 

 C.   Consider 2040 Comprehensive Plan 
 

Abts stated each community in the 7-county Metro region must update its Comprehensive 

Plan every 10 years. Osseo is on track complete its update by early 2018 to meet the Met 

Council’s deadlines. These deadlines are required for grant funding the city has received. 

As the name suggests, the Comprehensive Plan addresses many topics. The Plan guides 

future development and helps the community get from ‘where we are’ to ‘where we want to 

be’. The plan covers topics including: 

 

 Land use 

 Redevelopment 

 Housing quality 

 Park and recreation systems 

 Community facilities 

 Commercial and economic development 

 Community infrastructure systems 

 Surface water management, and 

 Transit and transportation. 

 

Abts reported the Comprehensive Plan serves as the framework for many city policies. This 

includes the city’s including zoning and land use as well as other priorities. This update to 

the plan also highlights components that influence public health. These parts of the plan 

were funded through a grant from the Minnesota Department of Health, administered 

through Active Living Hennepin County.   

 

Breanne Rothstein, WSB, provided the Commission with a presentation on the executive 

summary for the Comprehensive Plan.  The six vision themes for the Comprehensive Plan 

were discussed.  She reported Osseo would work to be accommodating, to have community 
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vitality, be business friendly, to promote safety and wellbeing, provide housing diversity, 

and remain connected.  She asked for comments or questions from the Commission. 

 

Olkives explained he served on the Comprehensive Plan task force.  He stated he 

appreciated the efforts of staff and the committee members.  He asked what steps would 

need to be taken in order to approve the Comprehensive Plan.  Ms. Rothstein reported the 

City Council would need to grant preliminary approval.  The document would then be 

submitted to the Met Council and a six-month adjacent and affected community review 

process would occur.  She indicated comments from Met Council and neighboring 

communities would then be incorporated into the document and the document would be 

brought back to the Council for final approval.  She stated final approval of the 

Comprehensive Plan was due by December 31, 2018. 

 
 A motion was made by Olkives, seconded by Webster, to open the Public Hearing.  The 

motion carried 6-0. 
 

Dan LaRouche, Osseo EDA member, stated he moved to Osseo two years ago from 

Michigan.  He explained he had no intention of winding up in Minneapolis, but here he was.  

He discussed his work background with Chrysler and commented on how important it was 

for the City to plan ahead.  He stated he appreciated how comprehensive the document was 

but believed it was missing future possibilities.  He encouraged the City to consider what 

storms it may weather.  He provided the Commission with a handout on concerns that could 

be considered. 
 
 A motion was made by Lynch, seconded by Olkives, to close the public hearing at 7:17 

p.m.  The motion carried 6-0. 
  
 Olkives thanked Mr. LaRouche for bringing his comments and concerns to the Planning 

Commission. 
 
 A motion was made by Olkives, seconded by Bonn, to approve the draft 

Comprehensive Plan Update as presented. The motion carried 5-1 (Lynch opposed).  
 

7. OLD BUSINESS  
 

A.  Consider Updates to Proposed Sign Ordinance Regarding Feather Banners 
 

Abts explained the Planning Commission considered proposed amendments to the city’s 

Sign Ordinance on July 17, 2017. Following a public hearing, the commission recommended 

the City Council approve the proposed amendments. The City Council discussed the 

proposed ordinance at their July 24 meeting and again at a work session held on December 

30. At that work session, the Council proposed allowing Feather Banners, in addition to 

other changes to the ordinance. 

 

Abts commented other changes suggested by the City Council include changes to the 

requirements for existing types of signs, including allowing Electronic Message Display 

centers in the Central Business District, allowing overhang signs in all districts, and allowing 

small flashing or animated signs (for example, “Open” signs). 
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Abts stated Feather Banners would generally be restricted under a prohibition on signs that 

“moves or rotates”. However, they can be granted an exception, like other types of signs. For 

example, Sandwich Board signs are allowed to be placed in the sidewalk right-of-way under 

certain conditions. 

 

Abts reported the current suggestion for feather banners would allow them up to 28 square 

feet (e.g., 4’ x 7’) and up to the maximum height for signs in the district (i.e., 8’ in the CBD 

and 15’ in C2 and M districts). They would be allowed at a rate of one per property or one 

per 100 linear feet of front foot, whichever is greater. Some cities also choose regulate the 

hours or number of days that these signs can be displayed. Osseo could consider these types 

of restrictions as well. 

 

Lynch commented on the flags that were posted by the Meditation Center.  He explained he 

was not offended by them and asked how the proposed spacing was determined.  Abts 

discussed how the sign spacing and front footage numbers was determined by staff.  She 

reported staff was simply making a recommendation to the Commission and noted the City 

Council would have the final say.  

 

Corbett questioned if feather signs had to be installed in grass.  Abts commented these signs 

could also be supported by a freestanding base and did not have to be planted in the ground. 

 

Olkives stated he did not want to see the signs restricted completely.  Abts did not 

recommend signs be freely allowed in the right-of-way for safety purposes.  She provided 

further comment on how the City may manage banner signs.  She reported the signs would 

have to remain in good condition.  

 

Lynch asked if a study had been completed on how many banner signs it would take to deem 

a property distracting.  He anticipated that a study of this sort had not been conducted.  He 

stated he was struggling with the fact the local government was going to arbitrate what 

number of banner signs would be allowed.  He supported the number of signs allowed be 

increased.  Abts explained there have been a number of studies completed on moving and 

electric signs.  She stated she could complete further research to see if any studies had been 

completed specifically on feather banners.  She commented on the multiple goals within a 

Sign Ordinance as being traffic safety, aesthetics and the visual environment of the City.  

 

Corbett stated feather banners have become quite popular with real estate and open houses. 

He explained he did not want to see a large number of feather banners in downtown Osseo.  

He commented on how Main Street would be impacted if there were feather banners every 

100 feet.  

 

Olkives indicated he did not know what the correct number of banners should be.  He stated 

he did not want the banners being placed in public walk ways but supported them being 

allowed in Osseo.   

 
A motion was made by Olkives to approve the proposed restrictions for Feather 
Banners as presented.  The motion failed for lack of a second. 
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A motion was made by Lynch, seconded by Burke, to table action on the proposed 
restrictions for Feather Banners directing staff to gather further information.  The 
motion carried 6-0. 
 
Further discussion ensued regarding the difference between flags and feather banners. The 
commission did not present any further questions to be addressed at a future meeting. 

 
8. NEW BUSINESS  

 

None. 

 
     9.    REPORTS OR COMMENTS: Staff, Chair & Commission Members 
 

Burke wished everyone a Happy Thanksgiving.  
 
Corbett encouraged the City to plan for the changing trends in housing while also still 
making room for young families with children.   
 
Lynch suggested those grocery shopping for Thanksgiving visit the Cub in order to support 
the Osseo Baseball team as they would be bagging groceries this week.  
 
Webster encouraged the public to offer their thanks to the City’s police officers and fireman.  
 

        10. ADJOURNMENT 
 

A motion was made by Bonn, seconded by Lynch, to adjourn the meeting at 7:42 pm.  
The motion carried 6-0. 

 
  
 Respectfully submitted, 
 
  
 Heidi Guenther  
 TimeSaver Off Site Secretarial, Inc. 
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Osseo Planning Commission 
Meeting Item 

_______________________________________________________________________________________ 

Agenda Item:   Consider Variance and Site Plan Approval for 617 North Oaks Drive 
 

Meeting Date:  March 19, 2018 
Prepared by:  Nancy Abts, City Planner 
 

Attachments:  Variance Application 
Site Plan Application 

   Acknowledgement of Responsibility 
   Narrative 

Drawing Set 
   SAC Determination 
   Zoning Map  

Public Hearing Notice  
   Public Hearing Distribution Map & Mailing Labels 
   Site photos 
    
_______________________________________________________________________________________ 
 
Policy Consideration:  
The new owner of 617 North Oaks Drive seeks a variance and site plan approval to construct a 12-foot tall, 980-
square-foot freestanding accessory structure to use as an office building and workout space for the apartment 
complex. 
 
Previous Action or Discussion: 
The Planning Commission has not previously discussed this item. 
 
Background:  
The property is located in the northeast quadrant of Osseo, east of 6th Avenue Northeast and south of 93rd Avenue / 
County Road 30. The 617 North Oaks Drive site holds two freestanding apartment buildings and two private garage 
buildings. Two other parcels, 625 and 624 North Oaks Drive, are under the same ownership and management. 
Previously known as Countryside Estates, the properties are now collectively called 6th Avenue Apartments. 
 
Analysis for Granting a Variance 
Zoning: 
The property at 617 North Oaks Drive is in the R-2, Multi-Family Residential District. To the east, single family homes 
are located in the R-1 One and Two Family Residential District. To the immediate west and south, there similar R-2 
apartments in the North Oaks Apartments. St. Vincent de Paul Cemetery (zoned R-1) is further east, and the Osseo 
Education Center (also zoned R-1) is further south. 
 

https://www.lmc.org/media/document/1/landusevariances.pdf?inline=true


Standards for Granting a Variance1:  The City reviews variances based on standards listed in the Zoning Ordinance 
and in State Statute. Some of the standards are open to interpretation.  
 
Variances may only be permitted when they are in harmony with the general purposes and intent of the zoning 
ordinance, and when the variances are consistent with the comprehensive plan. Here are the general factors to 
consider regarding a variance: 
 
General Intent 
Variances should be granted in harmony with general purposes and intent of the zoning ordinance. The stated intent 
of the R-2 High-Density Residential District is, “To recognize the demand for apartment, condominium, and multiple-
family dwellings; to provide for these apartments upon fairly sizable tracts of land, thereby allowing increased design 
flexibility and a more compatible development pattern; and to permit these apartments at densities high enough to 
allow high quality development yet low enough to provide a desirable living environment for residents.” In this case: 

 The variance for accessory structure size would grant increased design flexibility for the 
property. 

 Allowing an exception to the requirement to add curb and gutter to the parking area would 
not seem to conflict with the intent for the district. 

Comprehensive Plan 
The current 2030 Comprehensive Plan guides this area for Stacked Residential uses. The plan guides the area for 
apartments two to four stories tall and a density of at least 16 units per acre. It is expected to expand housing 
options for people interested in living in a walkable environment and increase the local customer base for the 
downtown area. 
 
With 2.2 acres and a total of 40 units, the 617 North Oaks Drive parcel has a density of approximately 18 units per 
acre. There are no sidewalks along 6th Avenue NE or along the south side of 93rd Avenue near the project site. In this 
case: 

 The variance does not seem to conflict with the Comprehensive Plan guidance for the site. 
The site density is already above the minimum for the guidance. Updates to the site plan 
could enhance the property’s walkability and further support the guidance. 

 Allowing an exception to the requirement to add curb and gutter to the parking area would 
not seem to conflict with the guidance for the district. 

Practical Difficulties Test 
A variance may be granted if enforcing a zoning ordinance provision would cause the owner of a particular piece of 
property “practical difficulties”. (The legal standard of “practical difficulties” comes from state law adopted in 2011. It 
supersedes the “undue hardship” test that previously applied. Osseo City Code still refers to the old standard of 
“undue hardship”.) There are three components of the Practical Difficulties test: 

A. Reasonableness 
The property owner must propose to use the property in a reasonable way, a way that is somehow 
prohibited by the current ordinance. In this case: 

 Providing office and workout space for residents of the apartment campus seems to be a 
reasonable use. Housing this space in an accessory building allows all residential units to be 
retained, and maintains the site’s current density. 

 In this instance, the parking lot has been in place without curb and gutter for many years. 
The City Engineer suggests that because site was not developed with a ‘directed’ drainage 

                                                           

1 League of Minnesota Cities. (2017, November 15). Resource Library. Retrieved from League of Minnesota Cities: 

https://www.lmc.org/media/document/1/landusevariances.pdf  

https://www.lmc.org/media/document/1/landusevariances.pdf?inline=true
https://www.lmc.org/media/document/1/landusevariances.pdf


system provided by curb and gutter, it is reasonable to continue to allow the site to drain 
without their addition. Some water can continue to flow off of the parking surface and into 
the lawns for infiltration rather than all of it being directed to the area’s stormwater system. 

B. Uniqueness 
The landowner’s problem must be due to circumstances unique to the property and not caused by the 
current landowner. Often, but not always, uniqueness relates to unique physical aspects of the property 
such as topography, existing wetlands, or significant trees. In this case: 

 The current owner purchased a multi-building apartment campus without an existing office 
or workout space. Many newer apartment complexes in Osseo include this space inside the 
primary structure, making this an atypical situation.  

 The addition of curb and gutter would have drainage impacts for the broader region. These 
impacts are influenced by the way the area was developed, not by the current property 
owner. 

C. Essential Character 
It is also important to determine that the variance, if granted, would not change the essential character 
of the area. Features to consider regarding essential character might include scale, setbacks, building 
size, and use patterns. In this case: 

 The proposed accessory building is shorter and smaller than the size allowed for private 
garages. It is consistent with setbacks for other buildings in the district. Its materials and 
scale are consistent with other buildings in the North Oaks area and with other residential 
areas of Osseo. 

 Continuing to allow the parking lot to drain without curb and gutter would not seem to alter 
the essential character of the area. 

If the City finds that the project meets the statutory requirements for a variance, it may choose to grant the property 
an exception to the zoning code requirements. 
 
Analysis for a Site Plan Approval 
 
As a reminder on what Site Plan approval consists of, Osseo Code §153.153 SITE PLAN APPROVAL explains the 
following: 
 

(A)   Site and Building Plan Approval Required.  It is declared to be the policy of the city to preserve 

and promote attractive and stable business environments for its citizens through encouraging well-

conceived, high quality developments. To this end, imaginative site design concepts shall be employed 

in the development and redevelopment of respective sites.  … this site plan approval process applies to 

all new construction in the … the High-Density Residential District (R-2), … that involves one or 

more of the following: 

      (1)   New construction; 

      (2)   Construction or reconstruction that substantially alters the floor area of the building

 greater than or equal to 10%; 

      (3)   Construction or reconstruction involving modification or replacement of the exterior 

 materials on the building; or 

      (4)   Construction or reconstruction to change the configuration of the parking area. 

Because this project involves new construction and construction of a parking area, a site plan approval is required. 
 
Setbacks 
The R-2 Zone setbacks include a 35’ front yard setback (measured from the street where the property is addressed) 
and 10’ setbacks for interior side and rear yards. The proposed new development satisfies the zoning setbacks. 



 
Parking: Adequate parking is provided for the facility and is indicated on the site plan. 
 
Access: The building site is accessible from 6th Avenue NE and North Oaks Drive. The proposed new construction will 
not restrict access. However, the office is intended to serve residents and prospective residents of the 6th Avenue 
Apartments. Although the building entry is oriented to 6th Avenue, primary access is shown from the parking lot off of 
North Oaks Drive. Staff recommend adding a sidewalk to the front entry from 6th Avenue to serve prospective 
residents and to improve overall walkability. Additional signage may also help prospective residents find the office. 
 
Landscaping and Green Space: Landscaping minimums in the R-2 District address newly-platted lots. For a property 
with 2+ bedroom units in the R-2 District, the Maximum Impervious Surface coverage is 60 percent. This property 
falls below that maximum area. Because the property is not at its maximum area for impervious surfaces, staff 
recommend taking the opportunity to add a sidewalk to connect the office building to 6th Avenue NE to improve 
walkability. 
 
Storm Drainage: Because the project involves less than 0.5 acres of site disturbance, the project is not required to 
obtain a permit from the West Mississippi Watershed Management Organization. As presented, the project will 
involve adding about 2,600 net square feet of impervious area—the total impervious area for the new building and 
parking stalls is around 18, 700 square feet, but the pool and pool deck provided just over 16,000 square feet of 
impervious area.  
 
After consulting with the City Engineer, there are no concerns for Storm Drainage provisions beyond what is included 
in the application. Because the proposed infiltration basin receive relatively little runoff from hard surface areas, the 
City Engineer has also suggested replacing this area with grass. This change should provide similar water quality 
benefits. Adding additional deciduous trees could further improve stormwater uptake while beautifying the property 
and maintaining visual access. These trees could be used to provide additional shade for the picnic area. 
 
Utilities: After consulting with the Public Works Department and the City Engineer, there are no concerns for Utility 
provisions additional to what is included in the application. According to the city’s 2018 Capital Improvement 
Planning map, North Oaks Drive is being considered as a future street project area. That future project may include 
upgrades to public utilities, as needed. 
 
Exterior Materials: The exterior finishes are permitted by City Code. The building appearance is consistent with other 
buildings in the district and surrounding residential areas. 
 
Trash Enclosures: Though noted on the site plan, the drawings do not show the existing dumpster enclosure on the 
property. However, it is properly screened from the street abutting the property. The applicant does not propose any 
alterations to outdoor storage or trash locations. 
 
Lighting: Exterior lighting is shown in the drawings above the main office entrance only. However, following a 
recommendation from staff, the applicant has agreed to add lighting on all sides of the new building. This should 
improve public safety in the area as well as residents’ ability to use the facility in the dark winter months. 
 
Signage: No new signage is specified. However, adding signage to the front of the office could help prospective 
tenants locate the building. 
 
Period of Approval 
According to City Code, “An approved Site and Building Plan shall lapse and become null and void one year following 
the date on which the application was approved, unless prior to the expiration of one year, the Building Official issues 
a building permit and construction is commenced toward completion on the subject site. A Site and Building Plan 
may be renewed for a period of one year by the City Council.” 
 



Recommended Conditions of Site-Building Plan Approval 

1. The improvements shall match the site plan submitted for approval by the City Council; 
2. If not included in the City Council Approval, an updated lighting plan shall be submitted and approved by staff 

prior to issuance of any building or grading permits; 
3. If not included in the City Council Approval, an updated landscaping plan shall be submitted and approved by 

staff and may include two deciduous trees in lieu of the infiltration basin; 
4. Any necessary payment for SAC charges must be made prior to issuance of any building permits; 
5. The applicant shall obtain all necessary building and sign permits and pay all fees related to the proposed 

improvements; 
6. Weeds and other vegetation shall be maintained at all times in accordance with Chapter 93.38 of the City 

1. Approve the variance request; 
2. Approve the variance request with noted changes/as amended; 
3. Deny the variance request; 
4. Table action on this item for more information. 

Regarding the Site-Building Plan Approval Request 
The Planning Commission may choose to make the following recommendation to the City Council: 

1. Approve the site-building plan, subject to the listed conditions of approval; 
2. Approve the site-building plan, with noted changes/as amended; 
3. Deny the site-building plan; 
4. Table action on this item for more information. 

Budget or Other Considerations:  
The $500 application fee is intended to cover in-house staff costs for reviewing the application. Additional 
engineering and legal costs may be billed to the applicant. 
 Following receipt of a complete application packet, the City has 60 days to issue a decision on a zoning request. 
Payment for the Site Plan approval request was received on February 15. Payment for the Variance request was 
received on February 21. A final decision on the Site Plan should be issued by April 16, and a final decision on the 
Variance should be issued by April 22. The deadline can be extened by the City by up to 60 days, if more time is 
needed.
 
City Goals Met By This Action: 
Develop and implement the Comprehensive Plan Update  
Increase communication with citizens and encourage citizen engagement 
Promote a healthy and high quality standard of living 
Plan and provide for safe and quality housing options 
 
Procedures: 
The Planning Commission should make a motion, second, and vote to open the Public Hearing. After members of the 
public have had an opportunity speak and any written comments have been entered into the record, the Planning 
Commission should make a motion, second, and vote to close the Public Hearing. 
 
Following the Public Hearing, the Planning Commission should vote on two recommendations to the City Council. 
One recommendation will deal with the variance, and one will deal with the Site Plan Approval.  
 
Options:  
Regarding the Variance Request 
The Planning Commission may choose to make the following recommendation to the City Council: 

Code;  
7. All trash shall be stored within a properly-screened enclosure.
8.    The site plan will be valid for one year following the date of approval, unless work begins toward 
       completion within one year or the approval is renewed for a period of one year by the City Council. 



Recommendation/Action Requested:  
Regarding the Variance request, Staff recommends the Planning Commission choose option (1) Approve the variance 
request. 
 
Regarding the Site-Building Plan Approval request, Staff recommends the Planning Commission choose option (1) 
Approve the site-building plan, subject to the listed conditions of approval. 
 
 
Next Step:   
The items will be placed on a subsequent City Council meeting for consideration and approval.  



















ISSUE/REVISIONS

PR
O

JE
C

T 
# 

16
33

6.
03

02-14-2018
CITY SUBMITTAL

Pr
op

os
ed

 O
ffi

ce
 B

ui
ld

in
g 

Fo
r:

61
7 

N
or

th
 O

ak
s 

D
riv

e
O

ss
eo

, M
N

6t
h 

A
ve

nu
e 

A
pa

rt
m

en
ts

T1

TITLE SHEET

SCALE: 1" =50'-0" 
1

T1
CAMPUS PLAN

NORTH

Proposed Office Building For:

617 North Oaks Drive
Osseo, MN

6th Avenue Apartments

SHEET INDEX

C8.1

A1 OFFICE PLAN, SECTION AND ELEVATIONS

C1.2
EXISTING CONDITIONS

C2.1 SITE PLAN

C4.1

T1 TITLE SHEET

UTILITY PLAN
CIVIL DETAILS

C1.1
DEMOLITION PLAN

C3.1 GRADING & EROSION CONTROL PLAN

C8.2 CIVIL DETAILS
L1.1 LANDSCAPE PLAN

1 OF 1 BOUNDRY & PARTIAL TOPOGRAPHY SURVEY

GARAGE
12 STALLS

625
BUILDING

23 UNITS

624
BUILDING

23 UNITS

GARAGE
12 STALLS

TRASH / RECYCLE

TRASH / RECYCLE

TRASH / RECYCLE

GARAGE
20 STALLS

GARAGE
20 STALLS

616
BUILDING

17 UNITS

617
BUILDING

23 UNITS

PROPOSED
OFFICE

BUILDING



LOUCKS

W
:\

20
17

\1
74

33
\C

A
D

D
 D

A
TA

\S
U

R
V

E
Y

\S
17

43
3-

M
A

ST
E

R
P

lo
tt

ed
: 0

9 
/2

8 
/ 

20
17

   
3:

8 
P

M

7200 Hemlock Lane, Suite 300
Maple Grove, MN 55369

763.424.5505
www.loucksinc.com

PLANNING
CIVIL ENGINEERING

LAND SURVEYING
LANDSCAPE ARCHITECTURE

ENVIRONMENTAL

SUBMITTAL/REVISIONS

PROFESSIONAL SIGNATURE

QUALITY CONTROL

CADD files prepared by the Consultant for this project are
instruments of the Consultant professional services for use solely
with respect to this project. These CADD files shall not be used
on other projects, for additions to this project, or for completion
of this project by others without written approval by the
Consultant. With the Consultant's approval, others may be
permitted to obtain copies of the CADD drawing files for
information and reference only. All intentional or unintentional
revisions, additions, or deletions to these CADD files shall be
made at the full risk of that party making such revisions, additions
or deletions and that party shall hold harmless and indemnify the
Consultant from any & all responsibilities, claims, and liabilities.

CADD QUALIFICATION

COUNTRYSIDE
ESTATES

APARTMENTS

617 NORTH OAKS DRIVE
OSSEO, MN 55369

QUALITY TRUSTED
COMMERCIAL

CONSTRUCTION &
ROOFING

6909 WINNETKA AVENUE NORTH
BROOKLYN PARK, MN 55428

N

SCALE       IN       FEET

0 20 40

09/13/17 SURVEY SUBMITTED
09/27/17 ADDED UTILITIES AND

ADDITIONAL SITE FEATURES

BOUNDARY &
PARTIAL

TOPOGRAPHY
SURVEY

1 OF 1

License No.
Date                             

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

VICINITY MAP

Field Crew

Max L. Stanislowski - PLS
48988

Project Lead
Drawn By
Checked By

Loucks Project No. 17433
MLS
NRS
MLS
MJA

DESCRIPTION OF PROPERTY
(Per Hennepin County property information web site)

Lot 2, Block 2, NORTH OAKS ADDITION, Hennepin County, Minnesota

SURVEY REPORT

1. The purpose of this survey is to show partial topography and existing improvements for the requested area of the property.

2. The bearings for this survey are based on the plat of NORTH OAKS ADDITION, Hennepin County, Minnesota.

3. Benchmark: MNDOT monument 2750G, located in osseo, 0.5 mile south along trunk highway 169 from the junction of trunk highway 169 and trunk highway 610 in
brooklyn park, at trunk highway 169 milepoint 140.75, then 0.05 mile west on county road 30 (93rd avenue north), then 0.10 mile south and east on the road to the
cemetery entrance, 142.2 feet south of westbound county road 30 (93rd avenue north), 196.0 feet east of an east cemetery gate post, 1.2 feet west of a right-of-way
sign post, 0.4 foot north of a fence, 0.6 foot east of a witness post.  Elevation = 883.62 (NGD29)

4. We have shown underground utilities on and/or serving the surveyed property per Gopher State One-Call Ticket Nos. 172333046 & 172333057. The following utilities
and municipalities were notified:

CITY OF BROOKLYN PARK (763)493-8007 COMCAST  (800)762-0592
CITY OF OSSEO (763)425-5741 CENTURYLINK  (855)742-6062
CENTER POINT ENERGY (800)778-9140 MNDOT  (651)366-5750
OSSEO AREA SCHOOLS (218)298-1025 XCEL ENERGY  (800)848-7558
ZAYO BANDWIDTH (888)267-1063

i. Utility operators do not consistently respond to locate requests through the Gopher State One Call service for surveying purposes such as this. Those utility
operators that do respond, often will not locate utilities from their main line to the customer's structure or facility. They consider those utilities “private” installations
that are outside their jurisdiction. These “private” utilities on the surveyed property or adjoining properties, may not be located since most operators will not mark
such "private" utilities. A private utility locator may be contacted to investigate these utilities further, if requested by the client.

ii. The locations of underground utility lines shown hereon is an approximation based on available maps, unless otherwise noted on the survey.
iii. Maps provided by those notified above, either along with a field location or in lieu of such a location, are very often inaccurate or inconclusive. EXTREME CAUTION

MUST BE EXERCISED BEFORE AN EXCAVATION TAKES PLACE ON OR NEAR THIS SITE. BEFORE DIGGING, YOU ARE REQUIRED BY LAW TO NOTIFY GOPHER
STATE ONE CALL AT LEAST 48 HOURS IN ADVANCE AT 811 or (651) 454-0002.

5. Items outside of the clouded area were drawn per aerial imagery and were not located in the field.
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WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

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

SURVEY LEGEND
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DEMOLITION

PLAN

REMOVE EXISTING CURB & GUTTER, RETAINING
WALLS, WOOD FENCE, BILLBOARDS, ETC.

REMOVE EXISTING MANHOLES, POWER POLES,
LIGHT POLES, BOLLARDS, PARKING METERS,
SIGNS, ETC.

REMOVE EXISTING CONCRETE PAVING,
SIDEWALKS, ISLANDS, ETC.

REMOVE EXISTING TREES

REMOVE EXISTING UTILITIES

REMOVE EXISTING BITUMINOUS PAVING

DEMOLITION LEGEND

1. CONTRACTOR SHALL REMOVE AND/OR RELOCATE EXISTING PRIVATE UTILITIES AS NECESSARY.
CONTRACTOR TO COORDINATE ACTIVITIES WITH UTILITY COMPANIES.

2. CONTRACTOR SHALL PROTECT SURFACE AND SUBSURFACE FEATURES NOT NOTED FOR REMOVAL.

3.  CONTRACTOR TO CLEAR AND GRUB EXISTING VEGETATION WITHIN CONSTRUCTION LIMITS, STRIP
TOP SOIL,  AND STOCKPILE ON-SITE. REFER TO GRADING & EROSION CONTROL PLAN FOR SEDIMENT
AND EROSION CONTROL REQUIREMENTS.

4. CLEAR AND GRUB AND REMOVE ALL TREES, VEGETATION AND SITE DEBRIS PRIOR TO GRADING. ALL
REMOVED MATERIAL SHALL BE HAULED FROM THE SITE DAILY. ALL CLEARING AND GRUBBING AND
REMOVALS SHALL BE PERFORMED PER THE CONTRACT SPECIFICATIONS. EROSION CONTROL
MEASURES SHALL BE IMMEDIATELY ESTABLISHED UPON REMOVAL.  SEE THE GRADING & EROSION
CONTROL PLAN.

5. CONTRACTOR SHALL REMOVE ALL SITE SURFACE FEATURES WITHIN REMOVAL LIMITS UNLESS
OTHERWISE NOTED.

SITE DEMOLITION NOTES

REMOVE EXISTING BUILDINGS & ACCESSORIES

C1.2
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WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

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

CIVIL LEGEND

SITE NOTES
1. ALL PAVING, CONCRETE CURB, GUTTER AND SIDEWALK SHALL BE FURNISHED

AND INSTALLED IN ACCORDANCE WITH THE DETAILS SHOWN PER THE DETAIL
SHEET(S) AND STATE/LOCAL JURISDICTION REQUIREMENTS.

2. ACCESSIBLE PARKING  AND ACCESSIBLE ROUTES SHALL BE PROVIDED PER CURRENT
ADA STANDARDS AND LOCAL/STATE REQUIREMENTS.

3. ALL CURB DIMENSIONS SHOWN ARE TO THE  FACE OF CURB UNLESS OTHERWISE
NOTED.

4. ALL BUILDING DIMENSIONS ARE TO THE OUTSIDE FACE OF WALL UNLESS
OTHERWISE NOTED.

5. TYPICAL FULL SIZED PARKING STALL IS 9' X 18' UNLESS OTHERWISE NOTED.

6. ALL CURB RADII SHALL BE 3.0' UNLESS OTHERWISE NOTED.

7. BITUMINOUS IMPREGNATED FIBER BOARD TO BE PLACED AT FULL DEPTH OF
CONCRETE ADJACENT TO EXISTING STRUCTURES AND BEHIND CURB ADJACENT
TO DRIVEWAYS AND SIDEWALKS.

ZONING: R-2 (MULTI-FAMILY RESIDENTIAL DISTRICT)
DISTURBED AREA:         0.340 AC
EXISTING IMPERVIOUS AREA: 0.064 AC
PROPOSED IMPERVIOUS AREA 0.074 AC

SITE DATA

MINIMUM PARKING LAYOUT DIMENSIONS (90 DEGREE PATTERN):
PARKING SPACE WIDTH =   9 FT
PARKING SPACE LENGTH = 18 FT
DRIVE AISLE WIDTH = 24 FT

DEVELOPMENT AND DESIGN STANDARDS

EXISTING PARKING = 43 STALLS
EXISTING PARKING REMOVED =  -0 STALLS
PROPOSED PARKING =   5 STALLS
TOTAL PARKING PROVIDED = 48 STALLS

OFF-STREET PARKING CALCULATIONS

2323

PAVEMENT TYPES

NOTE:
SEE PAVEMENT SECTIONS ON DETAIL SHEET FOR TYPE AND
DEPTH INFORMATION.

CONCRETE SIDEWALK

STANDARD DUTY BITUMINOUS PAVEMENT

C2.1

YARD (BUILDING) SETBACKS:
FRONT = 35 FT
CORNER SIDE = 25 FT
INTERIOR SIDE = 10 FT
REAR = 10 FT

YARD (PARKING) SETBACKS:
SIDE = 5 FT
REAR = 8 FT
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CIVIL LEGEND

23

GRADING, DRAINAGE & EROSION CONTROL NOTES
1. SPOT ELEVATIONS REPRESENT FINISHED SURFACE GRADES, GUTTER/FLOW LINE, FACE OF BUILDING,

OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

2. CATCH BASINS AND MANHOLES IN PAVED AREAS SHALL BE SUMPED 0.04 FEET.  ALL CATCH  BASINS
IN GUTTERS SHALL BE SUMPED 0.16 FEET.  RIM ELEVATIONS SHOWN ON PLANS DO NOT REFLECT
SUMPED ELEVATIONS.

3. GRADING OF THE INFILTRATION AREAS SHALL BE ACCOMPLISHED USING LOW-IMPACT
EARTH-MOVING EQUIPMENT TO PREVENT COMPACTION OF THE UNDERLYING SOILS.  SMALL
TRACKED DOZERS AND BOBCATS WITH RUNNER TRACKS ARE RECOMMENDED.

4. ALL DISTURBED UNPAVED AREAS ARE TO RECEIVE MINIMUM OF 4 INCHES OF TOP SOIL AND
SEED/MULCH OR SOD. THESE AREAS SHALL BE WATERED/MAINTAINED BY THE CONTRACTOR UNTIL
VEGETATION IS ESTABLISHED.

5. FOR SITE RETAINING WALLS "TW" EQUALS SURFACE GRADE AT TOP FACE OF WALL (NOT TOP OF
WALL), "GW" EQUALS SURFACE GRADE AT WALL GRADE TRANSITION, AND "BW" EQUALS SURFACE
GRADE AT BOTTOM FACE OF WALL (NOT BOTTOM OF BURIED WALL COURSES).

6. STREETS MUST BE CLEANED AND SWEPT WHENEVER TRACKING OF SEDIMENTS OCCURS AND BEFORE
SITES ARE LEFT IDLE FOR WEEKENDS AND HOLIDAYS.  A REGULAR SWEEPING SCHEDULE MUST BE
ESTABLISHED.

7. DUST MUST BE ADEQUATELY CONTROLLED.

8. SEE UTILITY PLAN  FOR WATER, STORM AND SANITARY SEWER INFORMATION.

9. SEE SITE PLAN FOR CURB AND BITUMINOUS TAPER LOCATIONS.

INLET PROTECTION

SILT FENCE

EROSION CONTROL BLANKET

ROCK CONSTRUCTION
ENTRANCE

EROSION CONTROL LEGEND

BIO ROLLS

C3.1



N

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

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.
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I  HEREBY  CERTIFY THAT THIS PLAN,
SPECIFICATION, OR REPORT WAS
PREPARED BY ME OR UNDER MY
DIRECT SUPERVISION  AND THAT
I AM A DULY LICENSED ENGINEER
UNDER THE LAWS OF THE STATE OF
MINNESOTA.

LIC. #53706DATE:02-14-2018

TREVOR D. GRUYS - PE

UTILITY PLAN

CIVIL LEGEND

23

UTILITY NOTES
1.  ALL SANITARY SEWER, STORM SEWER AND WATERMAIN UTILITIES SHALL BE FURNISHED AND INSTALLED PER THE REQUIREMENTS OF THE SPECIFICATIONS,THE

MINNESOTA PLUMBING CODE, THE LOCAL GOVERNING UNIT ,  AND THE STANDARD UTILITIES SPECIFICATION OF THE CITY ENGINEERS ASSOCIATION OF
MINNESOTA (CEAM), 2013 EDITION.

2. ALL UTILITY PIPE BEDDING SHALL BE COMPACTED SAND OR FINE GRANULAR MATERIAL.  ALL COMPACTION SHALL BE PERFORMED PER THE REQUIREMENTS OF THE
CEAM SPECIFICATION AND THE GEOTECHNICAL REPORT.

3. ALL CONNECTIONS TO EXISTING UTILITIES SHALL BE PERFORMED PER THE REQUIREMENTS OF THE  STATE AND LOCAL JURISDICTIONS. THE CITY DEPARTMENT OF
ENGINEERING AND BUILDING INSPECTIONS DEPARTMENT AND THE CONSTRUCTION ENGINEER MUST BE NOTIFIED AT LEAST 48 HOURS PRIOR TO ANY WORK
WITHIN THE PUBLIC RIGHT OF WAY, OR WORK IMPACTING PUBLIC UTILITIES.

4. ALL STORM SEWER, SANITARY SEWER AND WATER SERVICES SHALL TERMINATE 5' FROM THE BUILDING FACE UNLESS OTHERWISE NOTED.

5. A MINIMUM OF 18 INCHES OF VERTICAL SEPARATION AND 10 FEET OF HORIZONTAL SEPARATION IS REQUIRED BETWEEN WATERMAIN AND ALL UTILITIES UNLESS
OTHERWISE NOTED.

6. ALL NEW WATERMAIN AND SERVICES MUST HAVE A MINIMUM OF 8.0 FEET OF COVER.  EXTRA DEPTH MAY BE REQUIRED TO MAINTAIN A MINIMUM 18" VERTICAL
SEPARATION TO SANITARY OR STORM SEWER LINES. THE CONTRACTOR SHALL FIELD ADJUST WATERMAIN TO AVOID CONFLICTS WITH SANITARY SEWER, STORM
SEWER, AND SERVICES AS REQUIRED. INSULATION OF WATER AND SANITARY SEWER LINES SHALL BE PROVIDED WHERE 8.0 FEET MINIMUM DEPTH CAN NOT BE
ATTAINED.

7. ALL FIRE HYDRANTS SHALL BE LOCATED 5 FEET BEHIND BACK OF CURB OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

8. PROPOSED PIPE MATERIALS:
WATERMAIN  COPPER TYPE K 1" DIAMETER
SANITARY SEWER     PVC SCH 40  4" DIAMETER

9. ALL SANITARY SEWER WYES, TEES AND SERVICES SHALL BE 4" PVC SCH 40.

C4.1
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I  HEREBY  CERTIFY THAT THIS PLAN,
SPECIFICATION, OR REPORT WAS
PREPARED BY ME OR UNDER MY
DIRECT SUPERVISION  AND THAT
I AM A DULY LICENSED ENGINEER
UNDER THE LAWS OF THE STATE OF
MINNESOTA.

LIC. #53706DATE:02-14-2018

TREVOR D. GRUYS - PE

CIVIL DETAILS

30"

CONCRETE SPLASH BOX
DRAWN 2/2016

LOUCKS PLATE NO.

2023LOUCKS

2" BIT. WEAR COURSE,
MN/DOT 2360 SPWEA240B

TACK COAT, MN/DOT 2357

2" BIT. NON-WEAR COURSE,
MN/DOT 2360 SPNWB230B

8" AGG. BASE, CLASS 5 OR 2 MN/DOT 3138

APPROVED SUBGRADE

FINISHED GRADE

STANDARD BITUMINOUS
PAVEMENT SECTION

DRAWN 12/2016

LOUCKS PLATE NO.

2031LOUCKS
CONCRETE SIDEWALK

SECTION

4" CONCRETE WALK
MN/DOT 2521

4" GRANULAR MATERIAL
MN/DOT 3149

DRAWN 12/2016

LOUCKS PLATE NO.

2034LOUCKS

 SILT FENCE
PRE-ASSEMBLED OR MACHINE SLICED

6"

6"

NOTES:
1. PLACE BOTTOM EDGE OF FENCE INTO 6 IN DEEP TRENCH

AND BACKFILL IMMEDIATELY.
2. POSTS SHALL BE:

6 FT MAX. SPACING.
2 IN X 2IN HARDWOOD, OR STANDARD STEEL T-TYPE
FENCE POSTS.
5' MIN. LENGTH POSTS, DRIVEN 2 FT INTO THE
GROUND.

3. ATTACH FABRIC TO WOOD POST WITH A MIN. OF 5, 1
INCH LONG STAPLES.

4. ATTACH FABRIC TO STEEL POST WITH A MIN. OF 3 ZIP
TIES IN TOP 8 INCHES OF FABRIC.

GEOTEXTILE FABRIC
PER MNDOT 3886

GEOTEXTILE
FABRIC PER
MNDOT 3886

DRAWN 2/2016

LOUCKS PLATE NO.

3000LOUCKS
BIO-ROLL OR

ROCK LOG

NOTES:
1. PLACE BOTTOM EDGE OF WIRE FENCE INTO 6 IN DEEP TRENCH.
2. POSTS SHALL BE:

6 FT MAX. SPACING.
STANDARD STEEL T-TYPE  POSTS.
5' MIN. LENGTH POSTS, DRIVEN 2 FT INTO THE GROUND.

3. ATTACH WIRE FENCE TO STEEL POSTS WITH NO. 9 GA. ALUMINUM WIRE OR NO. 9
GALVANIZED STEEL PRE-FORMED CLIPS.

4. ATTACH FABRIC TO WIRE FENCING WITH WIRE OR ZIP TIES. A MIN. OF 3 ZIP TIES
PER POST. EXTEND BOTTOM OF FABRIC INTO TRENCH.

5. BACKFILL TRENCH & COMPACT.
6. STRAW, WOOD CHIP, COMPOST OR ROCK LOGS PER MNDOT SPECS 3890, 3897.

DRAWN 11/2016

LOUCKS PLATE NO.

3002LOUCKS

2'' X 2'' X 18'' LONG WOODEN
STAKES AT 2'-0'' SPACING.  DRIVE
THROUGH NETTING, NOT
PENETRATING FIBER LOG.

STRAW OR WOOD FIBER 9"
OR 12''  DIA. SEDIMENT

LOG  ROLL ENCLOSED IN
POLYPROPYLENE NETTING

TRENCH IF LOOSE SOILS

ENDS SECURELY CLOSED TO PREVENT
LOSS OF OPEN GRADED AGGREGATE

FILL.  SECURED WITH 50 PSI. ZIP TIE

1

NOTES:
SEE SPECS.  2573, 3137, 3890 & 3897.
MANUFACTURED ALTERNATIVES LISTED ON Mn/DOT'S APPROVED
PRODUCTS LIST MAY BE SUBSTITUTED.
1. GEOTEXTILE SOCK BETWEEN 4-10 FEET LONG AND 4-6 INCH

DIAMETER. SEAM TO BE JOINED BY TWO ROWS OF STITCHING
WITH A PLASTIC MESH BACKING OR PROVIDE A HEAT BONDED
SEAM (OR APPROVED EQUIVALENT).  FILL ROCK LOG WITH
OPEN GRADED AGGREGATE CONSISTING OF SOUND
DURABLE PARTICLES OF COARSE AGGREGATE CONFORMING
TO SPEC. 3137 TABLE 3137-1; CA-3 GRADATION.

HARD SURFACE PUBLIC ROAD

2' MINIMUM

1" TO 2" WASHED ROCK

6" MINIMUM

ROCK ENTRANCE TO
CONSTRUCTION SITE

NOTES:
1. ROCK SIZE SHOULD BE 1" TO 2" IN SIZE SUCH AS MN/DOT CA-1 OR

CA-2 COURSE AGGREGATE. (WASHED)
2. A GEOTEXTILE FABRIC MAY BE USED UNDER THE ROCK TO PREVENT

MIGRATION OF THE UNDERLYING SOIL INTO THE STONE.

DRAWN 2/2016

LOUCKS PLATE NO.

3004LOUCKS EROSION CONTROL BLANKET

6"

6"

1' TO 3'ANCHOR TRENCH
1. DIG 6"X6" TRENCH
2. LAY BLANKETS IN TRENCH
3. STAPLE AT 1.5' INTERVALS
4. BACKFILL WITH NATURAL SOIL

AND COMPACT.
5. BLANKET LENGTH SHALL NOT

EXCEED 100' WITHOUT AN
ANCHOR TRENCH

NOTE:
SLOPE SURFACE SHALL BE FREE OF ROCKS, SOIL
CLUMPS, STICKS, VEHICLE IMPRINTS, AND GRASS.
BLANKETS SHALL HAVE GOOD SOIL CONTACT.

ANCHOR TRENCH
(SEE DETAIL AND NOTES BELOW)

OVERLAP END JOINTS MINIMUM
OF 6" AND STAPLE OVERLAP AT
1.5' INTERVALS.

OVERLAP LONGITUDINAL
JOINTS MINIMUM OF 6"

STAPLE PATTERN/DENSITY
SHALL FOLLOW

MANUFACTURERS
SPECIFICATIONS.

STAGGER JOINTS

DRAWN 2/2016

LOUCKS PLATE NO.

3016LOUCKS

C8.1

INLET PROTECTION -
FILTER BAG INSERT

3

FRONT, BACK, AND
BOTTOM TO BE MADE

FROM SINGLE PIECE
OF FABRIC

MINIMUM DOUBLE
STITCHED SEAMS ALL
AROUND SIDE PIECES

AND ON FLAP POCKETS

(CAN BE INSTALLED IN ANY INLET TYPE
   WITH OR WITHOUT A CURB BOX)

8"

12"

4"

2"

2

4

FILTER BAG INSERT

1

OVERFLOW HOLES
(2" X 4" HOLE SHALL
BE HEAT CUT INTO
ALL FOUR SIDE
PANELS)

INLET SPECIFICATIONS AS PER THE
PLAN DIMENSION LENGTH AND
WIDTH TO MATCH FLAP POCKET

4

NOTES:
SEE SPECS.  2573, 3137, 3886 & 3891.
MANUFACTURED ALTERNATIVES LISTED ON Mn/DOT'S APPROVED PRODUCTS LIST MAY BE SUBSTITUTED.
1. ALL GEOTEXTILE USED FOR INLET PROTECTION SHALL BE MONOFILAMENT IN BOTH DIRECTIONS,

MEETING SPEC. 3886.
2. FINISHED SIZE, INCLUDING POCKETS WHERE REQUIRED SHALL EXTEND A MINIMUM OF 10 INCHES

AROUND THE PERIMETER TO FACILITATE MAINTENANCE OR REMOVAL.
3. INSTALLATION NOTES:

3.1. DO NOT INSTALL FILTER BAG INSERT IN INLETS SHALLOWER THAN 30 INCHES, MEASURED FROM
THE BOTTOM OF THE INLET TO THE TOP OF THE GRATE.

3.2. THE INSTALLED BAG SHALL HAVE A MINIMUM SIDE CLEARANCE OF 3 INCHES BETWEEN THE
INLET WALLS AND THE BAG, MEASURED AT THE BOTTOM OF THE OVERFLOW HOLES.

3.3. WHERE NECESSARY THE CONTRACTOR SHALL CLINCH THE BAG, USING PLASTIC ZIP TIES, TO
ACHIEVE THE 3 INCH SIDE CLEARANCE.

4. FLAP POCKETS SHALL BE LARGE ENOUGH TO ACCEPT WOOD 2 INCH X 4 INCH OR USE A ROCK SOCK
OR SAND BAGS IN PLACE OF THE FLAP POCKETS.

DRAWN 2/2016

LOUCKS PLATE NO.

3015LOUCKS



CIVIL DETAILS

FLOW

SECTION A-A

SECTION B-B

NOTES:

VARIABLE THICKNESS HDPE ADJUSTING RINGS
AS REQUIRED. MIN. OF 4" ADJUSTMENT AND
MAX. OF 12" ADJUSTMENT. USE LARGER
ADJUSTMENT RINGS TO MINIMIZE THE NUMBER
OF JOINTS. INCLUDE ONE 2" RING IMMEDIATELY
UNDER THE CASTING. USE TAPERED RINGS TO
MATCH CASTING TO STREET GRADE. APPLY
BUTYL SEALANT BETWEEN ALL THE JOINTS.
CONCRETE RINGS SET IN A MORTAR BED ARE
ACCEPTABLE.

ADJUST CASTING TO 1
4" -

1
2" BELOW FINISHED

GRADE, TYPICAL FOR ALL
CASTINGS IN PAVEMENT

NOTE: ALL
CONNECTIONS
THROUGH MH SHALL
HAVE A RUBBER BOOT.
ANY FIELD ADDED
OPENING FOR PIPE
SHALL BE CORE
DRILLED AND AN
ELASTOMERIC RUBBER
BOOT INSTALLED.

INSTALL
WHEN
M.H. IS
PLACED
OUTSIDE
OF THE
ROADWAY.

BENCH
SLOPE

STANDARD SANITARY
SEWER MANHOLE

MANHOLE CASTING AND COVER, NEENAH R-1642 OR
APPROVED EQUAL WITH TWO (2) CONCEALED PICK HOLES.

1. WHERE WATER MAY STAND, TOP OF MH
SHALL BE 2 FEET ABOVE GROUND,
AND/OR 2 FEET ABOVE THE 100 YEAR
STORM WATER LEVEL.

2. ON MANHOLES 8' DEEP AND GREATER A
ONE FOOT FOUR INCH (1'-4") PRECAST
SECTION SHALL BE PLACED
IMMEDIATELY BELOW CONE SECTION.

3. WHEN MANHOLE DEPTH IS LESS THAN 8',
A TOP SLAB SHALL BE USED IN PLACE OF
THE CONE. TOP SLAB SHALL BE SUITABLE
FOR AASHTO HS20 HIGHWAY LOADINGS.
THE SLAB SHALL BE SET ON A MORTAR
BED.

4. ALL JOINTS BETWEEN SECTIONS SHALL
HAVE RUBBER O-RING GASKETS.

5. MINIMUM BASE SLAB THICKNESS, 6" TO
14' DEPTH. INCREASE THICKNESS 1" FOR
EACH 4' OF DEPTH GREATER THAN 14'.

STEPS 16" O.C. ON
DOWNSTREAM SIDE.
EXTRUDED ALUMINUM
OR STEEL REINFORCED
COPOLYMER PLASTIC.

20" TO SPRING LINE
(MAX.)

SLOPE 2"/FOOT

7"

27"

48"

A

B B

A

DRAWN 2/2016

LOUCKS PLATE NO.

4000LOUCKS
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I  HEREBY  CERTIFY THAT THIS PLAN,
SPECIFICATION, OR REPORT WAS
PREPARED BY ME OR UNDER MY
DIRECT SUPERVISION  AND THAT
I AM A DULY LICENSED ENGINEER
UNDER THE LAWS OF THE STATE OF
MINNESOTA.

LIC. #53706DATE:02-14-2018

TREVOR D. GRUYS - PE

C8.2

18" DIA.

TYPICAL ADA PARKING
SIGN / BOLLARD COMBO

12"x18" STANDARD HANDICAP PARKING
SIGN WITH SEPARATE 'VAN ACCESSIBLE'
PANEL. GREEN LETTERING AND BORDER
ON WHITE BACKGROUND. SYMBOL OF
ACCESSIBILITY SHALL BE 4"x4" AND BE
WHITE ON A BLUE BACKGROUND. USE
HARDWARE PER SIGN SUPPLIER'S
RECOMMENDATIONS.
HC SIGNAGE PER MINNESOTA
RULES 1341.0502

12"x6" STANDARD 'VAN
ACCESSIBLE' PANEL. GREEN
LETTERING AND BORDER ON
WHITE BACKGROUND.

2" DIA. 6' LONG MIN.
GALVANIZED  SCHEDULE 40
STEEL PIPE.  EMBED IN
CONCRETE FILLED BOLLARD

6" DIA. SCHEDULE 40
GALVENZIED STEEL PIPE
6' LONG MINIMUM

HEAVY DUTY HDPE DOME TOP
DECORATIVE SLEEVE BLUE OR YELLOW
IN COLOR.  AVAILABLE FROM
BOLLARDSNSLEEVES.COM OR EQUAL.

COMPACTED OR
UNDISTURBED SUBGRADE.

NOTES:
1. BOLLARDS TO BE PLACED 12" BEHIND

BACK OF CURB OR SIDEWALK (REFER
TO SITE PLAN.)

2. MAINTAIN PLUMB UNTIL CONCRETE IS
SUFFICIENTLY CURED.

3. HOLD CONCRETE FOOTING BELOW
GRADE OF FINISHED  CONCRETE TO
CREATE FINAL PAVING PATTERN AS
SHOWN  ON PLANS.

4. SIGN CENTERED AT HEAD OF PARKING
SPACE - MAXIMUM OF 96" FROM
HEAD OF PARKING SPACE.

DRAWN 03/2017

LOUCKS PLATE NO.

2038ALOUCKS
TYPICAL ADA PARKING

STALL STRIPING
DRAWN 03/2017

LOUCKS PLATE NO.

2037LOUCKS

LCC
4" WIDE  PAINTED LINES,
18" O.C., @ 45 DEG. TRAFFIC WHITE
(AISLE TO CONTAIN THE DESIGNATION
"NO PARKING" COMPLYING WITH
MSBC 1341.0502 IF ACCESS AISLE
SIGNS ARE NOT SHOWN

REFER TO SITE PLAN FOR ADA
PARKING SIGN LOCATION

REFER TO SITE PLAN FOR
ACCESS AISLE SIGN LOCATION
(AISLE TO CONTAIN THE DESIGNATION
"NO PARKING" COMPLYING WITH
MSBC 134.0502 IF ACCESS AISLE
SIGNS ARE NOT SHOWN)

REFER TO SITE PLAN
FOR STALL DIMENSIONS

PROVIDE PAINTED
INTERNATIONAL SYMBOL OF
ACCESSIBILITY AT EACH
DESIGNATED HANDICAP
PARKING STALL. CENTER
SYMBOL IN STALL.
HC SIGNAGE PER MINNESOTA
RULES 1341.0502

ALL LINES 4" WIDE

8" DIAMETER

NOT TO SCALE

67.5

5

36"
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WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.
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I  HEREBY  CERTIFY THAT THIS PLAN,
SPECIFICATION, OR REPORT WAS
PREPARED BY ME OR UNDER MY
DIRECT SUPERVISION  AND THAT
I AM A DULY LICENSED LANDSCAPE
ARCHITECT UNDER THE LAWS OF
THE STATE OF MINNESOTA.

LIC. #45591DATE:02-14-2018

DOUGLAS D. LOKEN - LA

L1.1

LANDSCAPE

PLAN

GENERAL NOTES

CONTRACTOR SHALL VISIT SITE PRIOR TO SUBMITTING BID.  HE SHALL INSPECT SITE AND BECOME
FAMILIAR WITH EXISTING CONDITIONS RELATING TO THE NATURE AND SCOPE OF WORK.

VERIFY LAYOUT AND ANY  DIMENSIONS SHOWN AND BRING TO THE ATTENTION OF THE
LANDSCAPE ARCHITECT ANY DISCREPANCIES WHICH MAY COMPROMISE THE DESIGN AND/OR
INTENT OF THE PROJECT'S LAYOUT.

ASSURE COMPLIANCE WITH ALL APPLICABLE CODES AND REGULATIONS GOVERNING THE WORK
OR MATERIALS SUPPLIED.

CONTRACTOR SHALL  PROTECT ALL EXISTING ROADS, CURBS/GUTTERS, TRAILS, TREES, LAWNS
AND SITE ELEMENTS DURING PLANTING OPERATIONS.  ANY DAMAGE TO SAME SHALL BE REPAIRED
AT NO COST TO THE OWNER.

CONTRACTOR SHALL VERIFY ALIGNMENT AND LOCATION OF ALL UNDERGROUND AND ABOVE
GRADE UTILITIES AND PROVIDE THE NECESSARY PROTECTION FOR SAME BEFORE CONSTRUCTION /
MATERIAL INSTALLATION BEGINS (MINIMUM 10' - 0" CLEARANCE).

ALL UNDERGROUND UTILITIES SHALL BE LAID SO THAT TRENCHES DO NOT CUT THROUGH ROOT
SYSTEMS OF ANY EXISTING TREES TO REMAIN.

EXISTING CONTOURS, TRAILS, VEGETATION, CURB/GUTTER AND OTHER EXISTING ELEMENTS BASED
UPON INFORMATION SUPPLIED TO LANDSCAPE ARCHITECT BY OTHERS.  CONTRACTOR SHALLU
VERIFY ANY AND ALL DISCREPANCIES PRIOR TO CONSTRUCTION AND NOTIFY LANDSCAPEER
ARCHITECT OF SAME.C

LANDSCAPE INSTALLATION:

COORDINATE THE PHASES OF CONSTRUCTION AND PLANTING
INSTALLATION WITH OTHER CONTRACTORS WORKING ON SITE.

NO PLANTING WILL BE INSTALLED UNTIL COMPLETE GRADING
AND CONSTRUCTION HAS BEEN COMPLETED IN THE IMMEDIATE
AREA.

WHERE SOD/SEED ABUTS PAVED SURFACES, FINISHED GRADE OF
SOD/SEED SHALL BE HELD 1" BELOW SURFACE ELEVATION OF
TRAIL, SLAB, CURB, ETC.

SOD ALL DESIGNATED AREAS DISTURBED DUE TO GRADING.
SOD SHALL BE LAID PARALLEL TO THE CONTOURS AND SHALL
HAVE STAGGERED JOINTS. ON SLOPES STEEPER THAN 3:1 OR IN
DRAINAGE SWALES, THE SOD SHALL BE STAKED TO THE
GROUND.

ALL PLANT MATERIAL SHALL COMPLY WITH THE LATEST EDITION
OF THE AMERICAN STANDARD FOR NURSERY STOCK, AMERICAN
ASSOCIATION OF NURSERYMEN.  UNLESS NOTED OTHERWISE,
ALL SHRUBS SHALL HAVE AT LEAST 5 CANES AT THE SPECIFIED
MINIMUM SHRUB HEIGHT OR WIDTH.  ORNAMENTAL TREES
SHALL HAVE NO V CROTCHES AND SHALL BEGIN BRANCHING
NO LOWER THAN 3' ABOVE ROOT BALL. STREET AND
BOULEVARD  TREES SHALL BEGIN BRANCHING NO LOWER
THAN 5' ABOVE FINISHED GRADE.

PLAN TAKES PRECEDENCE OVER PLANT SCHEDULE IF
DISCREPANCIES IN QUANTITIES EXIST.  SPECIFICATIONS TAKE
PRECEDENCE OVER NOTES.

NO PLANT MATERIAL SUBSTITUTIONS WILL BE ACCEPTED
UNLESS APPROVAL IS REQUESTED OF THE LANDSCAPE
ARCHITECT BY THE LANDSCAPE CONTRACTOR PRIOR TO THE
SUBMISSION OF A BID AND/OR QUOTATION.

ALL PROPOSED PLANTS SHALL BE LOCATED AND STAKED  AS
SHOWN ON PLAN.  ADJUSTMENTS IN LOCATION OF PROPOSED
PLANT MATERIALS MAY BE NEEDED IN FIELD.  SHOULD AN
ADJUSTMENT BE ADVISED, THE LANDSCAPE ARCHITECT MUST BE
NOTIFIED.

ALL PLANT MATERIALS SHALL BE FERTILIZED UPON
INSTALLATION WITH A 27-3-3 SLOW RELEASE FERTILIZER MIXED
IN WITH THE PLANTING SOIL PER THE MANUFACTURER'S
INSTRUCTIONS.  PLANTS MAY BE TREATED FOR SUMMER AND
FALL INSTALLATION WITH AN APPLICATION OF GRANULAR
27-3-3 AT 6 OZ PER 2.5" CALIPER PER TREE AND 3 OZ PER SHRUB
WITH AN ADDITIONAL APPLICATION OF 27-3-3 THE FOLLOWING
SPRING IN THE TREE SAUCER.

ALL PLANTING BEDS SHALL RECEIVE A MINIMUM OF 12" DEPTH
OF PLANTING SOIL CONSISTING OF AT LEAST 45 PARTS TOPSOIL,
45 PARTS PEAT OR MANURE AND 10 PARTS SAND.

ALL PLANTS TO BE INSTALLED AS PER PLANTING DETAILS.
REMOVE ALL FLAGGING AND LABELS FROM PLANTS.

WRAPPING MATERIAL SHALL BE CORRUGATED PVC PIPING 1"
GREATER IN CALIPER THAN THE TREE BEING PROTECTED OR
QUALITY, HEAVY, WATERPROOF CREPE PAPER MANUFACTURED
FOR THIS PURPOSE.  WRAP ALL DECIDUOUS TREES PLANTED IN
THE FALL PRIOR TO 12-1 AND REMOVE ALL WRAPPING AFTER
5-1.

BLACK METAL EDGER TO BE USED TO CONTAIN SHRUBS,
PERENNIALS, AND ANNUALS WHERE BED MEETS SOD/SEED
UNLESS NOTED OTHERWISE.

ALL SHRUB BED MASSINGS TO RECEIVE 3" DEEP SHREDDED
HARDWOOD MULCH AND FIBER MAT WEED BARRIER.

SPREAD GRANULAR PRE EMERGENT HERBICIDE (PREEN OR
EQUAL) PER MANUFACTURER'S RECOMMENDATIONS UNDER
ALL MULCHED AREAS.

MAINTENANCE STRIPS TO HAVE EDGER AND MULCH AS
SPECIFIED/INDICATED ON DRAWING OR IN SPECIFICATION.

IF THE LANDSCAPE CONTRACTOR IS CONCERNED OR PERCEIVES
ANY DEFICIENCIES IN THE PLANT SELECTIONS, SOIL
CONDITIONS OR ANY OTHER SITE CONDITION WHICH MIGHT
NEGATIVELY AFFECT PLANT ESTABLISHMENT, SURVIVAL OR
GUARANTEE, HE MUST BRING THESE DEFICIENCIES TO THE
ATTENTION OF THE LANDSCAPE ARCHITECT PRIOR TO
PROCUREMENT AND/OR INSTALLATION.

CONTRACTOR SHALL SUBMIT A WRITTEN REQUEST FOR THE
OWNER ACCEPTANCE INSPECTION OF ALL LANDSCAPE AND SITE
IMPROVEMENTS.

CONTRACTOR IS RESPONSIBLE FOR ON-GOING MAINTENANCE
OF ALL NEWLY INSTALLED MATERIALS UNTIL TIME OF OWNER
ACCEPTANCE.  ANY ACTS OF VANDALISM OR DAMAGE WHICH
MAY OCCUR PRIOR TO OWNER ACCEPTANCE SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR.  CONTRACTOR SHALL
PROVIDE THE OWNER WITH A MAINTENANCE PROGRAM
INCLUDING, BUT NOT NECESSARILY LIMITED TO, PRUNING,
FERTILIZATION AND DISEASE/PEST CONTROL.

CONTRACTOR SHALL GUARANTEE NEW PLANT MATERIAL
THROUGH ONE CALENDAR YEAR FROM THE DATE OF OWNER
ACCEPTANCE.

WARRANTY (ONE FULL GROWING SEASON) FOR LANDSCAPE
MATERIALS SHALL BEGIN ON THE DATE OF ACCEPTANCE BY THE
LANDSCAPE ARCHITECT AFTER THE COMPLETION OF PLANTING
OF ALL LANDSCAPE MATERIALS.  NO PARTIAL ACCEPTANCE WILL
BE CONSIDERED.

UNLESS NOTED OTHERWISE THE APPROPRIATE DATES FOR
SPRING PLANT MATERIAL INSTALLATION AND SEED/SOD
PLACEMENT IS FROM THE TIME GROUND HAS THAWED TO JUNE
15.

FALL SODDING IS GENERALLY ACCEPTABLE FROM AUGUST 15 -
NOVEMBER 1.  FALL  SEEDING FROM AUGUST  15 - SEPTEMBER
15; DORMANT SEEDING IN THE FALL SHALL NOT OCCUR PRIOR
TO NOVEMBER 1.  FALL CONIFEROUS PLANTING MAY OCCUR
FROM AUGUST 15 - OCTOBER 1 AND DECIDUOUS PLANTING
FROM THE FIRST FROST UNTIL NOVEMBER 15. PLANTING
OUTSIDE THESE DATES IS NOT RECOMMENDED. ANY
ADJUSTMENT MUST BE APPROVED IN WRITING BY THE
LANDSCAPE ARCHITECT.

LANDSCAPE CONTRACTOR SHALL ESTABLISH TO HIS
SATISFACTION THAT SOIL AND COMPACTION CONDITIONS ARE
ADEQUATE TO ALLOW FOR PROPER DRAINAGE AT AND
AROUND THE BUILDING SITE.

IRRIGATION NOTES:

VERIFY EXISTING/PROPOSED IRRIGATION SYSTEM LAYOUT AND
CONFIRM COMPLETE LIMITS OF IRRIGATION PRIOR TO
SUPPLYING SHOP DRAWINGS.

LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR
PROVIDING AN IRRIGATION LAYOUT PLAN AND
SPECIFICATION AS A PART OF THE SCOPE OF WORK WHEN
BIDDING.  THESE SHALL BE APPROVED BY THE LANDSCAPE
ARCHITECT PRIOR TO ORDER AND/OR INSTALLATION.  IT
SHALL BE THE LANDSCAPE CONTRACTORS RESPONSIBILITY TO
INSURE THAT ALL SODDED/SEEDED AND PLANTED AREAS ARE
IRRIGATED PROPERLY, INCLUDING THOSE AREAS DIRECTLY
AROUND  AND ABUTTING BUILDING FOUNDATION.

THE LANDSCAPE CONTRACTOR SHALL PROVIDE THE OWNER
WITH AN IRRIGATION SCHEDULE APPROPRIATE TO THE
PROJECT SITE CONDITIONS AND TO PLANT MATERIAL
GROWTH REQUIREMENTS.

IRRIGATION SYSTEM IS NOT TO SPRINKLE ACROSS PAVEMENT.
THE SYSTEM SHALL INCORPORATE A RAIN SENSOR INTO
IRRIGATION SYSTEM.

PLANTINGS OUTSIDE THE LIMITS OF IRRIGATION ARE TO BE
WATERED REGULARLY UNTIL PLANTING/SOD/SEED HAS BEEN
ESTABLISHED.

SOD NATIVE SEED MIXTURE



ISSUE/REVISIONS

PR
O

JE
C

T 
# 

16
33

6.
03

02-14-2018
CITY SUBMITTAL

Pr
op

os
ed

 O
ffi

ce
 B

ui
ld

in
g 

Fo
r:

61
7 

N
or

th
 O

ak
s 

D
riv

e
O

ss
eo

, M
N

6t
h 

A
ve

nu
e 

A
pa

rt
m

en
ts

A1

OFFICE PLAN,
SECTION AND
ELEVATIONS

F

WH

3
2
'-0

"

30'-8"

SCALE: 1/4" = 1'-0" 
1

A1
FLOOR PLAN

NORTH

CONFERENCE
104

11'-9" x 11'-9"

VESTIBULE
100

OFFICE
105

16'-0" x 11'-9"

UTILITY
103

TOILET
102

EXERCISE
101

28'-6" x 10'-6"

TOP OF FOOTING
EL. = 95'-4"

FINISHED FLOOR
EL. = 100'-0"

JOIST BEARING
EL. = 109'-8 1/2"

TOP OF FRAMING
EL. = 112'-0"
TOP OF MASONRY
EL. = 110'-8"

4
'-8

"
9
'-8

 1
/2

"
1
0
'-8

"
1
'-4

"

2
'-8

"
5
'-4

"

8
'-0

"

SCALE: 1/4" = 1'-0" 
2

A1
BUILDING SECTION

OFFICE

PREFINISHED CAP FLASHING
EIFS #1
EIFS #2
BRICK VENEER #2
ANODIZED ALUMINUM WINDOW

BRICK VENEER #1, SOLDIER COURSE, TYP.
CULTURED STONE SILL

BRICK VENEER #1

TYPICAL MATERIALSCANVAS AWNING
15 WATT LED LIGHT FIXTURES

SCALE: 1/4" = 1'-0" 
3

A1
BUILDING ELEVATION - WEST

SCALE: 1/4" = 1'-0" 
4

A1
BUILDING ELEVATION - SOUTH

SCALE: 1/4" = 1'-0" 
5

A1
BUILDING ELEVATION - EAST

SCALE: 1/4" = 1'-0" 
6

A1
BUILDING ELEVATION - NORTH







617 North Oaks Drive

Zoning
Classification

Central
Business
District (CBD)
Highway
Commercial
District North
(C2N)

Highway
Commercial
District South
(C2S)
Manufacturing
and Industrial
District (M)

One and Two
Family
Residential
District (R-1)
Multi-Family
Residential
District (R-2)
Public
Institution
District (PI)

February 22, 2018
Map Powered by DataLink
 from WSB & Associates

1 inch =    400 feet

617 North Oaks Drive: Site-Building Plan Review



 

 

City of Osseo 
415 Central Avenue 

Osseo, MN  55369-1195 
P  763.425.2624     F  763.425.1111 

www.DiscoverOsseo.com 

 

Planning Commission Public Hearing 
 

 
APPLICANT: Jason Quilling for 6th Street Apartments, LLC 

 
LOCATION: 617 North Oaks Drive 

 
REQUEST: Site and Building Plan Approval 

 
TIME OF HEARING: Monday, March 19, 2018 at 6:00 p.m. – City Hall Council Chambers 

 
HOW TO PARTICIPATE: 1) You may attend the hearing and state your comments; 

2) You may send a letter before the hearing to the City of Osseo, 
Planning Department, 415 Central Avenue, Osseo, MN 55369 or fax 
to 763-425-1111; or 

3) You may send an email to nabts@ci.osseo.mn.us  
 

If you want your comments to be made part of the public record, your letter, email, or fax must state 
your first and last name and your address. Thank you in advance for your cooperation. 
 
ANY QUESTIONS: Please contact City Planner Nancy Abts at 763-425-1454 with the 

following information: 
 
Project Name: 617 North Oaks Drive Site Plan Approval 
 

You may visit City Hall (415 Central Avenue) during business hours to discuss the proposal, or visit our 
website after March 15, 2018 at http://www.discoverosseo.com/departments/planning-commission/  
 
 
Publication Date: The Press (March 8, 2018) 

 

NOTICE 

http://www.discoverosseo.com/
mailto:nabts@ci.osseo.mn.us
http://www.discoverosseo.com/departments/planning-commission/
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RE-LOAD INVESTMENTS LLC 
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9100 93RD AVE N 
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OSSEO SCHOOL DIST NO 279 
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MAPLE GROVE MN   55369 
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MATTHEW T WILLS 
641 5TH AVE N E 

OSSEO MN   55369 
 

 , 

D M HASBARGEN & J A MIKOLAI 
633 5TH AVE N E 

OSSEO MN   55369 
 

 , 

P J STANTON & C A STANTON 
625 5TH AVE N E 

OSSEO MN   55369 
 

, 

THOMAS W KNAPP 
PATRICIA A KNAPP 
617 5TH AVE N E 

OSSEO MN   55369 
 

 , 

MARK STEVEN KRIEG 
609 5TH AVE N E 

OSSEO MN   55369 
 

 , 

CERBERUS SFR HOLDINGS L P 
C/O COLD RIVER LAND LLC 

P O BOX 2249 
CUMMING GA   30028 
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533 5TH AVE N E 

OSSEO MN   55369 
 

 , 

DEREK J SCHACK 
BRANDI L SCHACK 
525 5TH AVE N E 
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 , 
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 , 
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JESSE J PETERSON 
LISA A PETERSON 
632 5TH AVE N E 

OSSEO MN   55369 
 

 , 
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 , 
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616 5TH AVE N E 

OSSEO MN   55369 
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 , 

DIANA L LAHD 
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 , 
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OSSEO MN   55369 
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STACY L & TIMOTHY M POLICH 
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OSSEO MN   55369 
 

 , 

CITY OF OSSEO 
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DUANE E & AMY L POPPE 
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SUZANNE M PACE 
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 , 

CATHERINE M SOBRASKE 
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OSSEO MN   55369 
 

 , 

MICHAEL MUELLER 
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OSSEO MN   55369 
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 , 

KENNETH J FELBER 
424 5TH AVE N E 

OSSEO MN   55369 
 

 , 

ERIN M HENTE 
417 6TH AVE N E 

OSSEO MN   55369 
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CAROL B EMMANS 
401 6TH AVE N E 

OSSEO MN   55369 
 

 , 

 
 , 

 

, 

 
 , 

 
 , 

 

, 

 
 , 

 
 , 

 















Approximate building site from east (Parking Lot) Approximate building site from west (6th Avenue)

Current picnic area Current dumpster enclosure—screened from street



Approximate building site in the dark



            6 B 
 
 
 

Osseo Planning Commission 
Meeting Item 

_______________________________________________________________________________________ 

Agenda Item:   Consider Plan Approval for 340 Central Avenue 
 

Meeting Date:  March 19, 2018 
Prepared by:  Nancy Abts, City Planner 
 

Attachments:  Site Plan Application 
   Acknowledgement of Responsibility 
   Narrative 

Drawing Set 
   Zoning Map  

Public Hearing Notice  
   Public Hearing Distribution Map & Mailing Labels 
_______________________________________________________________________________________ 
 
Policy Consideration:  
The new owners of 340 Central Avenue seek a site plan approval for proposed renovations to their building. 
 
 
Previous Action or Discussion: 
The Planning Commission has previously reviewed a Zoning Code text amendment (approved by the City Council on 
September 11, 2017) and Conditional Use Permit for Artisan Manufacturing (approved by City Council on October 23, 
2017) at this site. 
 
 
Background:  
The property is in the Central Business District (CBD), just south of Boerboom Park. Jesse Dickinson and his brother 
Jordan are now owners of the property. They intend to move their custom coachbuilding business, Union Speed and 
Style, to 340 Central Avenue once renovations are complete. 
 
Analysis for Site Plan Approval 
 
As a reminder on what Site Plan approval consists of, Osseo Code §153.153 SITE PLAN APPROVAL explains the 
following: 

(A)   Site and Building Plan Approval Required.  It is declared to be the policy of the city to preserve 

and promote attractive and stable business environments for its citizens through encouraging well-

conceived, high quality developments. To this end, imaginative site design concepts shall be employed 

in the development and redevelopment of respective sites.  … this site plan approval process applies to 

all new construction in the … the High-Density Residential District (R-2), … that involves one or 

more of the following: 

      (1)   New construction; 



      (2)   Construction or reconstruction that substantially alters the floor area of the building

 greater than or equal to 10%; 

      (3)   Construction or reconstruction involving modification or replacement of the exterior 

 materials on the building; or 

      (4)   Construction or reconstruction to change the configuration of the parking area. 

Because this project substantial alteration of the floor area and replacement of exterior materials, a site plan 
approval is required. 
 
Setbacks: 
The Central Business District (CBD) allows 0’ setbacks for this property. However, the property line appears to run 
through the middle of the alley. Because this alley one of the areas of the city identified for future improvements on 
the 2018 Capital Improvement Planning map, the City will need a dedicated Right-of-Way from the property owner 
before that work can proceed. The applicant has verbally agreed to grant the necessary easement when the time 
comes.  
 
Parking: The applicant does not indicate specific on-site parking spots in their plans. Approximately seven unmarked 
off-street parking spaces are currently located on the neighboring 332 Central property, and approximately seven on-
street parking spaces are located immediately adjacent to the property. For an Artisan Manufacturing use, the 
minimum number of off-street parking spaces is 0.75 per each employee on maximum shift or one per 1,500 square 
feet. This would result in 8 spots with a maximum of 10 employees (5 spots would be required based on the square 
footage). Staff believe 2 compliant parking spots could be located in the rear of the building. However, this property 
is located in the Central Business District. The City Council may approve off-street parking reductions in the CBD. 
 
The City may choose to add a minimum parking requirement, or require a joint parking agreement with the adjacent 
332 Central property, if there are concerns about parking for the use. 
 
Access: The building is accessible from 4th Avenue NE, Central Avenue, and an alley between Central Avenue and 1st 
Ave NE. The proposed renovations will not restrict access. However, the garbage enclosure and driveway fence are 
shown as swinging across the alley. These features should be maintained so that they do not violate City ordinances 
regarding obstructing a public way (See § 93.18 (B) and (H)). 
 
Landscaping and Green Space: In the CBD, lots may be 100% covered with no green space. Other landscaping 
minimums in the CBD require one tree for every 1,000 square feet of total building area. Including the mezzanine and 
lower level, there is approximately 8,500 square feet of usable space shown on the plans, requiring 9 trees. There are 
currently 3 trees on the street near the 340 Central Building. In instances where the landscaping cannot be 
accommodated on site, they may be placed in a park or city right-of-way, as approved by the City Council. 
 
Storm Drainage: Because the project no site disturbance, the project is not required to obtain a permit from the 
West Mississippi Watershed Management Organization. After consulting with the Public Works Department, there 
are significant concerns about roof drainage from this property. The north side of the property currently drains 
directly onto the sidewalk on 4th Street NE. This is considered a public nuisance, and with this winter’s freeze-thaw 
cycles has caused significant ice buildup on the sidewalk. Gutters will need to be extended along the length of the 
building. Public Works also recommends the downspouts from the gutters are connected directly to the catch basin 
along 4th Street.  
 
The applicant has noted that drainage improvements on the north side of the building will be coordinated with the 
Public Works Department. 
 
On a related note, the City of Osseo assesses stormwater utility fees on a per parcel basis, with adjustments for 
extremely large parcels. In the future, the property at 340 Central could be combined with the property at 332 



Central though a Lot Combination process. The City Accountant estimates this would result in an approximate $400 
annual savings for the property owner. 
 
Utilities: Any necessary payment for Sewer Availability Charge (SAC) fees must be made prior to issuance of any 
building permits. 
 
Exterior Materials: The exterior finishes indicated on the plans are permitted by City Code. The building appearance is 
consistent with other buildings in the district and surrounding residential areas. The applicant does propose using 
blasting with sand or another media to remove existing paint. Best practices for historic building preservation warn 
against abrasive cleaning1. However, no ordinances prohibit this potentially-destructive practice. 
 
Trash Enclosures: In the Central Business District, trash and trash equipment must be screened from eye-level view of 
streets and adjacent residential properties. The proposed improvements meet this requirement. 
 
Lighting: Exterior lighting is provided by streetlights and bollards. Locations for new exterior lighting are also 
indicated on the reflected ceiling plan. The plans were reviewed by Officer Mortinson from the Osseo Police 
Department, who recommended exterior lights be added in the locations indicated. 
 
Signage: No new signage is currently specified. When future signs are added, the property owner must apply for and 
receive necessary permits. 
 
Period of Approval 
According to City Code, “An approved Site and Building Plan shall lapse and become null and void one year following 
the date on which the application was approved, unless prior to the expiration of one year, the Building Official issues 
a building permit and construction is commenced toward completion on the subject site. A Site and Building Plan 
may be renewed for a period of one year by the City Council.” 
 
 
Recommended Conditions of Site-Building Plan Approval 

1. The improvements shall match the site plan submitted for approval by the City Council; 
2. Any necessary payment for SAC charges must be made prior to issuance of any building permits; 
3. The applicant shall obtain all necessary building and sign permits and pay all fees related to the proposed 

improvements; 
4. Weeds and other vegetation shall be maintained at all times in accordance with Chapter 93.38 of the City 

Code;  
5. All trash shall be stored within a properly-screened enclosure. 
6. The site plan will be valid for one year following the date of approval, unless work begins toward completion 

within one year or the approval is renewed for a period of one year by the City Council. 

 
Budget or Other Considerations:  
The $500 application fee is intended to cover in-house staff costs for reviewing the application. Additional 
engineering and legal costs may be billed to the applicant. 
 
Following receipt of a complete application packet, the City has 60 days to issue a decision on a zoning request. 
Drawing for the application were submitted on March 13, 2018. A final decision on the Site Plan should be issued by 
May 12, 2018. This deadline can be extended by the City by up to 60 days, if more time is needed to consider the 
application.  

                                                           

Grimmer, A. E. (1979, June). 6: Dangers of Abrasive Cleaning to Historic Buildings. Retrieved from National Park Service: Preservation Briefs: 

https://www.nps.gov/tps/how-to-preserve/briefs/6-dangers-abrasive-cleaning.htm  

https://www.nps.gov/tps/how-to-preserve/briefs/6-dangers-abrasive-cleaning.htm


 
City Goals Met By This Action: 
Develop and implement the Comprehensive Plan Update  
Increase communication with citizens and encourage citizen engagement 
Promote a healthy and high quality standard of living 
Plan and provide for safe and quality housing options 
 
 
Procedures: 
The Planning Commission should make a motion, second, and vote to open the Public Hearing. After members of the 
public have had an opportunity speak and any written comments have been entered into the record, the Planning 
Commission should make a motion, second, and vote to close the Public Hearing. 
 
Following the Public Hearing, the Planning Commission should vote on a recommendation to the City Council.  
 
 
Options:  
The Planning Commission may choose to make the following recommendation to the City Council: 

1. Approve the site-building plan, subject to the listed conditions of approval; 
2. Approve the site-building plan, with noted changes/as amended; 
3. Deny the site-building plan; 
4. Table action on this item for more information. 

 

Recommendation/Action Requested:  
Regarding the Site-Building Plan Approval request, Staff recommends the Planning Commission choose option (1) 
Approve the site-building plan, subject to the listed conditions of approval. 
 
 
Next Step:   
The items will be placed on a subsequent City Council meeting for consideration and approval.  
  









 
 
340 Central Avenue Narrative 
 
The purpose of the request for a building permit for 340 central avenue is to allow us to improve and restore the 
structures on the property. Work to include but not limited to; various window and door replacement, brick 
sandblasting, brick repair, brick tuck pointing, new siding on the two eastern structures, new roof of the south east 
structure, electrical upgrades, HVAC upgrades, plumbing upgrades, insulation upgrades, installation of a fire 
suppression system, along with other various improvements that come with remodeling a building that is 100 years 
old. We plan to better segment out the tenant space on the north side of the property as well as completely redo the 
current work space and retail layout. We will also be redoing the bathroom layout to meet ADA compliance. Our 
intention is to restore the building to its usable proper state. 
 
 
Regards, 
Jesse Dickinson 
612-226-0181 
 



A000

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



1

A003

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



A004

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



2

1

D100

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



3 2

1

A100

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



3 2

1

A110

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



3 2

1

A120

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



1

2

A200

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification





1



2

A201

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



1

2

A202

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



1

2

A203

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



3 2

4

1

5

67

A300

Project Name

Scale

Date

Title

Sheet

Prepared By

Sheet Revisions

Drawing Set Issue

Certification



340 Central Avenue

340 Central Avenue: Site-Building Plan Review

Zoning
Classification

Central
Business
District (CBD)
Highway
Commercial
District North
(C2N)

Highway
Commercial
District South
(C2S)
Manufacturing
and Industrial
District (M)

One and Two
Family
Residential
District (R-1)
Multi-Family
Residential
District (R-2)
Public
Institution
District (PI)

February 22, 2018
Map Powered by DataLink
 from WSB & Associates

1 inch =    400 feet



 

 

City of Osseo 
415 Central Avenue 

Osseo, MN  55369-1195 
P  763.425.2624     F  763.425.1111 

www.DiscoverOsseo.com 

 

Planning Commission Public Hearing 
 
 
 
APPLICANT: Jesse Dickinson for Zephyr Investments LLC 

 
LOCATION: 340 Central Avenue 

 
REQUEST: Site and Building Plan Approval 

 
TIME OF HEARING: Monday, March 19, 2018 at 6:00 p.m. – City Hall Council Chambers 

 
HOW TO PARTICIPATE: 1) You may attend the hearing and state your comments; 

2) You may send a letter before the hearing to the City of Osseo, 
Planning Department, 415 Central Avenue, Osseo, MN 55369 or fax 
to 763-425-1111; or 

3) You may send an email to nabts@ci.osseo.mn.us  
 

If you want your comments to be made part of the public record, your letter, email, or fax must state 
your first and last name and your address. Thank you in advance for your cooperation. 
 
ANY QUESTIONS: Please contact City Planner Nancy Abts at 763-425-1454 with the 

following information: 
 
Project Name: 340 Central Avenue Site Plan Approval 
 

You may visit City Hall (415 Central Avenue) during business hours to discuss the proposal, or visit our 
website after March 15, 2018 at http://www.discoverosseo.com/departments/planning-commission/  
 
 
Publication Date: The Press (March 8, 2018) 
 
 
 
 

 

NOTICE 

http://www.discoverosseo.com/
mailto:nabts@ci.osseo.mn.us
http://www.discoverosseo.com/departments/planning-commission/
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Osseo Planning Commission 
Meeting Item 

_______________________________________________________________________________________ 

Agenda Item:   Consider Updates to Proposed Sign Ordinance Regarding Feather Banners 
 

Meeting Date:  March 19, 2018 
Prepared by:  Nancy Abts, City Planner 
 

Attachments:  Examples of Feather Banners 
Excerpts of proposed language 
Research on Perception of Street Graphics 
Front Foot Calculations for Commercial Properties 

_______________________________________________________________________________________ 
 
Policy Consideration:  
The Planning Commission should review additional information on spacing of Feather Banners.  
 
provide input regarding changes to the proposed sign ordinance to allow Feather Banners as a new type of Class B / 
temporary signage in the city, under certain circumstance. 
 
 
Previous Action or Discussion: 
The Planning Commission last discussed Feather Banners at their November 20 meeting. Following questions from 
members about spacing, more information is provided. 
 
 
Background:  
The most recent staff suggestion for feather banners would have allowed them up to 28 square feet (e.g., 4’ x 7’) and 
up to the maximum height for signs in the district (i.e., 8’ in the CBD and 15’ in C2 and M districts). They would be 
allowed at a rate of one per property or one per 100 linear feet of front foot, whichever is greater. With more 
information about the time needed to perceive and respond to signs, it might be necessary to increase the spacing.  
 
For County Road 81, appropriate spacing might be 150’ if drivers are not expected to change lanes or move in 
response to a feather banner, or 550’ if they are. For Central Avenue and Jefferson Highway, 100’ might be 
appropriate if drivers will not change their travel due to a sign. If they are expected to change their driving after 
reading a sign, limiting the banners to one per block on Central Avenue, or one every 300’ on Jefferson Highway, 
would be reasonable. 
 
Some cities also choose regulate the hours or number of days that these signs can be displayed. Osseo could consider 
these types of restrictions as well. 
 
 
Budget or Other Considerations:  
Permit fees for sign permits can be set to cover the cost of administering the permit. 
 



 
City Goals Met By This Action: 
2) Foster and promote economic development in the City 
8)   Update the City Code 
15) Stay current with new technologies in all areas of City services 
 
 
Options:  
The Planning Commission may choose to make the following recommendation to the City Council: 

1. Approve the proposed restrictions for Feather Banners as presented; 
2. Approve the proposed restrictions for Feather Banners with noted changes/as amended; 
3. Deny the proposed restrictions for Feather Banners; 
4. Table action on this item for more information. 

 
Recommendation/Action Requested:  
Staff recommends the Planning Commission discuss the matter and provide staff with direction. 
 
 
Next Step:   
The item will be placed on an upcoming City Council meeting for consideration and approval.  
  



Examples of Feather Banners

 
  



Excerpts from proposed ordinance 
 
153.091 DEFINITIONS 
 
The following words and terms, when used in this section, shall have the following meanings, unless the context 
clearly indicates otherwise: 
 
BANNER:  A sign constructed of cloth, paper, plastic or other material upon which copy is written and supported 
either between poles or fastened to buildings or other structures and that is supported or anchored on two (2) or 
more edges or at three (3) or more corners. Banners also include such signs which are supported by an internal frame 
or are anchored along one edge, or two (2) corners, with weights or supports installed that substantially reduce the 
reaction of the sign to wind. Special conditions apply for FEATHER BANNERS, which do significantly react to the wind. 
 
FEATHER BANNER: A type of elongated banner and freestanding temporary sign typically made of a flexible fabric or 
similar material attached to a long rigid pole in the general shape of a feather, teardrop, or similar shape. The 
definition includes functionally similar display devices. Also commonly known and referred to as a “banana banner” 
or “teardrop banner”. 
 
FRONT FOOT: The measurement of the frontage of a lot abutting a public street. In cases where a lot abuts multiple 
public streets, the longest side will be used in determining the front foot for a lot. 
 
MOVEABLE SIGN: A temporary sign, made of vinyl, paper, cloth or fabric, corrugated plastic, cardboard, plywood or 
similar material including signs with wood or wire framing, posts or stakes, supported by the ground but not 
permanently attached to the ground, which can be regularly moved from a location at periodic intervals, and which 
has a total height not exceeding four feet (4') and a total area not exceeding six (6) square feet. The term includes 
sandwich board signs and feather banners. The term does not include banners. A movable sign is not considered to 
be a portable sign. 
 
PRINCIPAL BUILDING: The building in which the principal use of the property or site occurs.   Buildings with multiple 
principal uses shall not constitute multiple principal buildings but shall be considered a single building.   Storage 
buildings, garages, and other clearly accessory buildings shall not be considered principal buildings. 
 
PRINCIPAL ENTRANCE: The main public doorways, lobby, or access leading or entering into a building or structure. A 
property with multiple principal buildings or a building with multiple tenants may have more than one principal 
entrance. 
 
PROPERTY: Any lot or parcel of land which has been legally created and has been assigned a separate parcel 
identification number. 
 
153.092 ADMINISTRATION 
 

(B) General Provisions. 

 

… 

 

 (2) Placement:  

 

(a) Moveable signs, including Sandwich board signs and Feather banners, shall 

not be placed in the public right-of-way, except as an outside display area allowed by 

§ 153.054 of the Code of Ordinances. Moveable signs shall not be permanently 



affixed to any structure, and moveable signs in the right-of-way may only be 

displayed during the hours that the principal use is open for business. 

 

… 

 

(3)  Regulations: 

 

(a) General: Except as hereinafter provided, no sign shall be erected or 

maintained at any angle to a building or structure which extends over a property 

line; or street, alley, sidewalk, highway, utility easement, or other public property. 

 

1. Overhang signs. Buildings that are permitted to be constructed with 

no setback from property lines are permitted to have mounted signs that 

overhang sidewalk rights-of-way a maximum of one and one-half feet (1.5’), 

with a minimum clearance of eight feet (8’) between the bottom of the 

overhang sign and the sidewalk surface.  

 

(b) Electronic Message Display (EMD) signs. Properties that are permitted to 

display an EMD may only display an EMD under a Conditional Use Permit identifying 

the EMD as an approved Conditioned Use. 

 

(c) Sandwich board signs. The number of sandwich board signs is limited to one 

per principal entrance. 

 

(d) Feather banners. The number of feather signs is limited to one per property, 

or one per every one hundred (100) linear feet of Front Foot, whichever is greater. 

Each Feather sign shall comply with applicable district sign height and area 

restrictions and in no cases shall not exceed twenty-eight (28) feet in total area. 

 

(4)  Electrical Signs: Electrical signs must be installed in accordance with the current 

electrical code and all necessary electrical and building permits must be obtained prior to 

placement. 

(5) Prohibited Signs: The following signs are prohibited signs in all districts and areas 

within the city: 

(a) Any sign, signal, marking or device which purports to be or is an imitation of 

or resembles any official traffic control device or railroad sign or signal, or emergency 

vehicle signal, or which attempts to direct the movement of traffic or which, in the 

discretion of the zoning administrator, hides from view or interferes with the 

effectiveness of any official traffic control device, roadway, intersection or any 

railroad sign or signal. This section does not include signs, signals, marking, or 

devices which are installed and maintained by or under agreement with a unit of 

government. 

(b) Abandoned signs. 

(c) Roof signs. 



(d) Signs painted, attached, engraved, etched or in any other manner affixed to 

public utility poles, bridges, towers, streetlights, or similar public structures except as 

otherwise provided herein. 

(e) Any sign larger than 3 square feet which is animated, or which moves or 

rotates, including ANIMATED SIGNS, FLASHING SIGNS, and SHIMMERING SIGNS, but 

excluding FEATHER BANNERS as permitted by this chapter.  

(6)  Setbacks: Freestanding signs shall conform to building setback regulations for the 

zoning district in which the signs are located, except as otherwise specified in this section. 

Setbacks shall be measured to the outermost portion of the sign: 

 R-1 R-2 CBD C2-N, C2-S, M PI 
Front yard setback 1’ 5’ 2’ 10’ 0’ 

Side yard setback 10’ 5’ 2’ 5’ 0’ 

Rear yard setback 10’ 5’ 2’ 5’ 0’ 

Rear / side yard setback 
abutting R district 

n/a 10’ 10’ 10’ 10’ 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Analysis of spacing concerns for Feather 
Banners 

Goal: Maximize utility of banners without overcrowding the visual environment  

 
Resources: In August 2015, the American Planning Association published a Planning Advisory Service (PAS) report 
relating to street graphics—essentially, signs visible from public streets. This report summarizes information on how 
the average human is able to perceive signage while travelling on different types of roadways. (A copy of the report 
can be reviewed at City Hall. Because it is copyrighted, it is not being included with the meeting packet.) The overall 
legibility of a sign is affected by its height, color, font characteristics, and layout. The report provides computation 
and reaction times estimated for a sign with “good” legibility.  
 
According to the report, “seeing” a sign involves several steps: 

1. detecting the sign,  

2. scanning/reading its message,  

3. reorienting attention from the sign to the road, and, in some cases, 

4. maneuvering the vehicle in response to the sign’s message. 

Depending on the complexity of the driving environment, time needed to maneuver may be slightly different. 
However, the time needed for the first three tasks is similar for the three environments analyzed.  

 
 
County Road 81 is a multilane road with a speed limit of 45 miles per hour, so the Multilane calculations are used. In 
this driving environment, passersby would need approximately 1 second to detect the message, another second to 
read a brief “Now Open” or “Huge Sale” message, and another fraction of a second to reorient to the road. Travelling 
at a speed of 45 miles per hour, a driver will proceed approximately 132-160 feet while reading a sign with such a 
message. If drivers also need to maneuver in response to a sign, an additional 396’ are needed, for a total of 528’-
556’. 
 
Similarly, Central Avenue and Jefferson Highway are “complex” roads with single lane travel and a speed limit under 
35 miles per hour. The roads’ multiple cross streets, curb cuts, and adjacent businesses prevent them from being a 
“simple” driving environment. On these streets, a driver would travel approximately 88’-110’ while processing a sign. 
If drivers were also to maneuver in response to these signs, they would need 308’-320’, approximately the length of 
one Central Avenue block. 



Conclusion: 
Therefore, it seems that spacing of 130’-200’ between large temporary signs intended to be viewed from moving 
vehicles would be reasonable. If the City also wants to anticipate drivers maneuvering in response to the signs, 
spacing of 530’-560’ would be needed for County Road 81 and 300’-350’ for Central Avenue and Jefferson Highway. 
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Osseo Planning Commission 
Meeting Item 

_______________________________________________________________________________________ 

Agenda Item:   Consider Landscape Plan Modifications for 108 Broadway Street West 
 

Meeting Date:  March 19, 2018 
Prepared by:  Nancy Abts, City Planner 
 

Attachments:  Excerpt from August 10, 2009 City Council Minutes  
   Excerpt from July 20, 2009 Planning Commission Minutes 

July 20, 2009 Planning Commission Staff Report 
   Excerpt from City Code § 153.057  LANDSCAPING. 

2009 Landscape Plan 
   2018 Revised Landscape Plan 
_______________________________________________________________________________________ 
 
Policy Consideration:  
Consider approving modifications to the landscape plan for 108 Broadway Street West to allow a 2009 Landscape 
Bond to be returned.  
 
 
Previous Action or Discussion: 
The City Council approved a site plan, including a landscape plan, for 108 Broadway Street on August 10, 2009. City 
Code § 153.057 (5) (d) LANDSCAPING Requirements applicable to all districts conditions return of the landscape bond 
“upon complete and satisfactory implementation of the approved landscape plan.” This ordinance was adopted in 
1994. 
 
The modifications to the landscape plan were not noted on the applications for January 2016 variance and site plan 
approvals for the property. The January 2016 project involved a continuation of work that was first considered under 
the 2009 applications. Due to the limited approval period for variances and site plan approvals, a new application 
process was needed before work could be continued. 
 
 
Background:  
The property owner of 108 Broadway Street West has requested the Landscape Bond collected in 2009 be returned. 
The landscape plan approved in 2009 has not been satisfactorily completed. Instead, the property owner requests 
approval of a modified landscape plan. 
 
The landscape plan submitted with the 2009 application indicated a total of 30 trees on the property: 3 Basswood, 22 
Boxelder, 4 Juneberry, and 1 Elm. Landscaping requirements for the Manufacturing District include one tree for every 
1,000 square feet of building. The 2009 project required 20 trees, and the plan at that time gave credit for several of 
the large Boxelders in meeting that requirement. However, Boxelders are among a handful of “prohibited species” 
that the City Code indicates cannot be used to meet landscaping requirements. In this updated plan, the City may 
consider whether to include or exclude Boxelders in the final tree calculations. 
 



The revised landscaping plan shows a total of 11 added trees: 6 Blue Spruce, 1 Armstrong Maple, 2 Red Maple, 1 
Cherry, and 1 Crabapple. With the exception of the Red Maple, the indicated diameters for the Armstrong Maple, 
Cherry, and Crabapple are smaller than the 2 ½ inches in diameter required by Code. Some of the blue spruce 
indicated on the updated plan are located in a drainage easement along the northwest side of the driveway. Moving 
trees out of the easement was discussed during the 2009 approval. The current Public Works Director suggests that 
the trees be allowed to remain in the easement if the property owner signs an acknowledgement agreeing to be fully 
responsible for replacing them if work must be done in the easement area in the future. 
 
Some areas previously identified as being covered in sod have been replaced with gravel beds. 
 
The applicant has also provided numerous ornamental shrubs. 
 
 
Recommended Conditions of Approval: 

1. The property owner shall agree to be full responsible for replacing items located in the easement along the 
west side of the driveway, if those items are affected by future utility work in the easement. 

2. Weeds and other vegetation shall be maintained at all times in accordance with Chapter 93.38 of the City 
Code. 

3. If further modifications to the site plan result in significant alterations, the applicant shall apply for an 
amended site plan through a public hearing. 

 
City Goals Met By This Action: 
14) Promote a healthy and high quality standard of living 
 
 
Options:  
The Planning Commission may choose to make the following recommendation to the City Council: 

1. Approve the Landscape Plan Modifications, subject to the listed conditions of approval; 
2. Approve the Landscape Plan Modifications with noted changes/as amended; 
3. Deny the Landscape Plan Modifications; 
4. Table action on this item for more information. 

 
Recommendation/Action Requested:  
Staff recommends the Planning Commission consider the proposed landscape plan modifications and make a 
recommendation to City Council. 
 
 
Next Step:   
The item will be placed on a future City Council meeting for consideration and approval.  
  



 
OSSEO CITY COUNCIL 

REGULAR MEETING MINUTES 
AUGUST 10, 2009 

 
 
1. CALL TO ORDER 

 
Mayor John Hall called the regular meeting of the Osseo City Council to order at 7:00 p.m. on 
Monday, August 10, 2009. 
 

2. ROLL CALL 
 
Members present:  Council members Brian Kleven, Steve Menth, Steve Parks, Ken Schreiber, and 
Mayor John Hall.  
 
Staff present:  City Administrator Greg Withers, City Attorney Loren Magsam, City Planner Jeffrey 
Dahl, and Deputy Clerk LeAnn Larson. 
 
Others present:  Martin Duffy, Sally & Ty Schmidt, LeRoy LaVallee, Jane Schepanik, Bob Kohls, 
Tony Mortinson, Todd Kintzi, Matt Regan, Terry McNeil, Mike Ryan, Tom Hartkopf, Jim 
Hilgendorf, Tim Lindholm, Howard Hornibrook, P. Johnson, A. Webster, Alicia Miller, Al 
Lindquist, and Ron Barger.  

… 
 
10. NEW BUSINESS 

 
a. CONSIDER JULY PLANNING COMMISSION ITEMS  
… 

ii. RYAN PROPERTY DEVELOPMENT 
 

Dahl presented the request from Ryan Company for a site plan/variance/ Comprehensive Plan 
Amendment for the company located at 108 Broadway Street West.  Applicant Michael Ryan of 
Ryan Company has submitted a Site Plan Application, Request for a Side-yard Setback Variance, 
Variance to Expand a Non-conforming Use, and a Comprehensive Plan Amendment Request to 
redevelop its property at 108 Broadway Street West.  The redevelopment proposes the remodel and 
expansion of two existing buildings and construction of an additional building for a total increase of 
11,260 sq. ft. In addition, the redevelopment request is proposing landscaping and parking lot 
improvements.  
 
The Planning Commission concurred with staff and unanimously recommended approval of Site Plan 
request subject to conditions of approval.  These conditions are as follows:   
 
1)  The approved final landscaping plan shall be fully executed prior to issuance of certification of 
occupancy; 
 
2)  The applicant shall submit a landscaping bond worth 100% of the value of the landscaping project 
and be kept with the City for one year after installation; 
 
3)  The applicant shall pay all necessary park dedication fees and SAC fees prior to issuance of the 
building permit; 
 
4)  Due to the environmental issues on the former Bennett Property, the applicant shall submit a 
report from an environmental engineer based on the history of the parcel and confirm that any 
outstanding environmental issues shall be undertaken and addressed in accordance with county, state, 
and federal regulations prior to issuance of building permit; 



 
5) All HVAC and other ground or rooftop mechanical equipment shall be hidden from view with 
materials that match materials and color used on the building; 
 
6)  The applicant shall obtain all necessary building and sign permits and pay all fees related to the 
proposed development; 
 
7)  The applicant shall satisfy all comments and concerns from the City Engineer’s memo dated 
August 5, 2009 prior to building permit review; 
 
8)  With the exception of the west side of building #1 and the north and west sides of building #2, all 
sides of the existing metal buildings shall be remodeled with EFIS or new metal siding as described 
per plans dated June 18, 2009, and, with the exception of the west side of building #1, concrete block 
as an exterior material shall be molded, serrated, or treated with a textured material in order to give 
the wall surface a three-dimensional character;   
 
9)  Any private property (or part of) that is currently being used as a public road shall be deeded or 
otherwise dedicated to the City prior to the issuance of the building permit at the applicant’s expense; 
 
10)  Lighting that is visible from public right-of-way shall be shielded and downward directed;  
 
11)  Demolition of existing accessory buildings shall require proper permits from local and state 
government levels; 
 
12)  Weeds and other vegetation shall be maintained at all times in accordance with Chapter 93.38 of 
the City Code; and 
 
13)  Existing power poles parallel to the railroad shall be removed prior to the issuance of the first 
certificate of occupancy. 
 

Variances 
The Planning Commission unanimously recommended approval of the side-yard setback 
variance and the variance to expand a non-conforming structure for the following reasons: 
 
o The property is irregularly shaped;  
o Setback restrictions were less restrictive at the time the building was constructed; 
o The hardship was not created by the owner; and 
o Approval of the variances will not negatively impact the surrounding neighborhood and 

will not be a detriment to public welfare. 
 

Comprehensive Plan Amendment 
The Planning Commission concurred with staff and unanimously recommended approval of 
the Comprehensive Plan Amendment Request to amend the subject property’s land use from 
Office to Light Industrial. 

 
 A motion was made by Kleven, seconded by Menth, to approve the Site Plan Application to 

redevelop the Ryan property at 108 Broadway Street West per the 13 named conditions.  The 
motion carried 5-0. 

 
… 



OSSEO PLANNING COMMISSION MINUTES 
REGULAR MEETING 

7:00 p.m. 
July 20, 2009 

 
1. CALL TO ORDER 
 

The regular meeting of the Osseo Planning Commission was called to order by Chair Susan Hanson at 
7:00 p.m., Monday, July 20, 2009. 

 
2. ROLL CALL 
 

Present: Commission members Dorothy Clarke, Barbra Plzak, Melanie Larsen Sinouthasy, Brad 
Hansen, John Cochran, RJ Wiley and Chair Susan Hanson.  

 
Others present: Jeffrey Dahl, City Planner; Jim Hilgendorf, City of Brooklyn Park Building Official, 
Howard Hornibrook, and Michael Ryan. 
 

… 
6. PUBLIC HEARINGS 
 
 
 b. Site Plan/Variance/Comprehensive Plan Amendment Request from Ryan Company at

 108 Broadway St. W. 
 
A motion was made by Cochran, seconded by RJ Wiley, to open the Public Hearing for the Site 
Plan/Variance/Comprehensive Plan Amendment Request from Ryan Company at 108 Broadway 
St. W.  The motion carried 7-0. 
 
Dahl stated that applicant Michael Ryan of Ryan Company submitted a Site Plan Application, Request 
for a Side-yard Setback Variance, Variance to expand a Non-Conforming Use, and a Comprehensive 
Plan Amendment in order to redevelop its property at 108 Broadway St. W. The redevelopment 
proposes for the remodel and expansion of two existing buildings and construction of an additional 
building for a total increase of 11,260 sq.ft.  In addition, the redevelopment request is proposing 
landscaping and parking lot improvements.  The property is under the ownership of Michael Ryan and 
Howard Hornibrook, is zoned M, Manufacturing and Industrial and is guided as Office in the Land Use 
Plan.   
 
Three sides of the property are surrounded by the M, Manufacturing and Industrial Zoning District in 
Osseo. The west side of the property is adjacent to manufacturing-zoned land in the City of Maple 
Grove. Approximately 500 feet to the north, across County Road 81, is the Central Business District 
Zoning District. 

 
The existing property entails the following businesses: Ryan Company, a construction company; 
Redwood Signs, a sign manufacturer; Affordable Sanitation, a portable bathroom distributor; and 
Fairfax Asphalt; a paving company.  
 
On October 27, 2008, the City Council approved a lot split and combination with 108 Broadway St. 
W. and part of the former 100 Broadway St W. (formerly known as the Bennett Property, owned by 
the EDA).  The combination is still in progress with Hennepin County. Combining the lots allows the 
applicant adequate room for a new access onto their property and more visibility.  With this new access, 
they are proposing to improve their existing property. The uniquely shaped property is 3.48 acres and 
currently contains three buildings and a cell tower, which is adjacent to the cemetery at the northwest 



corner of the property.  The southern portion of the property is used as outdoor storage for the 
aforementioned businesses. The Bennett Property was recently excavated due to some environmental 
contamination and is now officially clean per the Minnesota Pollution Control Agency (MPCA).  
 
In summary, the site plan proposes to: 1) remodel and expand “Building 1” (currently 6,000 sq. ft. with 
9,100 sq. ft. of additional office and warehouse space; 2) remodel and expand “Building 2” (currently 
1,984 sq. ft.) with an additional 1,200 sq. ft. of office and warehouse space; and 3) demolish existing 
accessory structure and construct      “Building 3” (960 sq. ft.) small warehouse.   
 
Per 153.079, 35 spaces are required.  The site plan shows 39 total parking spaces on site, so according 
to the plan, this does meet the parking requirements. 
 
The applicant has improved the parking and ingress/egress areas to meet code.  The property has just 
one access; on the far north end off of Broadway St. W.  Vehicular traffic is able to enter the property, 
park adjacent to one of the three buildings, turn around, and exit the property with ease.  Because of 
the nature of the businesses, the applicant has designed the parking area to allow a semi-truck to 
accomplish a 360-degree turn.  The southern portion will be gated and will allow enough room to 
accomplish a 360-degree turn as well.  The Fire Chief has reviewed the plans and there is adequate 
room for fire trucks to get to the site. 

 
Because there are Significant Trees adjacent to the property line to the north and no additional trees are 
needed to meet code. The applicant has submitted a landscaping plan adding four (4) trees (2-Blue 
Spruce and 2-Red Maples) in order to create a more pleasing entrance to the property. 
 
The applicant has also added small plantings or shrubs along the front of all of the buildings as well as 
a few plantings near the entrance. While there is no minimum green space requirement for properties 
in the M Zoning District, the redevelopment proposes approximately 14% green space.    
 
The applicant is proposing to drain the majority of the improved area to an approximately two (2) foot 
deep swale that would run parallel with the entryway into the development.  The swale would be over 
a public easement in which a storm sewer runs through.  The applicant proposes to use the existing 
catch basin into the main (public) storm sewer line in case the swale was to overflow with storm runoff.  
The applicant is not proposing any additional storm drainage improvements to the outside storage area 
on the southern half of the property. 
 
The existing structures are currently entirely made of metal, which is not allowed per 153.053 (F) 
zoning code. The applicant is proposing to remodel the existing office areas with EIFS and the existing 
warehouse/manufacturing space in the existing buildings with a new metal siding front.  The new office 
area added to “Building 1” and “Building 2” are proposed to be made of EIFS or metal as well and the 
new warehouse/manufacturing areas for all of the buildings are proposed to be made out of rock-face 
(top and side) and scored block (in the middle). “Building 3” is proposed to be entirely rock-face and 
scored block. Overall, the goal of the new exterior materials will assist in making both the existing and 
new structures consistent with each other as well as what is required in the Code. 

 
The majority of the subject property is currently made up of outdoor storage.  While the property is 
relatively secluded in back of the railroad tracks, outdoor storage is visible from County Road 81.  
About one year ago, the City passed Section 153.054 of the Zoning Code Ordinance stating: All 
material and equipment shall be stored within a building or fully screened so as to not be visible from 
adjoining properties.  Any such screening method, whether a physical structure or landscaping, shall 
reduce visibility in a manner that restricts vision of the object being screened.  Physical structures, 
such as fences, shall be constructed in a style that is architecturally compatible with the primary 
structure. 

 



The development proposes the entire southern half of the development to be screened from public view. 
The proposed fence is to be made of chain link with colored slits to make it opaque. 
 

Regarding the Variance requests, the project appears to meet all of the setback requirements as 
per Section 153.039 (D) in the Zoning code with the exception of the side-yard setback of 
“Building 2”. The building is currently 2.1 feet from the major northern property line and 
therefore is a non-conforming structure as the required setback is 10 feet.  A variance to the 
ordinance is also required because the applicant is proposing to build the 30’x 40’ addition 
maintaining the 2.1 feet setback and in order to expand a non-conforming building. 
 
The City’s discretion in approving or denying a variance is limited to whether or not the 
proposed project meets the seven (7) variance standards listed in the Zoning Ordinance.  The 
applicant must also have a hardship in complying with the existing provisions.  However, the 
level of discretion is affected by the fact that some of these standards are open to interpretation.   
 
The applicant’s intention is to expand the building and approve its appearance. The property 
line where the setback encroachment exists abuts a cemetery where there is a significant line of 
trees that act as a natural buffer.  The applicant has also indicated that at the time “Building 2” 
was constructed, there was no side yard setback requirement in the Manufacturing District.   
 
Dahl stated that the third part of the request is the Comprehensive Plan Amendment. The 
applicant wishes to amend the City’s recently adopted 2030 Comprehensive Plan.  All of the 
current uses on site are industrial in nature. While the uses are permitted in the Manufacturing 
Zoning District, the subject property is guided as Office in the 2030 Land Use Plan.  As such, 
it is expected that the zoning would change to more of an office use, in order to better reflect 
the land use, once the ordinance is revised later this year. 
 
The applicant is requesting to change the current land use designation from Office to Light 
Industrial. The applicant has indicated that due to the poor access, limited visibility, and 
neighboring uses, the minor comprehensive plan amendment to Light Office is warranted.   
 
“Office” Land Use, per the 2030 Comprehensive Plan is defined as: 
 
This land use category represents multi-story office and service employment areas.  Office-
showroom and research-development services could also fit within this category.  Development 
might include limited retail, but not large generators of retail traffic.  Office buildings with two 
(2) stories or greater in height and a high quality architectural design will be encouraged. 
 
“Light Industrial” is defined as: 
 
This land use category represents light industrial activity areas, such as light manufacturing, 
assembly, processing, research facilities, warehousing, storage, and distribution with limited 
outside storage and good access to county and state highways.  Light Industrial buildings may 
be one level with mezzanine space and truck loading facilities. 
 
If the City approves the Comprehensive Plan Amendment, staff will fill out a minor amendment 
application form to the Metropolitan Council for their review.  Staff must copy the application 
to Osseo’s neighboring communities and jurisdictions for their comments as well. 

 
Dahl said the staff has been working with the applicant for the past couple of months in coming up 
with a redevelopment plan that accomplishes their goals while at the same time, meeting the City 
requirements. There are many non-conforming issues with the existing property.  While the City should 
encourage improvements to the property, it is important that all the improvements meet today’s city 



standards. In reviewing the proposal, staff has divided up the property into two portions. The northern 
half is where improvements will be made and should meet current city standards. The southern half is 
not proposed to be improved and will have to meet the city standards when it is redeveloped in the 
future. 
 
In summary, regarding the major issues with the proposed Site Plan of the improved portion of the 
property: 
 

 Parking meets the requirements. 
 Trash enclosures are not shown on plan and this is a requirement per City Code. Met with the 

applicant today and will be submitting a revised plan with trash enclosure. 
 Landscaping is not significant on the plan as this is an industrial site and not much is required.  

The landscaping that is being added is a vast improvement and will help beautify the property. 
 Based on the comments from the City Engineer and Public Services Director, there appears to 

be some issues with the drawings and where the existing utilities go and some of the calculations 
with the storm drainage and the swale. As a result of the meeting today, the applicant stated 
they will supply whatever is needed. 

 Staff did have an issue with the elevations, especially the areas where the metal would be left 
alone, especially in the more visible areas because in the code is stated that metal facades are 
not allowed.  After talking with the applicant today, whatever the outcome and color scheme 
is, they will be sure it all blends in.  Dahl stated conditions can be added mandating the portions 
of less visible sides. 

 Staff has informed the applicant that all the outside storage must be completely screened. 
Detailed specifications should be finalized before the City Council approval.   

 
Dahl stated after talking with the applicant today, there really isn’t that much room to have the new 
area meet the setback, especially with the swale and goal of making that building look brand new 
and not have an old part of the building in plain view versus the new. The question is whether the 
applicant should be granted a variance to build the addition 2.1 feet off of the side property line as 
well or should have to adhere to the ten (10) foot side yard setback.  Based on the way the code 
was stated before, how the building was built and the space in order to expand the building, there 
isn’t much to work with. The buffer and fact that the use is a cemetery, it isn’t really impacting 
negatively upon its neighbor. Dahl would like the Planning Commission to look at this closely.  If 
both of the variances are granted they must meet the seven (7) standards listed in the ordinance.   
 
Staff believes that based on the argument about access, visibility, and the surrounding neighboring 
areas to the south and west, it is appropriate that the property be changed form Office to Light 
Industrial, similar to what the land use was before the 2030 Comprehensive Plan Update was 
approved.  While the Comp Plan is supposed to be a fluid document, staff feels this amendment is 
somewhat of an anomaly and doesn’t anticipate many further amendments.   

 
Dahl stated there are four (4) items to act upon. Chair Hanson thanked Dahl for the organized 
information and presentation.   

 
Dahl was asked if there were any comments received from neighboring business. He stated only 
positive comments in that this will be an improvement and will benefit the neighboring properties. 
Clarke reiterated that the needs to be sure that this doesn’t set a precedent to use metal on the buildings. 
Code simply states not to construct a metal building, not that it couldn’t be used as siding. Chair Hanson 
reminded the Commission that this is an existing building, not a new structure.  
 
Chair Hanson referenced some comments from the Public Service Director, Randy regarding access 
for storm water cleaning at the catch basins and manhole structures.  Dahl replied that the Public 



Services Director had indicated that he thought some of the proposed landscaping was to be located in 
the easements.  If determined to be, the applicant will relocate.  
 
Dahl stated he would like feedback on Condition #12 – regarding the metal façade.  After today’s 
meeting and discussion options, they could paint over.  Chair Hanson asked if the rock-face block is 
similar to what the Zimmerman Brothers have done.  Dahl stated it is also the same as Lynde’s.   
 
Cochran questioned Condition #16 and asked for clarification.  Dahl stated the condition should read 
“The 48 inch concrete fence on the northeast corner of the property shall be removed entirely.  This 
amendment shall be shown on updated plans prior to Council approval;” 
 
Dahl also referenced Condition #13.  This issue is with the northern portion of this property.  Before 
the Bennett property was added, there was a small narrow piece of property that was used for access 
on to Broadway St. W.---the survey shows that this portion was never properly dedicated over to the 
City. It is showing as private property, however it needs to be depicted as public right-of-way.  
Hennepin County Parcel Information shows that it as right-of-way.  Staff is still working to determine 
the actual status. Condition #13 was added just in case it is found to be private property versus public 
right-of-way and that it needs to be deeded over to the City.   
 
Larsen Sinouthasy asked if it is normal for an applicant to ask for a change to the Comprehensive Plan 
and wonders if this will set a precedence. Dahl stated this does happen in other communities.  
 
Dahl stated we are in an interim period where the zoning currently reflects the old plan so this would 
be a good time to amend the Comprehensive Plan. Once the Zoning Code is revised it would reflect 
the new Comprehensive Plan. This would have to go the Met Council and is only a minor revision.   
 
Howard Hornibrook, applicant, stated that if we, the property owners, are going to put the money into 
building something that is going to work for the current businesses, we want to make sure the 
businesses will be able to thrive. We do not want to put part of a million dollars into doing something 
that in 10 years we find we would like to expand, but we cannot because it is no longer conforming.    
 
A motion was made by Cochran, seconded by Clarke, to close the Public Hearing.  The motion 
carried 7-0. 
 
Dahl stated there are three (3) items to act on: the Site Plan, Variances, and Comprehensive Plan 
Amendment.  
 
A motion was made by Cochran, seconded by Hansen, to recommend approval of the Site Plan 
application by Ryan Company to the Council with the full list of 20 conditions listed below.  
 

1. The approved final landscaping plan shall be fully executed prior to issuance of 
certification of occupancy; 

2. The applicant shall submit a landscaping bond worth 100% of the value of the landscaping 
project and be kept with the City for one year after installations; 

3. The applicant shall pay all necessary park dedication fees and SAC fees prior to issuance 
of the building permit; 

4. Due to the environmental issues on the former Bennett Property, the applicant shall 
submit a report from an environmental engineer based on the history of the parcel and 
confirm that any outstanding environmental issues shall be undertaken and addressed in 
accordance with county, state, and federal regulations prior to issuance of building 
permit; 

5. All HVAC and other ground or rooftop mechanical equipment shall be hidden from view 
with materials that match materials and color used on the building; 



6. The applicant obtain all necessary building and sign permits and pay all fees related to 
the proposed development; 

7. The applicant shall construct trash enclosures if trash is stored outdoors.  The design and 
its location shall be reviewed and approved by City staff; 

8. The applicant shall satisfy all comments and concerns from the City Engineer’s memo 
dated July 9, 2009 prior to Council approval; 

9. The applicant shall satisfy all comments and concerns from the Public Services Director’s 
email dated July 13, 2009 prior to Council approval; 

10. An accurate materials board shall be submitted to staff prior to Council approval; 
11. Fence materials shall be reviewed and approved by staff prior to issuance of building 

permit; 
12. The existing metal buildings shall be remodeled with EFIS or new metal siding as 

described per plans dated June 18, 2009 with the exception of the west side of Building 1 
and the north and west side of Building 2, and concrete block as an exterior material shall 
be molded, serrated, or treated with a texture material in order to give the wall surface a 
three-dimensional character with the exception of the west side of Building 1 new 
construction.  These amendments shall be shown on updated plans prior to Council 
approval; 

13. Any private property (or part of) that is currently being used as a public road shall be 
deeded or otherwise dedicated to the City prior to the issuance of the building permit.  
This amendment shall be shown on updated plans prior to Council approval; 

14. All outdoor storage shall be screened and hidden from public view; 
15. Additional concrete curb shall be added to within the parking lot in order to separate 

parking stalls from drive lanes.  This amendment shall be shown on updated plans prior 
to Council approval; 

16. The 48-inch concrete fence on the northeast corner of the property shall be removed 
entirely.  This amendment shall be shown on updated plans prior to Council approval; 

17. Lighting that is visible from public right-of-way shall be shielded and downward directed; 
18. Demolition of existing accessory shall require proper permits from local and state 

government levels; 
19. Weeds and other vegetation shall be maintained at all times in accordance with Chapter 

93.38 of the City Code; 
20. The applicant shall submit revised plans at least a week prior to the Council meeting 

indicating all the applicable amendments to the plans. 
 

The motion carried 7-0. 
  

A motion was made by Chair Hanson, seconded by Cochran, that the Variance Request 
regarding “Building #2” for the expansion of a non-conforming and a Side-Yard Setback 
Variance for the building expansion area be approved, because: 

o The property presents unique challenges and hardships to the owners would result 
if they were not granted variances;  

o The requests are not based exclusively on a desire to increase the value of the 
property; 

o The hardship and difficulties have not been caused by the owners;   
o There is no detriment to the public welfare or injury to other land owners, or to 

the surrounding properties; 
o It will not impair adequate light and air to the adjacent properties; and 
o Adherence to this ordinance would create undue hardship.   
 

The motion carried 7 – 0. 
 



A motion was made by RJ Wiley, seconded by Hansen, to recommend approval of the 
Comprehensive Plan Amendment Request by Ryan Company from “Office” to “Light 
Industrial” in order to redevelop its property at 108 Broadway St. W.  The motion carried 
7-0. 

 
Dahl stated the next step will be for the applicant to submit modified plans showing the changes based 
on the conditions of approval, prior to consideration by the City Council. 

 
 
  





































 

§ 153.057  LANDSCAPING. 

   (A)   Purpose and objectives. 

      (1)   The primary purpose of this section is to establish minimum requirements and standards relative to 

landscaping, buffering, and screening to be implemented concurrently with site plans approved by the 

city.  The standards and criteria shall be used by city staff and the Planning Commission in the review and 

evaluation of those plans and development proposals. 

      (2)   The objectives of these requirements are to establish and maintain forestation of the city; to provide 

appropriate ground cover vegetation for controlled soil erosion; to enhance, when necessary, the natural 

environment, particularly in instances where the natural environment is disturbed during the course of 

development; and to establish standards for utilization of natural materials to achieve desired screening and 

buffering. 

   (B)   Minimum standards.  This section sets forth minimum requirements of landscaping and limitations to 

assure that the result is consistent with reasonable maintenance requirements on a long-term basis and to 

assure that the results provide an aesthetic urban environment. 

… 
 

(3)   M, manufacturing and industrial district. 

         (a)   One tree per 1,000 square feet of gross building floor area. 

… 

  (5)   Landscape requirements applicable to all districts. 

         (a)   Unless otherwise directed by the city, all plantings shall be placed on the private property on 

which the development is taking place. 

         (b)   Landscape screening exceeding 30 inches in height as measured from the top side of the curb is 

not permitted within 15 feet of any street or alley. 

         (c)   All areas not otherwise improved in accordance with approved site plans or subdivisions shall be 

sodded and maintained. 

         (d)   The owner shall provide the city with cash, corporate surety bond, approved letter of credit, or 

other surety satisfactory to the city to guarantee the proper installation and growth of the approved landscape 

plan.  The performance bond shall be furnished by the developer prior to obtaining a building permit that is 

equal to the amount of the required landscaping to be installed.  The performance bond shall be held by the 

city and must cover one full calendar year subsequent to the installation of the landscaping and must be 

conditioned upon complete and satisfactory implementation of the approved landscape plan. 

      (6)   Minimum size of plantings. 

         (a)   Unless otherwise specified herein with respect to specific zoning districts, required trees shall be 

of the following minimum planting size: 

            1.   Deciduous trees:  two and one-half inches in diameter as measured six inches above ground; 

            2.   Coniferous trees:  four feet in height; and 

            3.   Major shrub or berm plantings:  five gallons. 



         (b)   Evergreen shrubs used for screening purposes, including those used in conjunction with berming, 

shall be a minimum of 24 inches in height. 

      (7)   Species. 

         (a)   All trees used in site developments shall be indigenous to the appropriate hardiness zone and 

physical characteristics of the site. 

         (b)   All deciduous trees proposed to satisfy the minimum requirements of this policy shall be long-

lived hardwood species. 

         (c)   The complement of trees fulfilling the requirements of this policy shall not be less than 25% 

deciduous and not less than 33% coniferous. 

      (8)   Prohibited species.  The following species are prohibited and shall not be used toward meeting the 

requirements of this chapter. 

Genus Species Common Name 

Acer Megundo Boxelder 

Gingko Biloba Gingko 

Populus Deltoides Eastern cottonwood 

Populus Nigra Italica Lombardy poplar 

  

(1997 Code, § 25.08)  (Ord. passed 11-14-1994)  Penalty, see § 10.99 

 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(osseo_mn)$jumplink_q=%5bfield%20folio-destination-name:%2710.99%27%5d$jumplink_md=target-id=JD_10.99
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