CITY OF GRANT
PLANNING COMMISSION MEETING

Tuesday, July 19, 2016
7:00 p.m.
Town Hall

Please be courteous and turn off all electronic devices during the meeting.

AGENDA
1. CALL TO ORDER
PLEDGE OF ALLEGIANCE
OATH OF OFFICE, JEFF GIEFER
APPROVAL OF AGENDA
APPROVAL OF MINUTES: May 17, 2016

S

NEW BUSINESS

A. PUBLIC HEARING, Application for Septic Variance, 7555 99" Street
Court

B. PUBLIC HEARING, Application for Septic Variance, 9313 75" Street
North

C. PUBLIC HEARING, Application for a Conditional Use Permit, Commercial
Tree Farm, 10000 Lansing Avenue N

7. OLD BUSINESS
A. None
8. ADJOURN



PLANNING COMMISSION MEETING MINUTES
CITY OF GRANT

May 17, 2016

Present: John Rog, James Drost, Darren Taylor, Jeff Schafer, Dennis Kaup and Robert
Tufty
Absent: Jeff Giefer

Staff Present: City Planner, Jennifer Haskamp; City Clerk, Kim Points

1.

CALL TO ORDER

The meeting was called to order at 7:00 p.m.

PLEDGE OF ALLEGIANCE

&

OATH OF OFFICE rdr

New Commissioners Rog, Drost, Taylélz,-g‘;qhafér, Kaup and Tufty took the Oath of
Office for City of Grant Planning Commission.
-~ ) |

ELECTION OF OF FICERS. CHAIIi PERSON AND VICE-CHAIR PERSON
}

MOTION by Commissioner Schafer to elect Commissioner Tufty as Chair Person.
Commissioner Kaup seconded the motion. Motion carried unanimously.

MOTION by Chair Tufty to elect Commissioner Rog as Vice-Chair Person.
Commissioner Kaup seconded the motion. Motion carried unanimously,

APPROVAL OF AGENDA

MOTION by Commissioner Drost to approve the agenda as presented. Chair Tufty
seconded the motion. MOTION carried unanimously.

ACCCEPTANCE OF MINUTES, NOVEMBER 19, 2012

MOTION by Commissioner Drost to accept the November 19, 2012 Minutes, as
presented. Commissioner Schafer seconded the motion. MOTION carried unanimously.

NEW BUSINESS
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A. PUBLIC HEARING, Application for an Amended Conditional Use Permit for
the new Cell Tower, 10629 Jamaca Avenue N — City Planner Haskamp advised Martin
Consulting, on behalf of Verizon Wireless, has applied to amend the Conditional Use Permit
(CUP) for construction of a new telecommunications Monopole and ground Equipment Shelter
to allow for the modification of the plan for the ground equipment. The approved CUP was
granted in early 2015 and allows for the construction of a Monopole and Equipment Shelter on
the subject site. Since initial approval, Verizon Wireless has determined that they would prefer
to construct the Monopole without the Equipment Shelter and instead would prefer to use
equipment and generator cabinets to support the Monopole which would be constructed on an
equipment platform. The approved CUP is conditioned on the construction of an Equipment
Shelter, and therefore an amendment to the CUP is required for the Applicant to proceed with
their revised preferred plan.

The Applicant is requesting an amendment to the approved CUP relating to the Equipment
Shelter, and is not proposing any changes to the Monopole or the conditions as they relate to that
portion of the use. As such, the following staff report is focused on the requested amendment,
and does not attempt to repeat the process/analysis which was conducted for the Monopole
construction during 2015 since that portion of the requested use has not changed.

In an effort to assist with the Planning Commission’s ; eview, staff provides the following brief
summaries related to the Monopole from 201 5, and pote | where the Applicant is proposing any
changes from the approved CUP: . N

b
v 2

Monopole: The proposed Monopole is a roximately 100-feet tall with a 10-foot lightening rod
for a total height of 110-feet. The Mo Qpéle base is approximately 5-feet which taper to
approximately a foot at the highest elevation. The design allows for three separate tiers of
antennas to allow for co-location of service providers. No changes to the Monopole are
proposed as part of this amended application.

Antennas & Cables: The Applicant has proposed to install 12 antennas to the proposed monopole
as a part of the initial project to be installed on center at the elevation of 96-feet. The lengths of
the proposed antennas are 8-feet, with a maximum tip elevation at 100-feet. The proposed
monopole is designed to accommodate future antenna installations based upon different carrier’s
needs, at an elevation of 76-feet and 56-feet (approximately). Based upon the installation of the
antennas there are various coax cables including a top distribution box, affixed to the tower, and
a bottom distribution box which connects to the ground equipment. No changes to the antennas
and cables are proposed as part of the Amended Application, however, slight modifications are
present due to the reconfiguration of the ground equipment into cabinets rather than a central
shelter.

Ground Equipment/Site Plan: The amended Site Plan designates a Land Space area (60’ x 60°)
consistent with the approved CUP; however, the Ground Equipment would no longer be located
within an Equipment Shelter and instead would be affixed to an Equipment Platform within
equipment and generator cabinets. The proposed Equipment Platform is approximately 9°4” x
14°, and the Generator would be located on its own Platform located approximately five feet (5%)
west of the Equipment Platform. The Equipment Platform is located directly north of the
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proposed Monopole, and is generally in the same location and configuration as identified within
the approved CUP. A chain link fence, of the same detail as in the approved plans, is proposed
to contain the extents of the equipment cabinets and generator platforms and would be accessed
from the southeastern boundary through a double gate which is consistent with the approved
CUP plans. The access and parking locations are generally unchanged from the approved CUP.
Utility/ROW: The Site Plan depicts a 20-foot wide utility and access right-of-way (ROW) to
ensure adequate access to the Monopole and Ground Equipment. This ROW would extend the
entire length of the existing driveway as well as include the entire Land Space required for the
operations of the Monopole and Ground Equipment. No changes to the Utilit/ROW are
proposed as part of this amended application.

Landscaping/Screening: The site plan depicts 22 Black Hills Spruce to be planted as vegetative
screening around the east, south and west edges of the designated Land Space. No changes to
the landscaping are proposed as part of the Amended Application.

Public Hearing

A duly noticed public hearing was published for May 17", 2016 at 7:00 PM at the Grant Town
Hall. Property Owners located within a %-mile of the proposed site were sent a letter notifying
them of the public hearing. {N
Review Criteria v \\_\

According to the City Code the proposed use require 4 Conditional Use Permit, and any changes
to the approved CUP conditions require.an gmé‘qdment to the permit. Section 32-152 addresses

Amended Applications and states the fol_lc\)Win'g:' '

)
“An amended conditional use perniit application may be administered in a manner similar
to that required for a new conditional use permit. Amended conditional use permits shall
includere-  applications for permits that have been denied or permits that have expired,
requests for changes in conditions, and as otherwise described in this chapter.”
In this case, the Applicant is requesting “changes in conditions™ to address the requested removal
of the Equipment Shelter. The City Code states the following, at minimum, standards for
consideration when reviewing an (Amendment to) a Conditional Use Permit (32-146):

(1) The proposed use is designated in section 32-245 as a conditional use for the
appropriate zoning district.

(2) The proposed use conforms to the city’s comprehensive plan.

3) The proposed use will not be detrimental to or endanger the public health, safety
or general welfare of the city, its residents, or the existing neighborhood.

4) The proposed use is compatible with the existing neighborhood.
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(5 The proposed use meets conditions or standards adopted by the city through
resolutions or other ordinances,

(6) The proposed use will not create additional requirements for facilities and
services at public cost beyond the city’s normal low-density residential and
agricultural uses.

(7 The proposed use will not involve uses, activities, processes, materials, equipment
or conditions of operation that will be detrimental to people, property, or the
general welfare because of production of traffic, noise, smoke, fumes, glare,
odors, or any other nuisances.

(8) The proposed use will not result in the destruction, loss or damage of natural,
scenic, or historic features of importance.

) The proposed use will not increase flood potential or create additional water
runoff onto surrounding properties.

(10)  These standards apply in addition to Qpeciﬁc conditions as may be specified

through the city’s ordinances. . ¥

Additionally, the proposed modiﬁcation/srto the; Ground Equipment are subject to performance
standards which are identified in Division 4-Antenna Regulations Sections 32-443 through 32-
454. This section of the code relates specifically to installation of telecommunications towers
within the City. It should be noted that se}tion 32-449(a) and (c) relate to those items needed for
review upon initial application, which the City Council determined were provided, adequate and

complete during the 2015 review.

There are no provisions within the Division 4 Antenna Regulations which specifically require the
construction of an Equipment Shelter; however, there are various statements within Section 32-
452 which should be considered with respect to the request for an amendment.

In order to determine the appropriateness of the proposed CUP, the proposal should be reviewed
for compliance and consistency with the CUP standards, adjacent uses, the zoning district
regulations, and the regulations identified within Division 4 of the city’s ordinances.

Background

The initial application for a CUP to construct the new Monopole and Equipment Shelter was
considered by the City Council in February and March of 2015, and a duly noticed public
hearing was held on February 3, 2015 to consider the application request made by the Applicant.
During the process the following determinations were made by the City Council, 1) adequate and
complete information was provided for review, 2) the Applicant demonstrated that no other
‘preferred’ locations to site the cell tower were available; 3) that the Monopole and Ground
Equipment was consistent with the City’s zoning code provided certain conditions were met, and
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4) that the Findings of the City Council were that the proposed use was consistent with the
Standards as laid out within section 32-146 of the City Code.

Existing Site Conditions

The Subject Property is located at 10629 Jamaca Avenue North in the Kendrick Estates
subdivision, and is approximately 15.33 acres in size. During the initial review process in 2015,
the City Council conditioned the approval of the CUP on the inclusion of the adjacent parcel PID
1003021230004, which adds an additional 6.68 acres for a total of 22.01 acres for consideration
with the permit. The site is generally oriented east-west with primary frontage along Jamaca
Avenue, and is also bordered by 107" Street North on the northern boundary of the site. The
principal use of the property is as a residential property and includes an existing home as well as
eight (8) accessory buildings totaling approximately 8,684 square feet (there are also a couple
silos and small sheds that were not included in this total, but are present on the site). The
accessory buildings are located generally within proximity to the residential structure and are all
accessed from the primary driveway which provides access to Jamaca Avenue. The existing
driveway access is located approximately 240-feet from the south property line and
approximately 395-feet from the north property line.

The (approximately) northern quarter of the site is heavily vegetated offering buffering of the
existing home and uses from 107" Street. There is:somewhat of a clearing near the center of the
site which is where the majority of the accessory buildings and the residential structure are
located. On the far south edge of the site thefe.appears to be some wetland areas which extend
onto adjacent properties. There is an existing overhead electric line which generally runs parallel
to the existing driveway connecting to aﬁez&istin‘g'utility pole located southeast of the residential
structure. Finally, there is an existing barbed wire fence that runs roughly parallel the south edge
of the driveway extending to the east property line of PID 0903021140003 and enclosing a small
portion of land near the proposed tower location. (See Figure A-1)

Comprehensive Plan Review

The site is guided A-1 Large Scale Agricultural which guides property for large lot single-family
residential and low intensity uses. The proposed monopole does not alter the primary use of the
subject site which is currently used for rural residential, nor does it propose any additional
density of further subdivision.

Zoning/Site Review

2015 Site/Zoning Review

During the 2015 review process a thorough review of the proposed monopole, land space and
Equipment Shelter was completed to determine whether the application was consistent with the
City’s Zoning dimensional standards. The proposed Monopole and Land Space was determined
to meet or exceed the City’s dimensional standards contained within Division 4, Antenna
Regulations including the following: lot size, maximum antenna support structure height,
number and square footage of accessory buildings, setbacks from property lines and residential
structures provided that the adjacent parcel under the same ownership was included within the
CUP (PID 1003021230004).
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For your reference, Division 4 Antenna Regulations in the City’s Ordinance was primarily
utilized for purposes of the following review which is focused primarily on the proposed
amendment, and does not reevaluate those portions of the application which are not proposed to
change (i.e. monopole location, height, setbacks, et ),

Requested Amendment — Applicable Site Standards

As previously stated, the request for an amendment is to replace the Equipment Shelter with an
Equipment Platform and standalone Generator. There are no changes to the Monopole or any of
the other elements which were previously approved, with some minor modifications to the cable
connections due to the removal of the Equipment Shelter. There are no specific standards
contained within Division 4, Antenna Regulations which require an Applicant and/or service
provided to construct an Equipment Shelter, nor is it prohibited to construct only an Equipment
Platform. However, because the approved CUP contains conditions that relate specifically to the
construction of an Equipment Shelter in order for the Applicant to comply with the terms of the
existing CUP they would need to construct the shelter. Therefore, since the Applicant (and
Verizon) no longer prefers to construct the Equipment Shelter they are seeking an amendment to
those specific conditions.

There are limited criteria from which to review proposed amendment within Division 4 Antenna
Regulations; however, there are some standards w1tl}n the zoning code which should be
reviewed. The most significant impacts are potentially 1) any visual impact which may occur
from the removal of an equipment shelter (which-would have been constructed to hide the
equipment and the generator) and simply haying the equipment and generator on a platform, and
2) any increase in noise which may occhE a result of removing the Generator and Equipment
from an enclosed building/structure:* A\ B,

The following summaries regarding these two issues are provided for your review and
consideration:

Visual Impact — A photo simulation of the site was prepared by the Applicant during

Adjacent the initial review, and is again provided in Exhibit C for your review

Roadways/Public ROW and consideration. As depicted in the photo simulation the tower will
be most visible traveling north along Jamaca (shown on Page 8 and
10 of 14). There are several overhead utilities in this area that are
visually similar to the proposed tower. The remaining perspectives,
as submitted, state that the tower will not be visible from most
locations due to tree coverage and topographical changes.

As demonstrated by the photo simulation the Land Space (ground
equipment shelter) area will not be visible from any adjacent
roadways and therefore it is not significant as to whether or not there
is a shelter provided or simply a platform. Further detail regarding
the landscape plan can be found on the following pages.
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Visual Impact —
Adjacent Residential

Landscaping/Plantings

Noise Standards

The proposed Site Plan (Figure A-1) and Landscape Plan (A-2.1)
identifies 22 Black Hills Spruce that will be planted around the
perimeter of the Land Space to provide screening of the Equipment
Cabinets and Generator. (The 22 Black Hills Spruce accommodates
condition #4 within the approved CUP). Section 32-452 (13) and (14)
refer to screening, protecting existing vegetation, and preparing a
landscape plan that “provide the maximum amount of screening from
off-site views as is feasible.”

The Applicant has indicated that they are not proposing to change the
landscape plan from the approved plan. The vegetative screening of
the Land Space should be adequate as approved, and staff does not
believe that visually there will be significant impact/change to
adjacent properties if the Equipment Shelter is not constructed
provided that the trees (existing and planted) are maintained. Further,
as indicated in the approved CUP, existing vegetation on the site
should be preserved to the maximum extent possible to protect
adjacent views. Staff would recommend that the amended condition
be specific regarding maintenance of both planted and existing
vegetation to ensure views are protected into perpetuity.  If the
amendment is approved, there will be no structure to visually enclose
the equipment cabinets and-generator, and as such in the event some
of the trees/screening dies, the view may become unfavorable.
Therefore, staff would recommend that the condition should be
clear that the Land Space shall always contain vegetative screening
on all sides, with the only exception for access points.

Section 32-332 Noise Control of the City’s Zoning Ordinance
addresses noise control in the City, and the Minnesota Pollution
Control Agency (MPCA) also regulates acceptable noise levels.
While the Applicant did not provide additional detail with respect to
the noise levels and difference between having an Equipment Shelter
or not, staff did conduct some preliminary research on the issue.
Since the Generator and Equipment will not be located within an
enclosed structure it is likely that there will be a difference in the
noise generated from the Equipment Platform and standalone
Generator. Regardless, the Applicant should be aware that their
operations of the Monopole and specifically the Ground Equipment
will be subject to the MPCA'’s regulatory noise standards, and the
applicable Grant City Code. Prior to the meeting, staff will request
additional information from the Applicant related to this issue to
ensure that compliance can be met if the Equipment Shelter is
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removed.

Other Agency Review

As indicated within the conditions of the approved CUP, the Applicant shall be responsible for
obtaining any amended approvals from agencies which may have review authority. During the
2015 review process the Brown’s Creek Watershed District indicated that there is no additional
permitting from their perspective because the Land Space and disturbance area does not exceed
5,000 square feet.

Draft Conditions/Recommendations
Staff has prepared a draft CUP identifying the amendments which would be required to the
existing permit as a result of the application. Proposed additions are identified with an

Underline, and deletions with a strikcethroush:

Action requested:

Staff has prepared a draft Amended CUP for your review and consideration. If acceptable, staff
would request that the Planning Commission provide a recommendation to the City Council
regarding the proposed Amendment and draft permit conditions.

City Planner Haskamp reviewed the City Ordinange-ifel\zitipg to decibel requirements and distance
noting the current ordinance is very similar to ‘MPCA’ standards. She advised the exiting
condition relating to screening and landscaping has Be;en revised but is still a requirement.

Mr. Lewis Martin, applicant on behalf of Werizon, came forward and stated there are no changes
being requested on the tower itself. The amendment is for an equipment change only and it has a
smaller footprint. He stated there is a protective canopy on the cabinets. No sound will be
coming from the cabinets and the generator type is called Whisper Quiet and is a standard size, at
5,000 kilowatts. The equipment shelter is being removed and implemented all over the country
to eliminate the need to bring in a pre-fab structure. There will be a security fence around the

platform. He requested that no additional conditions be added to the CUP.

City Planner Haskamp did note that if the amended CUP were to be denied the existing permit is
still in place.

MOTION by Commissioner Rog to open the public hearing at 7:46 p.m. Commissioner Schafer
seconded the motion. Motion carried unanimously.

There was no one present for the public hearing.

MOTION by Commissioner Kaup to close the public hearing at 7:47 p.m. Commissioner Rog
seconded the motion. Motion carried unanimously.
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The Commission discussed the benefit of having cabinets as opposed to the equipment room in
terms of sound mitigation. The Commission inquired about the property owner being in
agreement with the requested change.

Mr. Rick DeMars, property owner, came forward and stated he does live on the property, there
has never been a power outage and he is agreeable to the requested change.

Commissioner Rog suggested a second row of trees be planted to the west of the tower. City
Planner Haskamp advised to the west is the property owner.

Mr. DeMars stated he can’t see the tower area and doesn’t feel another row of trees is necessary.

MOTION by Commissioner Drost to recommend approval of the amended CUP, as presented.
Commission Taylor seconded the motion. Motion carried with Commissioner Rog voting nay.

This item will appear on the regular City Council meeting agenda on June 7, 2016.

B. Volunteer of three Planning Commissioners for a one-time two-year term -
\O"
Commissioners Taylor, Drost and Chair Tufty volunteered for a one time two-year term to
establish staggered Planning Commission terms.

8. OLD BUSINESS N
There was no old business. K'Y
9. ADJOURNMENT

MOTION by Commissioner Shafter to adjourn the meeting at 7:57 p.m. Commissioner
Drost seconded the motion. Motion carried unanimously.

Respectfully submitted,

Kim Points
City Clerk
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STAFF REPORT

TO: Planning Commission Members Date: July 9, 2016
Kim Points, City Clerk
] o ) RE: Variance for a septic system from
Nick Vivian, City Attorney "
wetlands at 7555 99" St. Ct.
From: Jennifer Haskamp North
Background

The Applicant and Owner (“Applicant”), Brad Micetic, has requested a variance from wetland setbacks for
installation of a new mound septic system on the property located at 7555 99" Street Court North. The
Applicant recently purchased the subject property which includes an existing single family residential home
and accessory structure. The existing septic system which serves the property has failed, and therefore the
system must be replaced to serve the home. The Applicant has been coordinating with Washington County
to acquire a permit for installing the new system, and they were notified by the County that the location of
the replacement system is within the City’s required wetland setbacks and thus would need to obtain a

variance from the city prior to being issued a permit for installation of the new system,
The following staff report summarizes the requested variance, and existing conditions of the site.

Project Summary

Applicant & Owner: Site Size: 2.5 Acres

Brad Micetic Location: 7555 99" Street Court North
Existing Home: Constructed in 1974
Zoning & Land Use: R-1

Request: Variance from wetland setbacks and grading buffer to install a replacement subsurface sewage

treatment system (SST'S) at the existing home

As referenced above, the Applicants have requested the following variance:

®  Structural Setback from wetland for the septic system (75 feet).

As previously described, the Applicant is secking a variance from the required setbacks for installation of a
septic system to replace the existing system which was deemed failing during the recent real estate transaction

in which the Applicant acquired the property.

Review Criteria

According to the City Code, Sections 32-59 and 32-60 establishes the criteria for granting and review of
variance requests. The variance application review requires the Applicants to prepare a statement of reasons
why the request is made describing the hardship (or practical difficulty) which is described as, “the proposed

use of the property and associated structures in question cannot be established under the conditions allowed
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by this chapter or its amendments and no other reasonable alternate use exists; however, the plight of the
landowner must be due to physical conditions unique to the land, structure or building involved and are not
applicable to other lands, structures or buildings in the same zoning district. . ..Economic considerations alone

shall not constitute a hardship.”

Existing Site Conditions

The subject property is described as Lot 16 Block 1 of the Glasgow Pine Tree Estates subdivision which was
plarted in or around the 1970s. The existing home was constructed in 1974 and it is assumed at that time a
septic system was installed to serve the home. The property is approximately 2.5 acres in size and js irregular
in shape generally oriented north-south and is a corner lot with primary frontage along the western property
line (99" Street Court North), and secondary Fronrage on the north property line (99" Street North)., The
existing home and accessory structures are accessed from a single driveway access off of 99" Streer Court
North. The existing lot is considered a legal non-conforming size lot and is less than the 5-acre minimum lot
size currently required under existing zoning. The existing home is located in the center of the lot where the
high point of the property is located. The site slopes gently to the north and to the south with wetlands
located on the down gradient of both sides of the home. The existing topography as well as the location of the
wetlands naturally constrain the lot, and thus constrain where a viable locarion of a septic system may be
located. There is significant vegetation on the site with clearing for the existing home, accessory structure and

the wetland area on the northwest corner of the site.

Variance Requests - Zoning Standards
The wetland setbacks are established in Chapter 12 of the City’s Code, which breaks down the applicable
standards for wetland by type, unclassified and classified water bodies. The following description of the
variance and standard is identified in the followi ng table (See Attachment B for Certificate of Survey):

e ReqmredProposed oo Descnpnon ——_— G T |
Wedand 75 G0 Tisan T There are 2 wetland areas identified on the certificans of |

survey submitted by the Applicant. While a formal

delineation was not performed, the proposed system is

estimated to encroach on the northern and southern

wetland buffer by approximately 15-feer.

Lot Size/Constraints

The Applicants’ ot was platted as part of the Glasgow Pine Tree Estates subdivision in the 1970s and at the
time complied with the adopted lot standards. Since the 1970s lot size and area standards have changed and
as a result the lot is now considered a legal non-conforming lot with respect to size, area and dimensions. As a
result of the lot area and dimensions being smaller than those that are in effect today, the existing septic
system, as well as the proposed replacement area, is located within the setback areas. The lot is naturally
constrained not only by natural features on the property (wetlands and topography) but also by the non-
conforming nature of the lor area and dimensions. Further, due to the location of the existing home, the

detached accessory garage and the well which serves the residence the location that a septic system could be
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sited is further reduced. Staff believes the proposed location of the replacement system is reasonable and s
properly located based upon topography and other natural site limiting factors, and that the variance
requested has been minimized to the extent possible. Additionally, the Applicant must remedy the situation

to comply with the standards for septic systems as identified by Washington County.

The Applicant has provided an email exchange with Alex Pepin from the Washington County Department of
Public Health and Environment in which Mr. Pepin states that the proposed location for the new septic
system is appropriate and would meet their standards. Mr. Pepin further states that any other location “would
decrease the distance to one of the ponds or wetlands around the property and there isn’t any other suitable

location...” (Attachment C)

Engineering Standards

The City Engineer has reviewed the attached Certificate of Survey and has indicated that the proposed

location is acceprable to install the replacement system and has no additional comments.

Other Agency Review

The site is located in the Rice Creek Warershed District, and the Applicant has indicated that they are in
contact with the RCWD to coordinate any application or permit which may be required from them to install
the new sepric system. As referenced previously, the Applicant will be required to obrain a permit from the
Washington County department of Public Health and Environment prior to installation of the system, as

they are the permitting authority for septic systems in the City.

Summary - Draft Findings and Conditions
The following draft findings related to the hardship (practical difficulty) are provided for your review and
consideration:

* The Applicants must replace the failing system to comply the standards of the Washington County
Department of Public Health and Environment.

*  Replacement of the failing system is a health, safety, and welfare issue and must be completed to the
satisfaction of Washingron County to protect the current and any future home owners as well as any
adjacent properties which could be affected if the failing system were to remain.

" Thelot is considered a legal non-conforming property for lot size, area and dimensions and
constrains the buildable area on the site limiting the available locations to site the new system.

®  There are two wetland/pond areas and significant topography and vegeration which limit the

available area to site the replacement system.

Drafi Conditions:
®  The Applicants shall be required to obtain the proper permits from the Washington Cou nry
Department of Public Health and Environment prior to installation of the replacement system.

®*  The replacement system must be placed outside of all wetland/ponding areas on the site.
I ¥ p I 28
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Action requested:

Staff is seeking a recommendation from the Planning Commission regarding the application. Staff would
recommend approval of the variance, and if the Planning Commission agrees, staff would request the
Planning Commission make a recommendation to the City Council to approve the variance from wetland

setbacks with draft conditions and findings as presented by staff,

Attachments

Attachment A: Application and Applicant’s Narrative dated 6/1/2016

Attachment B: Certificate of Survey dated 5/25/2016

Attachment C: Email correspondence between Applicant and Washington County 5/16/2016



Brad Micetic

7555 99th Street Court North
309-360-5025
bmicetic@msn.com

5/31/2016

Dear Grant Township Officers,

Please accept my septic variance request. | recently purchased the house and have been trying to
remedy a septic that has failed. The propesed location is the only location suitable for the system
on my property. This is supportad by the septic designer and the email from Alex Pepin,
Washington County Department of Public Health and Environment Specialist.

Warm regards,
Brad Micetic



Phone: 651.426.3383
Fax: 651.429.1998
Email: clerk@cityofgrant.com

City of Grant
P.0. Box 577
Willernie, MN 55090

Application Date:
Fee: $400  Escrow: $3,000

VARIANCE REQUEST

In certain cases a variance from the strict enforcement and adherence to the zoning ordinance may not be possible due to
practical difficulties associated with a property. A practical difficulty means that the proposed use of the property and associated
structures in question cannot be established under the conditions allowed by the zoning ordinance and that no other reasonable
altemate use exists. The following application is provided for such circumstances and will be determined by the Board of
Adjustment for the City of Grant.
' PARCEL IDENTIFICATION NO (PIN): ¢ /.030, 21.1{2 ©ooZ ZONING DISTRICT & COMP PLAN LAND USE:
LEGAL DESCRIPTION: ' pm County 1M inne st

, . ~9 !
Lot 1L i %‘OLI‘( [‘(r)lqsﬁ-g\_} Pn{ Tree Es-‘-ﬂ-hsi DJQ';’;"““ LOT SIZE: Q‘S A wres

PROJECT ADDRESS: ; OWNERé A W ™M d—-‘ APPLICANT (IF DIFFERENT THAN OWNER):

N : .
TE5E TSy Db N

| Address: 755§ qfﬂx Steprt— (ou—+ Ne
City, State: (] ag At p\”
Phone{ 306 ) 30 - SRS
Emai | ety L € i, hadms

BRIEF DESCRIPTION OF REQUEST:

‘S.z(;"r'\c, \A)c‘\'\ﬁa(ﬂ L) P ——

EXISTING SITE CONDITIONS:

wetlands

APPLICABLE ZONING CODE SECTION(S):
Please review the referenced code section for a detailed description of required submittal documents, and subsequent process.
1. Chapter 32, Sec. 32-60. Variances.

Submittal Materials

The following materials must be submitted with your application in order to be considered complete. If you have any questions
or concerns regarding the necessary materials please contact the City Planner.

AP ~ Applicant check list, CS ~ City Staff check list

AP | CS | MATERIALS

@ £ Site Plan: All full scale plans shall be at a scale not smaller than 1" = 100’ and include a north arrow

Property dimensions

Area in acres and square feet

Setbacks

Location of existing and proposed buildings (including footprint, and dimensions to lot lines)
Location of current and proposed curb cuts, driveways and access roads
Sanitary sewer (septic) and water utility plans

Location of well and septic systems on adjacent properties

Location of wetlands and other natural features

Existing and proposed parking (if applicable)

Off-street loading areas (if applicable)

Existing and proposed sidewalks and trails

COPIES: 1 plan at 22'x34", 12 plans at 11’x17" (half scale)




Application for: VARIANCE

City of Grant
Xl ([ Architectural/Building Plan (if Applicable): All full scale plans shall be at a scale not smaller than 1" =
100" and include a north arrow
=  Location of proposed buildings and their size including dimensions and total square footage
= Proposed floor plans
= Proposed elevations
= Description of building use
COPIES: 1 plan set 22'x34", 12 plan sets 11"x17” (half scale)
KO Written Narrative: Describe your request and the practical difficulties that are present on the site and why
a Variance is sought.
COPIES: 15
] Statement acknowledging that you have contacted other governmental agencies such as Watershed
Districts, County departments, State agencies, or others that may have jurisdiction over your project.
A [0 Mailing labels with names and address of property owners within % mile (1,320 feet). Contact Washington
County to obtain list/labels.
(d | [ | Paid Application Fee: $400
I:*] [J | Escrow Paid: $3,000
MATERIALS THAT MAY BE REQUIRED UPON THE REQUEST OF THE CITY PLANNER
O 1 g Survey of the property: An official survey, by a licensed surveyor, must be submitted with the application.
The survey shall be scalable and inan 11" x 17" format.
Wetland Delineation: A wetland delineation may be necessary depending on the reason for the variance,
and stated site constraints.
1 | Electronic copy of all submittal documents

This application must be signed by ALL owners of the subject property or an explanation given why this not the case.

We, the undersigned, have read and understand the above.

# v 32T )R st5 /e

Sig nature of Applicant Date

Signature of Owner (if different than applicant) Date




5/30/2018 RE: Septic Permil/ Variance for 7555 90ih Street Court Grant - Brad

RE: Septic Permit / Variance for 7555 99th Street Court Grant

Alex Pepin

Mon 5/16/2076 7:30 AM

o'Brad' <BMicetic@msr.comr e

Good morning Brad,
Sorry for the delay in my response. | was out in the field all afternoon on Thursday and had off on Friday to help my
wife out after a surgery,

Yes as we discussed the only location on the property that would be appropriate for a septic system is the location
that Chris and Ben Zierke chose for the system in their design dated 11/12/2015. Any other location on the site
would be even closer to a pond or wetland and require an even greater variance. The system was placed so that it is
60 feet from the ponds on either side of the property; any other location would decrease the distance to one of the
ponds or wetlands around the property and there isn’t any other suitable location anyway.

if you or any other parties involved require additional clarification on the location of the septic system please do not
hesitate to cail or email.

Alex Pepin

Environmental Specialist

Washington County Department of Public Heaith and Envirenment
14949 62" Street North, P.O. Box &

Stillwater, MIN 55087

& 651-430-6744 | « alex.pepin@co.washington.mn.us

From: Brad [mailto: BMicetic@msn.com]

Sent: Thursday, May 12, 2016 1:27 PM
To: Alex Pepin
Subject: Septic Permit / Variance for 7555 99th Street Court Grant

Hi Alex,

phone conversation can you write in an email that this is really the only place to but the septic system. |
would like to include your email with the hardship letter they are asking me to submit,

I can send you the septic plans if you are struggling to remember the property/ septic layout.

Thank You,

Brad Micetic

7775 99th Street Court North, Grant
(309)360-5025
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STAFF REPORT

TO: Planning Commission Members Date: July 9, 2016

Kim Points, City Clerk
RE: Variance for a septic system from

wetland/pond at 9313 75" Street
Jennifer Haskamp, City Planner North

Nick Vivian, City Attorney

From:

Background

The Applicants, John and Bernaderte Fiske, and Owners, Brian and Megan Ratnayake (hereafter collectively
referred to as “Applicants”), have requested a variance from wetland setbacks for installation of a new mound
septic system on the property located at 9313 75th Street North. A third party inspection of the existing
system revealed that the system is non-compliant with current standards, and therefore the Applicants are
requesting approval to bring the system into compliance. The Applicants have been working with
Washington County to acquire a permit for installation of the new system at which time they were notified
by the County that the location of the replacement system is within the City’s required wetland setbacks and
thus would need to obtain a variance from the city prior to being issued a permit for installation of the new

system.

The following staff report summarizes the requested variance, and existing conditions of the site.

Project Summary

Applicants: Site Size: 4.67 Acres (per GIS records)

John and Bernadette Fiske Location: 9313 75" Street North

Owners: Existing Home: Constructed in 1987

Brian and Megan Ratnayake Zoning & Land Use: R-1

Request: Variance from wetland setbacks and potentially the grading buffer to install a replacement
subsurface sewage treatment system (SSTS) at the existing home

As referenced above, the Applicants have requested the following variance:
= Structural Setback from wetland for the septic system (75 feet).
= Buffer grading area encroachment for installation of septic system (50 feet) — staft identified that
there may be some encroachment within the grading buffer depending on grading and work

performed to install the new system.

As previously described, the Applicants are seeking a variance from the required setbacks for installation of a
septic system to replace the existing system which was deemed non-compliant during a recent third-party
inspection. Additionally, the location of the new system may require some grading work to be installed which
may encroach within the City’s grading bufter of 50-feer. While this is not identified in the application, staff

has included it as part of this review to expedite the process, and to ensure thar if the variance is granted for
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the location of the drainfield that there are no issues if it is determined that some minimal grading work is

«amp consuliing, lic

necessary within the grading buffer to install the new system.

Review Criteria

According to the City Code, Sections 32-59 and 32-60 establishes the criteria for granting and review of
variance requests. The variance application review requires the Applicants to prepare a statement of reasons
why the request is made describing the hardship (or practical difficulty) which is described as, “the proposed
use of the property and associated structures in question cannot be established under the conditions allowed
by this chapter or its amendments and no other reasonable alternate use exists; however, the plight of the
landowner must be due to physical conditions unique to the land, structure or building involved and are not
applicable to other lands, structures or buildings in the same zoning district....Economic considerations alone

shall not constitute a hardship.”

Existing Site Conditions

The subject property is located on 75" Street North which is also known as Washington County Road 12.
The lot is generally regular in shape and is oriented north-south with the primary frontage along the norther
property line. The existing home was constructed in 1987 and it is assumed at that time a septic system was
installed to serve the home. The property is approximately 4.67 acres in size, per Washington County GIS
records, and the existing home and accessory building are accessed from a single driveway connecting to 75"
Street North. The existing lot is considered a legal non-conforming size lot since it is less than the 5-acres,
which is the current minimum lot size required under existing zoning. The existing home is setback
approximately 135-feet from the edge of the roadway shoulder, and approximately 37-feet from the east
property line, 350-feet from the south property line, and 300-feet from the west property line. The site slopes
from east to west, with the existing home sited approximately 15-feet higher than the wetland edge on the
southwest portion of the property. There is a large wetland (unclassified waterbody) that comprises
approximately the southern quarter of the subject property, and there is a small stormwater pond located west
of the existing driveway access. According to the information provided by the septic system designer the site
is relatively wet with the seasonal water table less than 12 inches deep on the entire parcel. The existing
topography as well as the location of the wetlands naturally constrain the lot, and thus constrain where a

viable location of a septic system may be located.

Variance Requests - Zoning Standards

The wetland setbacks are established in Chapter 12 of the City’s Code, which breaks down the applicable

standards for wetland by type, unclassified and classified water bodies. The following description of the

variance and standard is identified in the following table (See Attachment B for Certificate of Survey):
g chmmd e i i ; :

Wetland 175 52 +/- | 23 +/- | There is a large wetland/unclassified waterbody located .

Proposcd Variance Description

on the southern and southwestern portion of the parcel.
The new system would be located approximately 52-feet

to the north-east of the wetland edge. The new system

is identified on the attached Certificate of Survey and is




[
swansan|hoskamp cansuliing, i

fabeled “Rock Bed”.

Wetland/pond 50’ 454/~ |5+~ | While a grading plan was not provided, it is possible
Grading Buffer (potentially) that installation of the new system as described by the

septic system designer (see attachment A) may require

some grading work within the grading buffer.

Lot Size/Constraints
In the 1980s the Applicants’ lot likely extended to the centerline of CSAH 12 and therefore mert the lot size

standards. Since that rime, Washington County has acquired the needed right-of-way resulting in the
remaining parcel size of approximately 4.67 acres. As such, the lot is now considered a legal non-conforming
lot with respect to lot area; however, the majority of the City’s dimensional standards are still met with the
current configuration. As detailed within the septic designer’s letter, the site is wet and most of the soils have
been disturbed resulting in limited locations in which a new septic system could be located. The lot is
naturally constrained not only by natural features on the property (wetlands and topography) but also limiting
factors of the disturbed soils and proximity of the seasonal warer rable. Further, due to the location of the
existing home, the detached quonset building and the well which serves the residence the location in which a
septic system could be sited is further reduced. Staff believes the proposed location of the replacement system
is reasonable and is properly located based upon topography and other natural site limiting factors, and that
the variance requested has been minimized to the extent possible. Additionally, the Applicants must remedy

the situation to comply with the standards for septic systems as identified by Washington County.

The Applicants have provided an email from Alex Pepin from the Washington County Department of Public
Health and Environment in which Mr. Pepin states that the proposed location and design of the new septic
system is approved subject to receiving approval for a variance from the City of Grant. Mr. Pepin further
states that he agrees with Applicants’ septic designer that no other reasonable location on the site exists to

locate a new system. (Attachment C)

Engineering Standards

The City Engineer has reviewed the attached Certificate of Survey and has indicared that the proposed

location is acceprable to install the replacement system and has no additional comments.

Other Agency Review

The site is located in the Valley Branch Watershed District, and it is the responsibility of the Applicants to
contact the watershed district and acquire any necessary permits or approvals prior to beginning work. As
referenced previously, the Applicants will be required to obrain a permit from the Washington County
department of Public Health and Environment prior to installation of the system, as they are the permitting

authority for septic systems in the City.
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Summary - Draft Findings and Conditions
The following draft findings related to the hardship (practical difficulty) are provided for your review and
consideration:
= The Applicants must replace the non-compliant system to comply the standards of the Washington
County Department of Public Health and Environment.
= Replacement of the non-compliant system is a health, safety, and welfare issue and must be
completed to the satisfaction of Washington County to protect the current and any future home
owners as well as any adjacent properties which could be affected if the non-compliant system were to
remain.
= The lot is considered a legal non-conforming property for lot area and constrains the buildable area
on the site limiting the available locations to site the new system.
®  There is one large wetland/unclassified water body, a stormwater pond and fairly limited depth to

groundwater which limit the available area o site the replacement system.

Draft Conditions:
= The Applicants shall be required to obtain the proper permits from the Washington County
Department of Public Health and Environment prior to installation of the replacement system.
= The Applicants shall be required to contact the Valley Branch Warershed District and obtain any
necessary approvals or permits prior to installing the new system. If no further review or permits are
required from the watershed district, then the Applicants shall provide a written correspondence from
the watershed indicating that not further review is necessary.

= The replacement system must be placed outside of all wetland/ponding areas on the site.
p b P P g

Action requested:

Staff is seeking a recommendation from the Planning Commission regarding the application. Staff would
recommend approval of the variance, and if the Planning Commission agrees, staff would request the
Planning Commission make a recommendation to the City Council to approve the variance from wetland

setbacks with draft conditions and findings as presented by staff.

Attachments
Attachment A: Application and Applicant’s Narrative signed 5/21/2016
Artachment B: Certificate of Survey dated 6/9/2016

Attachment C: Email correspondence between Applicant and Washington County 6/7/2016



Variance Request — Written Narrative, 9313 75" St. N., Grant, MN 55082

Septic System Designer, Ed Eklin, was contracted to design a septic system to bring it into compliance.
The designer believes there is only one usable area for a treatment system. (See Mr. Eklin’s attached
cover letter) Washington county Public Health has verbally agreed to the design and variance.

Statement acknowledging other governmental agencies have been contacted

Washington county Public Health reviewed and approved Mr. Eklin’s new septic design, coordinated
with DNR.



City of Grant
P.O. Box 577
Willernie, MN 55090

VARIANCE REQUEST

Phone: 651.426.3383
Fax: 651.429.1998
Email: clerk@cityofgrant.com

' Application Date: - o | (g'%/wﬁ

| | Fee: $400 Escrow $37000

Chack 3] ¢ 50

In certain cases a variance from the strict enforcement and adherence to the zoning ordinance may not be possmle due to
practical difficulties associated with a property. A practical difficuity means that the proposed use of the property and associated
structures in question cannot be established under the conditions allowed by the zoning ordinance and that no other reasonable
alternate use exists. The following application is provided for such circumstances and will be determined by the Board of

Adjustment for the City of Grant.

PARCEL IDENTIFICATION NO (PIN): ZONING DISTRICT & COMP PLAN LAND USE: |
LEGAL DESCRIPTION: A7 HCA/ED orsze £ AC h
PROJECT ADDRESS: OWNER; /494.)-‘ rEC AU APPLICANT (IF DIFFERENT THAN OWNER):
?313 75”’57’M :::e 4'f4‘VAYAKE v’@w /. ‘%ZMD.EI;"E /‘/'S/C.é
CRANT, HA o sl BAITE AS BelF //4»:4.'”?,:;‘?. ",
0 =i e
. 44?55331’ e PROTE .7~ | |E#IW7; 4 SFEET=
brian.ratneyake @5 mailico mALPLESS )

BRIEF DESCRIPTION OF QUEST

EXISTING SITE CONDITIONS:
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APPLICABLE ZONING CODE SECTION(S):

1. Chapter 32, Sec. 32-60. Variances.

Please review the referenced code section for a detailed description of required submittal documents, and subsequent process.

L.

Submittal Materials

The following materials must be submitted with your application in order to be considered complete. If you have any questions

or concemns regarding the necessary materials please contact the City Planner.
AP - Applicant check list, CS — City Staff check list

AP | CS MATERIALS

m’ [ | Site Plan: Al full scale plans shall be at a scale not smaller than 1" = 100’ and include a north arrow
Property dimensions
Area in acres and square feet
Setbacks

Location of existing and proposed buildings (including footprint, and dimensions to lot lines)
Location of current and proposed curb cuts, driveways and access roads

Sanitary sewer (septic) and water utility plans

Location of well and septic systems on adjacent properties

Location of wetlands and other natural features

Existing and proposed parking (if applicable)

Off-street loading areas {if applicable)

Existing and proposed sidewalks and trails

COPIES: 1 plan at 22'x34", 12 plans at 11"x17" (half scale)



Application for: VARIANCE
City of Grant

(1 i Architectural/Building Plan (if Applicable): All full scale plans shall be at a scale not smaller than 1" =

100’ and include a north arrow

= Location of proposed buildings and their size including dimensions and total square footage
= Proposed floor plans

= Proposed elevations

= Description of building use

COPIES: 1 plan set 22"x34", 12 plan sets 11"x17" (half scale)

m/ o Written Narrative: Describe your request and the practical difficulties that are present on the site and why
a Variance is sought.
COPIES: 15

IZT ] Statement acknowledging that you have contacted other governmental agencies such as Watershed
Districts, County departments, State agencies, or others that may have jurisdiction over your project.

O g Mailing labels with names and address of property owners within ¥ mile (1,320 feet). Contact Washington
County to obtain list/labels.

2~ | OO | Paid Application Fee: $400

2 | O | Esorow Paid: $3,000

MATERIALS THAT MAY BE REQUIRED UPON THE REQUEST OF THE CITY PLANNER

@ | [0 | Survey of the property: An official survey, by a licensed surveyor, must be submitted with the application.

The survey shall be scalable and in an 11" x 17" format.

Wetland Delineation: A wetland delineation may be necessary depending on the reason for the variance,
and stated site constraints.

O [HE Electronic copy of all submittal documents

This application must be signed by ALL owners of the subject property or an explanation given why this not the case.
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EXHIBIT "A"
Legal Description

File No. 16-02178

All that part of the Northwest Quarter of the Southwest Quarter (NW ¥ of SW ) of Section
Twenty-seven (27), in Township Thirty (30) North, of Range Twenty-one (21) West of the
Fourth Meridian, Washington County, Minnesota, described as follows, to-wit: Beginning
at the Northwest corner of the said Northwest Quarter of Southwest Quarter (NW 7. of SW
'), thence East along the North line of said Quarter Quarter Section to the Northeast
corner of said Northwest Quarter of Southwest Quarter (NW % of SW %), thence South
Eight (8) Chains and Fifty-six (56) Links to the Northern boundary line of the Minneapolis &
St. Paul Suburban Railway Company right-of-way, thence Northerly Eighty-three (83)
Degrees West along said Northern Boundary line of said right-of-way to the West line of
said Section Twenty-seven (27), Thence due North along the west line of said Section Six
(6) Chains and Fifty-eight (58) Links to the place of beginning; excepting therefrom the
West Ten (10) Acres thereof. Also excepting therefrom Parcel Nos. 17 and 17A, as
described in Washington County Highway Right-of-Way Plat No. 20 filed in the Washington
County Recorder’s Office as Document No. 469257.
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Septic permit for 9313 75th Street North, Grant

From : Alex Pepin <Alex.Pepin@co.washington.mn.us> Tue, Jun 07, 2016 12:18 PM
Subject : Septic permit for 9313 75th Street North, Grant
To : 'pfiske@q.com' <pfiske@q.com>

Hello Pat,

The septic permit for your property at 9313 75th Street in Grant is approved pending a local variance for setbacks to wetlands on the
property. | have reviewed the soils at the site and Ed Eklin’s permit application and the only location on the property that will
accommodate a septic system is the location of Mr. Eklin’s design, however that location is closer than the required setback distance of
75 feet from two unclassified bodies of water on the property; a stormwater pond in the front of the property and wetlands behind the
property. This encroachment on the unclassified bodies of water is why local approval is required before issuance of the permit.

If you have any additional questions please do not hesitate to call or email. Have a great rest of your Tuesday!

Alex Pepin
Environmental Specialist
Washington County Department of Public Health and Environment

14949 62" Street North, P.O. Box 6
Stillwater, MN 55082
& 651-430-6744 | X alex.pepin@co.washington.mn. us

http://webmail.q.com/h/printmessage?7id=65026& 1 6/7/2016



Ed Eklin Septic System Design

2303 County Road F East - White Bear Lake, MN 55110
651-485-2300

March 17, 2016

Pat Fiske
P.0O.Box 273
Stillwater, MN 55082

Dear Pat:

At your request, a site evaluation was performed at the property located at 9313 75" St. N, Stillwater, MN., for a subsurface
sewage treatment system.

Because | propose that the treatment system be placed closer than 75 feet from a wetland, you will need to request a
variance. Washington County Public Health should be able to guide you through this procedure. It appears that the
treatment systems absorption area will be approximately 50 feet from a wetland.

The existing drainfield has failed a compliance inspection performed by another party.

According to permit records, there is an existing 1,250 gallon septic tank. If possible, this tank is to be used in the new
design. Adding a 1,000 gallon septic tank would make the total capacity 2,250 gallons.

During my evaluation of this lot, disturbed soils were found in all reasonable areas. It appears that the seasonal water table
is less than 12 inches deep on the entire parcel and the soils are wet from close to the surface to approximately 24 inches
deep. Below that are reddish colored soils that | believe are hardpan soils with massive structure.

Percolation tests were taken in several areas and all tests had failed except in one area, which is my proposed sewage
treatment area. Some soil borings and percolation tests are not in this design.

There is standing water north of the proposed treatment area. | propose that a ditch or drain tile be constructed to drain the
water to the lower area to the south. The installer should do whatever they feel is necessary to accomplish this. It is crucial
that the area is drained so the treatment area does not become over saturated.

Some trees will need to be removed.
_—.———M
MPCA License #3321 Certification #C3268

SEPTIC SYSTEM DESIGNS ® PERCOLATION TESTS
S0IL BORINGS o SUB-DIVISION PLANNING



| have designed a Type 3 sewage treatment system.

| am recommending a pressurized mound system.

For a 4-bedroom home, | recommend that the mound rock bed be 10 feet wide and 60 feet long, which is 600 square feet.
There must be at least 36 inches of clean sand below the upslope edge of the rock bed.

| forbid the use of anything other than rock for the distribution media.

The following materials will be needed for construction of the mound system:
The installer should calculate the sand, sandy berm material and top soil needed. A materials worksheet is included.

Approximately 24 yards of drain field rock.

1- 1,000-gallon Septic Tank.

An effluent filter with alarm.

A 1,000-gallon lift tank.

A pump that will handle at least 34 gallons per minute with 17 feet of head.

An alarm for the pump.

There are to be three, 2 inch laterals, spaced 36 inches apart, with 7/32 inch perforations spaced 36 inches apart.
The manifold can be on the end of the laterals.

A vegetative cover must be established over the treatment system as soon as possible and the area must be protected from
erosion if needed, until the vegetation is established.

The installer must verify gallons per minute and head needed, so the correct sized pump is used.

Pressurized laterals must have clean outs installed at the ends.

If the septic tanks are 24 inches deep or less to the top from finished grade, they must be insulated to an R-value of at least
10

In winter, it is best to leave the snow on the treatment system and over the septic tanks uncompacted for better insulation to
prevent freezing.

Footing or roof drains, chemically-treated hot tubs, pool water, paint, and other products containing hazardous chemicals
must not discharge into the sewage treatment system.

Low-flow shower heads and toilets can cut down on water usage. Leaky faucets and toilets can add too much water to the
treatment system and should be fixed promptly. Also, | recommend using a lint screen on your washing machine discharge

pipe.

It is the homeowner's responsibility to get the septic tanks pumped in accordance with your local government's ordinances.
A licensed maintainer (pumper) will be required to do this. Washington County requires pumping no less than once every 3
years.

M
MPCA License #3321 Certification #C3268

SEPTIC SYSTEM DESIGNS e PERCOLATION TESTS
SOIL BORINGS e SUB-DIVISION PLANNING



This design must be reviewed by Washington County Public Health and a permit must be obtained before the installation of
any part the subsurface sewage treatment system.

If you have any questions or concerns, please feel free to call me. | would be glad to help.

Sincerely,

-1 7

e

Ed Eklin

P R = S o ———— e =]
MPCA License #3321 Certification #C3268

SEPTIC SYSTEM DESIGNS ® PERCOLATION TESTS
SOIL BORINGS e SUB-DIVISION PLANNING
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ADDRESS: 9313 75TH STREET NORTH
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STAFF REPORT

To: Planning Commission Members Date: July 11, 2016

Kim Points, City Clerk
RE: Application for a Conditional Use

. Permit (CUP) to operate a
From: Jennifer Haskamp
) _ Commercial Tree Farm & Nursery
Consulting City Planner

Summary of Request & Background

The Owners and Applicants, Jon and Kirsten Yocum (“Applicant™), are requesting a Conditional Use
Permit(“CUP”) to operate a commercial Tree Farm and Nursery on a portion of the property located at
10000 Lansing Avenue North. The Applicant recently acquired the property and is currently constructing a
new home on the property which will be their principal residence. In addition to living on the subject
property the Applicant would like to utilize a portion of their property for the establishment of a Tree Farm
and Nursery, which per the City’s code requires a CUP. As such, the following staff report is provided to

assist the Planning Commission in your review and consideration of the Applicants’ request.

Public Hearing & Notice

A duly noticed public hearing was published for July 19", 2016 at the Planning Commission’s regular
meeting, and letters were mailed to property owners within V-mile of the subject project informing them of

the application request and public hearing.

Project Summary

Applicants & Owners: Jon and Kirsten Yocum Site Size: 116.4 Acres (Total)

Zoning & Land Use:  A-2 Request: Conditional Use Permit (CUP)
Address: 10000 Lansing Avenue N. PIDs: 1103021440001 (74.92 Acres)
1403021110002 (5 Acres)
1403021120001 (35.75 Acres)
1103021430003 (0.76 Acres)

The Applicant is applying for a CUP to establish and then operate a wholesale Tree Farm and Nursery on an
approximately 0.99 Acre portion of the site. As indicated in the Project Summary table there are several
separate Property Identification Numbers (P1Ds) associated with the total project site, and the CUP would
apply to and be recorded against all parcels included in the Application. The following summary of the

proposed site improvements is provided:
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Tree Farm Area: As shown on the plant set contained in Exhibit B, the initial Tree Farm Area would be
located south of the existing driveway and would be located on an approximately one acre portion of the site.
The Tree Farm would be comprised of a variety of planting areas that are shown on the Exhibit entitled “Tree
Farm — Layout Plan.” The operations would include several hoop houses, community gravel nursery beds,
orchard space and a perennial/vegetable garden. Further description of the uses of each of the planting areas

can be found in Exhibit A which includes the Applicant’s narrative.

Storage Shed & Shade Structure: To support the nursery operations the Applicant is proposing to construct a
small storage shed approximately 12" x 15 (180 SF) and shade structure approximately 12’ x 15’ (180 SF) on

the southwestern corner of the proposed initial Tree Farm Area.

Main_Access and Parking: The Applicant is proposing to use the existing gravel driveway which was

previously used to access a single family home on the site. While the existing home has been demolished, the
Applicant is constructing a new home in generally the same location as that which was previously onsite, and
it is their intent to use the existing gravel driveway to access their new home. The Tree Farm Area is located
east of the new residential structure, and therefore it is logical that the existing graveled driveway would be
used to serve the Tree Farm operations as well provide a single access from Lansing Avenue North. Internal
to the Tree Farm Area there would be an extension of the gravel driveway to access the various planting areas

and would provide space for staging as well as some onsite parking.

Utilities: To properly irrigate the proposed nursery stock a well and power will be necessary to operate the
irrigation pumps. The Layour Plan (Exhibit B) indicates that the well would be located to the west of the

Storage shed which would be located on the southwestern corner of the Tree Farm Area.

Stormwater Control/Ponding: The proposed project is located in the Brown’s Creek Watershed District

(BCWD) and is subject to their rules and regulations, as well as the City’s. While the proposed use is
agricultural in nature there will be hardcover added and grading work completed to create Tree Farm Area.
The narrative states that the Tree Farm Area would be graded to smooth out the area will opportunities for
positive drainage and passive irrigation. This information is being reviewed by the City Engineer, and

BCWD should be contacted to ensure compliance with any of their applicable rules and regulations.

Operations: The Applicant’s narrative and supplemental information (Exhibit A) describes the proposed
operations of the Tree Farm. The following summary of the materials is provided:

e The Applicant describes the use as a tree farm and plant propagation operation. The use will include
the creation of a “new nursery area for the specialty cultivation of bare root woody vegetation and
perennials.”

¢ Number of Employees: One permanent employee and potential for temporary seasonal employment
once the nursery is more established during busy seasons.

e Hours of Operations: The hours of operation will be irregular and are likely to vary by season;

however, the majority of the work can be conducted between 8 a.m. and 6 p.m.
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e Traffic/Parking: It is unclear from the materials how much traffic is expected from those visiting the
site. 'The narrative states that the operations will be primarily wholesale to vendors and landscape
professionals, but does indicate that by-appointment retail sales would also be accepted.

Review Criteria

According to the City Code, Conditional Use Permits are subject to the process and review criteria stated in
City Code Section 32-152. The City Code further states the following for consideration when reviewing a
Conditional Use Permit (32-141):

“(d) In determining whether or not a conditional use may be allowed, the City will consider the nature of the
nearby lands or buildings, the effect upon traffic into and from the premises and on adjoining roads, and all
other relevant factors as the City shall deem reasonable prerequisite of consideration in determining the effect

of the use on the general welfare, public health and safery.”

(¢) 1f a use is deemed suitable, reasonable conditions may be applied to issuance of a conditional use permit,

and a periodic review of said permit may be required.”

Further Section 32-146 lays out nine specific standards to consider when reviewing a request for a conditional

use permir.

In order to determine the appropriateness of the proposed amendments to the CUP based upon the code

criteria, the following analysis regarding the proposed use is provided for your background and discussion.

Existing Site Conditions

The Applicant owns four separate parcels (PIDs 1103021430003, 1103021440001, 1403021110002, and
1403021120001) rotaling approximately 116 Acres. The proposed operations would be conducted on PID
1103021440001 which has frontage on Lansing Avenue North.

The Applicants recently acquired the property which included an existing single family home that was locared
on parcel 1403021110002 The existing home was on a 5-acre parcel and was accessed primarily from
Lansing Avenue North by a 2,800-foot long driveway, which is connected from the eastern edge of the
property. Secondary access to the site is available to the north via PID 1103021430003 chat provides a

connection to Kismet Avenue North.

A wetland delineation was not submitted as part of this application, however, based upon GIS information

there do appear to be wetlands interspersed throughout the site. Based upon the submitted aerial the closest
wetland/pond appears to be located approximately 150-feet south of the proposed Tree Farm Area. There is
significant tree cover and vegetation on the site, with several areas of clearing including the area proposed to

be used for the tree farm.

There are two easements which were identified on the Certificate of Survey, one on the northern portion of

the property which is identified for “ingress and egress and ponding” and also a Northern Natural Gas
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(NNG) easement which runs north-south through the property near the eastern edge. The NNG easement

appears to be located just to the east of the proposed Tree Farm Area, but does appear to potentially cross the

area identified for future expansion.

Comprehensive Plan Review

The site is guided A-2 Small Scale Agricultural which promotes rural residential and agricultural uses. The

proposed principal use of the property for a single-family rural residential homesite with a wholesale tree farm

is generally consistent with the goals for the A-2 land use designation as stated within the Comprehensive

Plan.

Zoning/Site Review

The City of Grant zoning ordinance permits “Nursery — Commercial” with a Conditional Use Permit in the
g p ry

A-2 zoning district, where “Nursery, landscape, means a business growing and selling trees, flowering and

decorative plants, and shrubs which may be conduction within a building or without.” The following review

is provided with respect to how the proposed project conforms, is consistent, or inconsistent with the zoning

and site regulations.

Dimensional Standards

The following site and zoning requirements in the A-1 district regulate the site and proposed project:

Dimension Standard

Lot Size 5 acres
Frontage — public road 300°

Front Yard Setback 65

Side Yard Setback 20°

Rear Yard Setback 50°

Height of Structure 35°

Fence May be on property line, but not within any ROW
Driveway Setback 5

Parking Lot setback 10" from ROW
Wetland Sethack Structure (Buffer) 75 (507

Setbacks & Frontage:

The proposed Tree Farm Area is located approximately 1,490-feer from Lansing
Avenue North, 70-feet from the closest easterly side-yard, 990-feet from west side-
yard, 670-feet from the south property line and 1,050-feet from the north property
line. As proposed, the Tree Farm Area meets all setback requirements. As for the
Proposed Tree Farm Future Expansion Area, since a detailed plan is not provided it
is hard to determine whether it would meet all setbacks, particularly the east side-
yard setback which depending on the operations may encroach upon the setback.
As proposed, the Proposed Tree Farm Area meets all setbacks, and staff would
recommend including a condition that all operations within the Proposed Tree

Farm Future Fxpansion Area be required to meet the City’s setback requirements.
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The property’s primary access is from Lansing Avenue which is located on rthe
easterly corner of the subject property, with secondary access from Kismet Avenue
N on the northern corner of the property. The lot has approximately 66-feet of
frontage on Lansing Avenue, and approximarely 88-feet of frontage on Kismet.
The subject property does not meet the City’s current requirements for frontage a
on a public roadway. However, the parcels pre-date the current ordinance
requirements, and in prior ordinances there were no requirements for frontage.
Therefore, the subject parcels/lot would be considered a legal non-conforming lot,
and per the ordinance, would be viewed as conforming provided all other

standards are met and the current configuration is maintained.

Based on the Tree Farm Layout Plan Exhibit there is not specific area identified for
a parking lot, however the area identified as Staging Area and the area labeled
Gravel Driveway appear to be sized to permit the parking of vehicles. The City’s
ordinance requires off-street parking areas to be located a minimum of 10-feet
from a public roadway. As proposed, the location of the graveled area which could
accommodate parking meets the City’s sethack standards. As summarized above, it
is unclear how much traffic is anticipated to visit the operations on a daily basis,
and therefore more information should be obtained from the Applicant to
determine the appropriate amount of parking needed. Once provided, staff can
determine whether the area provided is adequate. Section 32-374 of the City Code
addressed required off-street spaces per use; however, a Landscape Nursery is not
included on the table, and as such would fall under the “Uses not specifically
noted” on the table, which then requires the Planning Commission and City
Council to determine how many spaces are necessary. Prior to the Planning
Commission meeting staff will try and obtain additional information from the
Applicant about traffic generated to the site, and if possible, will provide an
update regarding parking at the meeting.

The Applicant is proposing to use the existing graveled driveway to serve the Tree
Farm Area. As shown on the Layout Plan, a Primary Access into the Tree Farm
Area would run south of the Perennial/Vegetable Garden Area, Community Gravel
Nursery Beds and Hoop Houses, and could potentially connect to a Secondary
Access Road in the future providing a ‘loop’ back onto the existing graveled
driveway which provides access back onto Lansing Avenue North. The existing
driveway which would serve the area is approximarely 14-feet wide, and the
proposed Primary Access into the Tree Farm is approximately 16-feet wide. In
order to determine whether these widchs are adequate more information regarding
generated traffic is necessary. Section 32-376 Design and maintenance of off-street

parking areas (a) Design states, “Parking areas shall be designed so as to provide
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adequate means of access to a public alley or street. Such driveway access widths shall be
in accordance with the state highway department standards...”  The fire lane
standard is 20-feet wide, and while this may not be necessary, to adequately address
this issue more information regarding the number or trips per day, as well as

anticipated number of visitors that may stay for some duration is necessary.

The Applicant is proposing to construct a storage shed and shade area to support
the Tree Farm operations. A brochure depicting the storage shed is attached for
your review and reference (Exhibit D). Since the lot exceeds 20-acres, there is no
limit on the number of accessory buildings on the site. Additionally, as proposed
the storage shed will meet the city’s standards for height, floor area ratio and

coverage.

As summarized above, the Applicant is proposing to install an additional well o
serve the area and will require electric service to the area. Since the parcel is large,
and only one single-family structure is on-site, it seems reasonable that there would
be an additional well on the property. Staff would recommend including a
condition that the Applicant will be required to get any necessary permits from the
regulatory agencies having jurisdiction over the installation of wells, including,
but not necessarily limited to the Minnesota Department of Health.

As shown on the plan, there is an existing Northern Natural Gas (NNG) easement
which runs north-south through the property, and is adjacent to eastern edge of the
Proposed Tree Farm Area. While the initial Tree Farm Area does not appear to
encroach upon the easement, there is not a site plan which shows both the
easement and the site plan on the same graphic. Generally, NNG is fairly
restrictive with their easements, so staff would recommend including a
recommendation that the Applicant coordinate with the gas line to ensure that the
site plan as contemplated is acceptable to NNG.

No information was submitted regarding exterior lighting of the Tree Farm Area.
The designated area is fairly secluded and setback from structures on adjacent
properties and there is significant vegetation around the area which will buffer the
operations. Since no plan was submitted, staff would recommend including a
condition that any future light installations shall be required to meet the City’s
ordinance standards for lighting identified in Section 32-321 Lighting, lighting
fixtures and glare. If the Applicant desires to install exterior lighting initially,
they may submit a plan for review and approval during this process.

No signage was included as proposed as part of this application. If in the future
any signage is proposed, the Applicant shall be required to follow the City’s

Ordinance Standards. Staff would recommend including a condition addressing
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Sfuture sign installations on the property, or indicating that the Applicant should
provide information regarding location and size for review and approval during
this process.

The Applicant has stated that there will likely be one permanent employee of the
operations, with the opportunity to employee temporary seasonal employees. As
described in the narrative, the hours of operation may not be regular, but could be
kepr to the hours of 8 a.m. and 6 p.m. Since the Applicant will be residing on the
property, it seems reasonable that they may conduct some maintenance of the Tree
Farm outside of the standard hours of operation. Staff would recommend
including a condition that would restrict all outside Employees, any visitors, clients
or vendors of the Tree Farm to be limited to the hours of operations, but that the
Applicant (Owners) would be permitted to conduct work in the area outside of the

standard hours.

While not specifically addressed within the application materials, noise related to
the landscape operations has the potential to cause a nuisance. Often, the noise
generated from back-up warnings on trucks, back-hoes and equipment (beeping) if
constant can cause significant disturbance to neighbors. Additionally, depending
on the frequency of trucks and visitors also could cause disturbance to adjacent
property owners. Once more information is provided regarding the anticiparted
number of trips per day, staff will better be able to assist with determining what, if
any, mitigation may be helpful to maintain the quiet enjoyment of neighboring
properties. At a minimum, the planning commission should be aware that there
are noise standards established by the Minnesota Pollution Control Agency
(MPCA), which the Applicant will be required to meet, and staff would
recommend including a condition that operations must meet the MPCA's noise

standards.

The Applicant has identified an additional 2.42 acres to the north of the Proposed
Tree Farm Area for a possible Future Expansion Area. Generally, staff would
assume that the area would be used in a similar way to that of the initial Tree Farm
Area with similar levels of intensity. While this would generally seem to be
acceptable, there are some potential concerns regarding the identified Expansion
Area. The NNG easement does appear to encroach within the Expansion Area,
and since the site plan for the area is unknown, it is difficult to know if there
would be any potential conflicts between the operations and the easement.
Likewise, the circulation of the area is unknown, and the trip generation is
unknown. In order to adequately review the Expansion Area, staff would look for
some additional information regarding anticipated traffic patterns and a conceptual

site plan if the Applicant would like the Expansion Area to be permitted as part of
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Expansion Area, then staff would recommend including a condition that the
Expansion Area generally appears acceptable but that an amendment to the CUP

will be required when detailed plans for the area are known.

Engineering Standards

The City Engineer is reviewing the application and will provide a staff report/memo prior to, or at the

Planning Commission meeting. Staff will present the findings including any recommendations during the

meeting,.

Other Agency Review
The property is located within the Brown’s Creck Watershed District (BCWD), and the Applicant will be

required to obtain any necessary permits or approvals from them prior to beginning operations.

Additional Information Needed

As stated within the review, staff would recommend that some additional information be provided by the

Applicant for consideration. Preliminarily those items are:

®  Information regarding the anticipated number of trips per day ar the site should be provided. This
2 g p psp y p

should include anticipated number of visitors, vendors, clients and any employees.
®  If any exterior lighting is planned, information regarding size type and location should be provided.
= Ifany signage is desired, information regarding the size, type and location should be provided.
= If the Applicant would like the Expansion Area to be considered within the CUP, then a Conceptual

Plan for the area that specifically addresses circulation, the NNG easement and the expected increase

in trip generation (if any) should be provided for review.

Draft Conditions

The following draft recommendations and findings are provided for your consideration and discussion. The
following can be modified, deleted, added to, etc., depending on the public testimony and discretion of the

planning commission.

®  The hours of operation shall be from 8 a.m. to 6 p.m., and shall apply ro all clients, vendors and
employees of the Tree Farm.

® The Permit shall be granted for the approximately 0.99 acre area located south of the existing
graveled driveway.

= All visitor, employee and vendor parking shall be accommodated on site, and locared on an improved
(graveled) surface.

® If the City Engineer provides any required modifications to the site plan they must be reflected on an
updated plan set and submitted for his review and approval.

® A grading permit shall be acquired prior to commencement of work on site.
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All access and driveway lane widths shall be consistent with the recommendations of the City
Engineer.

The Applicant should coordinate with Northern Natural Gas (NNG) to ensure compliance with
their easement requirements and the proposed operations.

All operations on site shall meet the MPCA'’s noise standards and regulations.

All necessary permits from Brown’s Creek Watershed District must be obtained prior to issuance of a
grading or building permit.

All necessary permits shall be obtained from Washington County, MPCA, Minnesota Department of

Health, Brown’s Creek Watershed District and any other entity having jurisdiction of the operations.

Potential Conditions based on Applicant Responses to Additional Information

Any future expansion shall require an amendment to the Permit, including the 2.42 acre area
idenrified within the Application materials.

All future expansion of the Tree Farm operations shall be subject to any and all setback requirements
in the City’s adopted Zoning Ordinance.

A lighting plan must be submitted for review and approval.

A proposed signage plan shall be submitted for review and approval.

All proposed construction and site work shall be consistent with the plan set dated (Insert Date of

final updated plan ser).

Action requested:

Staff is requesting a recommendation from the Planning Commission reflecting one of the following options:

Recommendation o the City Council of Approval with Draft Conditions and Findings
Recommendation to the City Council of Denial with Findings
Continue the discussion to the next available Planning Commission, and request additional

information from the Applicant regarding the items summarized previously.

If the Planning Commission recommends Approval, the following draft Findings are provided for your

consideration:

The proposed Tree Farm use conforms to the City’s Comprehensive Plan for rural residential and

agricultural uses.

The proposed Tree Farm is classified as a Nursery, Commercial, and is a conditionally permitted user

per the City’s zoning code.

The proposed Tree Farm will not be detrimental to or endanger the public health, safety or general

welfare of the city, its residents, or the existing neighborhood.

The proposed Tree Farm is compatible with the existing neighborhood.
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The proposed Tree Farm meets the conditions or standards adopred by the city through resolutions
or other ordinances.

The proposed Tree Farm will not create additional requirements for facilities and services at public
cost beyond the city’s normal low-density residential and agricultural uses.

Attachments

Exhibit A: Applicant’s CUP Narrative and Application

Exhibit B: Applicant’s Plan Set

Exhibit C: Certificate of Survey dated8/8/14 and 10/21/2015
Exhibit D: Brochure for Shed



Phone: 651.426.3383
Fax: 651.429.1098
Email: clerk@cityofgrant.com

City of Grant
P.0. Box 577
Willernie, MN 55090

%l ,”;:.’,_‘,fo\\ﬂ Application Date: | June 9, 2016
g il il Fee: $400 Escrow: $3,000

CONDITIONAL USE PERMIT P epz Choe #1913 ~/97Y

Certain uses. while generally not suitable in a particular Zoning District. may. under certain circumstances be acceptable. When
such circumstances exist, a Conditional Use Permit may be granted. Conditions may be applied fo the issuance of the Permit
and/or periodic review may be required. The Permit shall be granted for a particular use and not for a particular person or firm.

PARCEL IDENTIFICATION NO (PIN): 11.030.21.44.0001 - ZONING DISTE‘!—CT & COMP PLAN L_AND USE:

LEGAL DESCRIPTION: See Attached Survey for Legal Description | A2- 1 Dwelling/ 10 Acres
LOT Si2E: 116 Acres

 PROJECT ADDRESS: OWNER: APPLICANT (IF DIFFERENT THAN OWNER):
10000 Lansing Ave N. Name: Jon and Kirsten Yocum
Grant, MN 55082 Address: 5188 Marquess Trail N.

City, State: Lake ElImo, MN 55042
Phone: 651 303-6655
Email: Kirstenandjon@Yocumfamily.net

BRIEF DESCRIPTION OF REQUEST:
This is a conditional use permit request to build and operate a wholesale commercial tree farm / nursery at 10000
Lansing Ave N in Grant, MN. The tree farm will be a specialty _lrlprticulta.xnr‘a_‘l_g[g_q_ligehr_ and will not be a nuisance.

EXISTING SITE CONDITIONS: ]
The site is currently serving as the staging area for soils from the excavation of the new house. The siteisin a

disturbed state, but will be regraded to function as a tree farm space. Expansion areas are also possible.

APPLICABLE ZONING CODE SECTION(S):
Please review the referenced code section for a detailed description of required submittal documents, and subsequent process.

1. Division 5. Conditional Use Permits 32-141 through 157

Submittal Materials

The following materials must be submitted with your application in order to be considered complete. If you have any questions
or concerns regarding the necessary materials please contact the City Planner.

AP - Applicant check fist, CS - City Staff check list

AP CcS MATERIALS
X1 | O | SitePran: Anfut scale plans shall be at a scale not smaller than 1= 100" and include a north arrow

Property dimensions  See Attached Boundary Survey
Area in acres and square feet - See Site Layout Plan for Project Area
Setbacks - See Property Context Diagram

Location of utilities - Not determined at this time
Location of well and septic systems on adjacent properties - Information Unavailable

Existing and proposed parking (if applicable) - See Site Layout Plan
Off-street loading areas (if applicable) See Site Layout Plan
Existing and proposed sidewalks and trails Not Applicable
Sanitary sewer and water utility plans Not Applicable

COPIES: 4 plans at 22°x34", 20 plans at 11"x17"

#3710

Location of existing and proposed buildings (including footprint, and dimensions to lot lines) - See Attached Topo Survey

Location of current and proposed curb cuts, driveways and access roads - See Project Context Diagram - 2 /L100



Application for: - JEPIGRAL
City of Grant

Xl |[O | Credinglandscape Plan: All full scale plans shall be at a scale ot smaller than 1° = 100" and include a
north arrow The Planting Information is in Drawing 1/L100 but all of
*  Grading Plan the remaining information is in this drawing

Vegetation. landscaping. and screening plans including species and size of trees and shrubs
Wetiand Delineation

Buildable area

Topographic confours at 2-foot intervals, biuff line {if applicable)

Waterbodies, Ordinary High Water Leve! and 100 year flood elevation

Finished grading and drainage plan sufficient to drain and dispose of all surface water accumulated

COPIES:. 4 plan sets 22'x34”, 20 plan sets 11"x17"
I 1] if Applicable). All full scale plans shall be at a scale not smaller than 1° =

Arcntectural/Building Pla
100 and include a north arrow
®  Location of proposed buildings and their size inciuding dimensions and total square footage

= Proposed fioor plans
*  Proposed elevations See Attached Brochure for

Description of building use Shed Architectural Info

COPIES: 4 plan sets 22'x34”, 20 plan sets 11"x17"

X O Written Narrative Describi Ur reguest: A written description of your request for the Conditional Use
will be required to be submitted as a part of your application. The description must indlude the following:

Description of operation or use
Number of employees (if applicable, if not state why) See Attached Project
Sewer and water flow/user rates (if applicable, if not state why) Description and

Any soil limitations for the intended use. and plan indicating conservation/BMP's Written Narrative
Hours of operation, including days and times (if applicable)
Describe how you believe the requested conditional use fits the City’s comprehensive plan

COPIES: 20

X O Statement acknowledging that you have contacted the other gevenmental agencies such as Watershed
Districts, County departments, State agencies. or others that may have authority over your property for
approvals and necessary permits. - See attached project statement

X a Mailing labels with names and address of property owners within 7 mile (1,320 feet).

IXI | O | Paid Application Fee: $400

X1 | | EscrowPaid: $3,000

MATERIALS THAT MAY BE REQUIRED UPON THE REQUEST OF THE CITY PLANNER

K (O : An official survey, by a licensed surveyor, must be submitted with the application.

The survey shall be scalable andinan 11" x 17" or 8 %" x 11" format.
X1 (O | Electronic copy of all submittal documents

This application must be signed by ALL owners of the subject property or an explanation given why this not the case.

1 understang the above.

We-the unders@ﬁ:/, have read

oyl

Sigrlature of Andlicant
s
e

Signature of Owner (if different than applicant) Date




WRITTEN NARRATIVE

Description of Operation or Uses

This request is for a Conditional Use Permit is to establish and operate a tree farm and plant
propagation operation at 10000 Lansing Ave North in Grant, Minnesota. This will create a
new nursery area for the specialty cultivation of bare root woody vegetation and perennials.
There will be hoop houses for annual and perennial production and gravel bed tree nurseries
for bare root tree plant establishment, as well as vegetable and fruit production. Some of these
plants will be sold wholesale to other vendors and landscape professionals, as well as internet
and by-appointment retail. The initial site disturbance and grading will smooth out the site and
create positive drainage and passive irrigation opportunities. It is intended that a small shed
(approximately 12'x15) and shade structure (approximately 12’ x 15") will also be constructed to
store equipment and to serve as a work space. In the short term it is anticipated that there will be
enclosures around the individual planting areas, but ultimately there may be the need to install
a fence around the perimeter. There will ultimately be the need to dig a new well and provide
power to the area for the irrigation pumps. The site has historically been a tree farm and this
use will update and modernize that past use.

Number of Employees

It is estimated that it will only be a single employee permanently with potential for temporary
seasonal hires during busy seasons. These busy times will likely be during key plant establishment,
transportation, and processing times (2-3 events per Season). There will likely be light and
intermittent truck activity except during particularly busy times of year.

Water Flow User Rates

The program will require a well and irrigation system to support the tree cultivation activities.
Initial Water Usage Rates are estimated to be in the range of up to 1000 gallons per day to
irrigate each 40'x10" Gravel tree bed. The Initial gravel tree beds will be using a drip irrigation
system with up to four potential beds. Excess water from these gravel beds will be directed
via passive irrigation towards other fruit, and orchard production systems. The second initial
use of water will be for the annual and perennial cultivation planned to take place in the hoop
house. It is not possible to estimate the water consumption rates for the annual and perennial
cultivation until specific production quantities are established. However, there is a maximum
of four possible 13'x 20" hoop houses as well as the potential for water usage for an orchard or
perennial [ vegetable cultivation areas as well.

Any Soil Limitations for Intended Use

There are no significant soil limitations for the proposed use. The area natively consists primarily
of a sandy loam that is freely drained. The site is being regraded using the excess fill from the
home excavation site. The topsoil will be preserved onsite and will be spread over the finished
grade to be reseeded. In areas with steep slopes there will be geojute erosion control blanket
installed during establishment to prevent soil movement.



WRITTEN NARRATIVE

Hours of Operation

The Tree Farm will have irregular hours, but all work can be conducted between the hours of
8am-6pm. This will not be a high traffic nursery, so will only have wholesale or scheduled buyers
visiting the site. The site will generate little noise aside from the operation of light equipment
such as trucks and skid-loaders and the occasional use of chainsaws or other specialized
arboricultural equipment.

City of Grant Comprehensive Plan

The City of Grant has been identified by the Metropolitan Council as a permanently rural
area with a low density of only one dwelling per ten acres of land established as a goal for
the 2030 Comprehensive Plan. Minimizing the land use conflicts between agricultural and
residential situations while preserving and enhancing open space. The plan calls for continued
use of the land as an Agricultural landscape. The site has historically been a tree farm and
the intended improvement of this space as a modernized nursery and processing facility to
enable production. The plantings will be sold wholesale for a range of landscaping and natural
resource restoration purposes. This usage clearly maintains the character of the community and
its continued agricultural use and is respectful of the community and the site history.



PROJECT STATEMENT

Please consider this conditional use permit application for the new tree farm enterprise
which | plan to conduct on my property. This work is happening in conjunction with the
ongoing home site construction and requires a conditional use permit. This statement provides
supplemental information and explanations to meet the CUP application checklist requirements
and a narrative of key decisions. The context map locates the proposed conditional use project
in the larger site context. The property context map on 2/L100 shows the location of the
tree farm conditional use and the new home construction and renovations taking place at the
10000 Lansing Ave North property in Grant, MN. | have geolocated both the approved
and ongoing home construction and the requested conditional use project on this map. The
project is centrally located within the property outside the setback requirements from property
boundaries as well as potentially vulnerable wetlands. The maximum relevant setback identified
in the zoning code was a 75 setback from any wetland. The hatched setback from property
lines and wetland features are drawn on the context map. The context map shows that the
project site is more than 75 feet from any property boundary or approximate wetland edge.

The provided drawings, attachments, and statements should satisfy all the submittal requirements
for the conditional use permit. However, some of the required information is not on the site plan
submittal because it is contained on the supporting site boundary and topographic surveys
or in one of the context maps. | have annotated the relevant checklist items on the permit
application so that it is clear where the information can be found in the supporting materials.

It also has not been possible to map the location of some of the required map elements. |
have not found a way to identify the well and septic field locations in adjacent properties and
request guidance from the city about where this information can be obtained. Likewise, the
specific alignment of electricity into tree farm project site will be determined by Xcel energy
and this work has not been conducted at this time. We will work in good faith to meet all of your
requirements and find a timely and agreeable solution for any issues which remain unresolved.

STATEMENT OF ACKNOWLEDGEMENT

To the best of my knowledge, we have followed the city codes and contacted all of the additional
governmental agencies to gain the necessary approvals or permits for the work underway on
the property. We can inquire about gaining letters or official statements upon request.

(/ . Y5

Lt

oo wyzl/\«
_Jon Yocu
s




SURVEY FOR:
Sandra Johnson
10000 Lansing Ave North
Stillwater, Minnesota 55082
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CERTIFICATE OF SURVEY

Part of Sections 11, 12,13 and 14
Township 30 North, Range 21 West
City of Grant, Washington Co., MN
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la_ I Note: Survey prepared using Old Republic Title Insurance Company, File No.
,‘r:l 1131476, Effective Date: June27,2014 at 7:00 AM. No independent search
«“4.5.," for title items by this surveyor. There may be additional documents of record
.-‘{q,\-’" that affect this property.

Right-of-Way of Lansing Avenue North is shown at 33 fl. each side of
traveled centerline per this surveyor's local knowledge of the road.
Documentation of the Right-of-Way was not provided.

Folz, Freeman, Erickson, Inc.
LANDPLANNING ¢ SURVEYING ¢ ENGINEERING
12445 55TH STREET NORTH

LAKE ELMO, MINNESOTA 55042
Phone (651) 439-8833  www.ffe-inc.com

LEGAL DESCRIPTION:

PARCEL A

Outlot A of White Birch Acres according to the plat on file in the office of the County Recorder, Washington County, Minnesota,

PARCEL B

Also, that part of the North Hall of the Northwest Quarter of Section 13 and the Northeast Quarter of the Northeast Quarter of
Section 14 &ll in said Township 30 North, Range 21 West lying northerly of the north line of the former Soo Line Railroad
right-of-way and westerly of the center line of Lansing Avenye as pr:u.'ﬂ[ly traveled, Except that part of said Northeast Quarter
of the Northeast Quarter described as follows: C ing at the North cormer of the North Quarter of the Northeast
Quarter of Section 14; thence easterly along the North line of Section 14, a distance of 80 feet to the point of beginning: thence
South at right angles, a distance of 400 fect; thence East ai right sngles, a distance of 545 feet; thence North at right angles, a
distance of 400 feel to the Nonh line of Section 14: thence Westerly, along the North line of Section 14, & distance of 545 feet to
the point of beginning, Washi County, A

AND

Also, that part of the Southwest Quarter of the Southwest Quarter of Section 12 of said Township 30 North, Range 21 West
described as follows: Beginning at the southwest comer of said Southwest Quarter of the Southwest Quarter; thence North 88
degrees 36 minutes 00 seconds East, bearing oriented to the Washington County Coordinate System, North Zone, along the south
line of said Southwest Quarter of the Southwest Quarter a distance of 730.00 feel; thence North 01 degree 24 minutes 00 seconds
West 50.00 feet; thence South 88 degrees 36 minutes 00 seconds West parallel with said south line 235.00 feet: thence North 86
degrees 00

minutes 00 seconds West 419.46 Feet; thence North 76 degrees 40 minutes (00.seconds West 80.70 feet to the west line of said
Southwest Quarter of the Southwest Quarter; thence South 0] degree 44 minutes 15 seconds East along said west line 110.00 feet
to the point of beginning.

AND

That part of the Southwest Quarter of the Southwest Quarter of Section 12, Township 30 North, Range 21 West, described as

follows: Commmencing st the southwest comer of said Southwest Quarter of the South quarter;

thence North Oldegree 44 minutes 15 seconds west along the west line of said Southwest Quarter of the Southwest Quarter a

distance of 821.29 feet to the westerly extension of the south line of the iract described in

Book 268 of Deeds, page 386, recorded and on file m said office of the County Recorder and the point of beginning: thence

North 8% degrees 36 minutes 00 seconds East along said westerly extension of said tract 366,00 fect to the southwest corner of

said tract; thence North 01 degree 44 minutes 15 seconds west along the west line of said tract 500.00 feet to the north line of said
Quarter of the - thence

South 88 degrees 36 minutes 33 seconds West along said north line 366.09 feer to the northwest corner of said Southwest Quarter

of the Southwest Quarter; thence South 01 degree 44 minutes 15 seconds East along said west line of the Southwest Quarter of

the Southwest Quarter a distance of 500.06 feet 1o the point of beginning.

PARCEL C

That part of the Northeast Quarter of the Northeast Quarter of Section 14, Township 30 North, Range 21 West, Washington
County, Minnesota described as follows: Commencing at the Northwest comer of the Northeast Quarter of the Northesst Quarter
of Section 14; thence easterly along the North line of Section 14, a distance of 80 feet to the point of beginning; thence South at
right angles, a distance of 400 fect: thence East at right angles, a distance of 545 feet; thence North at right angles, a distance of
400 feet to the North hine of Section 14; thence

Westerly, along the North line of Section 14, & distance of 545 feet 1o the point of beginning.

PARCEL D

Also that part of the Northwest Quaner of the Northeast Quarter of Section 14, Township 30, North, Range 21 West, Washingion

County, Minnesota, lying northwesterly of the northwesterly line of the former Soo Line Railroad Company right-of-way.
LEGEND
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NOTES
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Vicinity =~ Map
Sections 11, 12, 13 & 14, T30N = R21W
Washington County, Minnesota

1 hereby certify that this survey, plan or repori 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.

8/8/1
Date

Timothy J.
Minnesota Liense .'\a l 6989

Note: Official Capies of this map are crimp sealed

Map No  14-1260 CERTIFICATE OF SURVEY

e e
© 2014 — Folz, Freeman, Encksan, loc. — All Rights Reserved
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Signed this 213h day of October, 2015,

C IVIL

333 North Main Street, Suite 201
Stillwater, Minnesota 55082
Phone (612) 309-3804

Grant, Minnesota
PID 14.030.21.11.0002

PREPARED FOR:

Jon & Kirsten Yocum

5188 Marquess Trail North
Lake Elmo, MN 55042

www.ericksoncivilsite.com

EXISTING LOT AREA:
Total Square Footage: 217,800 Sq. Ft.

Legend:
— Denotes Direction of Existing Surveyed Drainage

Denotes Existing 1-ft Contour

— — — — Denotes Wetland Delineation (By Others)

Denotes Existing Tree (Dia. Inch and Type)
be = Black Cherry

oak = White / Bur Oak

red oak = Red Oak

wp = White Pine

PARCEL LEGAL DESCRIPTION:

Part of the Northeast Quarter of the Northeast Quarter, Section 14 Described as Follows:

Commencing at the northwest comer of said northeast quarter of the northeast quarter, then easterly along north line of
sald section 80 feet to the point of beginning, then South at a right angle 400 feet then East af a right angle then E 545
feet then North at a right angle 400 feet to north line of said section then westerly along north line of said Section 545 feet
to the point of beginning, subject to easements and restrictions of record, Section 14 Township 30, Range 21.

Legal taken from Washington County Website, no title work was provided at the time of survey.

I hereby certify that this plan or report was prepared by me or under my direct supervision and that | am a duly Licensed
Engineer under the Laws of the State of Minnesola.

Tafid A. Erickson, Licensed Civil Engineer
Minnesota License Number 40418

This plan represents the recorded boundary of the subject property. The boundary was not altered, revised, or the lot
subdivided, nor were lot irons placed as part of this survey.

File No. 14-126



TREE FARM GRADING PLAN

0

SCALE 1" =15

GRADING INFORMATION

Estimated (Loose) Fill Transported to Site - 1568 Cu. Yds
Estimated Soil Volume (Compacted 1568 x 0.86) - 1348 Cu. Yds
Estimated Fill - 1376.18 Cu. Yds

Estimated Cut (compacted) - 48.45 Cu. Yds

Estimated Clearing and Grubbing Area - 800 s..
Estimated Disturbance Area - 29,950 s.f.
Estimated Straw EC Blanket Area- 7,312 s.f.
Estimated Grass Seeding Area - 30,000 s.f.
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GRADING PLAN

YOCUM RESIDENCE
10000 LANSING AVE N.
GRANT, MN 55082
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KEY PROJECT INFORMATION

1. Total Project Area - 43,338 sf. / 0.99 Acres
2. Existing ltems Labeled as such. All other items
are proposed as part of the design.

PINE TREE PLANTATION
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LAYOUT PLAN
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