
 
 

ST. FRANCIS PLANNING COMMISSION 
 

ISD #15 DISTRICT OFFICE BUILDING 
4115 AMBASSADOR BLVD. 

OCTOBER 21, 2015 
 

7:00 PM 
 

AGENDA 
 

1. Call to Order/Pledge of Allegiance 
 

2. Roll Call 
 
3. Adopt Agenda  October 21, 2015    

 
4. Approve Minutes  September 16, 2015 
 
5. Public Comment 

 
6. Public Hearing: PUD Amendment – 29XX 229th Ave NW – St Francis 

Transitional Care Facility  
 
7. Planning Commission Discussion 

 
8. Adjournment 

 
 
 
 
 
 
 
 
 

There may be a quorum of St. Francis Council Members present at this meeting. 
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CITY OF ST. FRANCIS 
ST. FRANCIS, MN 

PLANNING COMMISSION MINUTES 
September 16, 2015 

 
1. Call to Order:  The Planning Commission meeting was called to order at 7:05 pm by 

Chairman Steinke. 
 
2. Roll Call:  Present were Ray Steinke, Todd Gardner, Joel Olson, Greg Zutz, and William 

Murray.  
 
3. Adopt Agenda:  Motion by Olson, second by Zutz to approve the agenda.  Motion 

carried 5-0. 
 
4. Approve Minutes:  Motion by Olson, second by Zutz to approve the August 19, 2015 

minutes.  Motion carried 5-0. 
 
5. Public Comment:  None 
 
6. Public Hearing – Kilpela Building Size & Number of Accessory Buildings Variance 

Greg & Cheryl Kilpela have made an application for a variance to allow them to exceed 
the maximum size and number of detached accessory structures at 23525 Variolite St.  
The property is 9.6 acres in size according to County records which allows up to 2 
detached accessory buildings that total 4000 square feet in size.  Parcels larger than 10 
acres are limited to 2 buildings that may total up to 5000 square feet in area.  The 
applicants would like three structures totaling 5718 square feet. 
 
This variance is the result of the Building Department discovering unpermitted building 
activity on the site and discovering that the structures are already in place on the site.  
The applicants were instructed by the Building Department to bring the property 
into conformance in December 2014.  The applicants hired an attorney who 
discussed this matter with City Staff and through these discussions it was 
discovered that the applicants were boarding horses on the property without a 
permit.  This lead to the application for the CUP recently reviewed by the City.   
 
The applicants’ state as their reason for the variance that they have sufficient real 
estate for seven horses and the limitations on building size make it too difficult to 
accommodate this number of horses.  They also state that there are allergy 
concerns and health concerns related to hay storage in the same building as 
horses. 
 
Sparks stated that variance requests must meet the variance review criteria.  In 
this instance there is no practical difficulty in putting the property to a reasonable 
use, the plight of the landowner was created by the landowner, and that this 
variance would result in granting special privileges to the property owner.  Staff 
recommended denial of the request. 
 
Sparks also stated that a written comment from the public was received in 
opposition to the request and entered it into the record. 
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Steinke opened the public hearing at 7:20. 
 
Gregg Kilpela stated he thought the lot was 10 acres in size and he could have up 
to 5000 square feet of buildings.  He said he didn't know that some of the 
structures required permits.  He was unaware that he needed the CUP for the 
horse business.  He thought it would be better to have a separate building for hay 
storage.  The proposal accommodates what he wants for the site.  He needs this 
much space to keep the number of horses he has.  Horses suffer without the space 
and hay gets moldy in the main building. 
 
Olson said the ordinances are the ordinances and ignorance of the law is no 
excuse. 
 
Cheryl Kilpela said the business they bought the buildings from told her she didn't 
need a permit.  She said she could put equipment all over the property with weeds 
growing all around it instead of having the buildings.  The neighbors like having 
the site neat and clean.   
 
Olson said he agrees that the property looks nice but everybody must operate 
within the ordinance and that the Commission must review this against the 
criteria. 
 
Gregg Kilpela said horse rescue has to come in when horses are not properly 
cared for.  If he weren't doing his own hay, he could meet the ordinance.  He 
deserves the variance because of his business. 
 
Steinke closed the public hearing at 7:47. 
 
Murray said others have their reasons in the same situation.  He had to rent space 
in a barn once.  The rules are the rules. 
 
Zutz said property owners should check with the City before investing in 
structures.  This is a frequent issue. 
 
Gardner said ignorance of a rule is not an excuse.  We treat everybody the same.  
It has to be a unique situation. 
 
Steinke said he spent a summer with horses and the submission addresses the care 
of the ordinance and not the code issues. 
 
Motion by Olson, second by Gardner to recommend denial of the variance due to the 
request not meeting the review criteria.  Motion carried 5-0. 
 
Cheryl Kilpela asked how a resident can know what the rules are.  Skordahl said the 
codes are online and there is staff and himself available for questions. 
 

7. Public Hearing – Floodplain Ordinance 
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 Sparks stated that the City has received new flood maps that are effective at the end of 
 the year.   With the new maps is the new model floodplain ordinance that has been 
 worked on with DNR staff.   
 
 Steinke opened the public hearing at 8:09. 
 
 Steinke closed the public hearing at 8:10. 
 
 Olson asked about the impact on existing houses.  Sparks said the houses in the flood 
 plain would be treated similarly. 
 
 Murray asked about subdividing property in the floodplain.  Sparks said that creating a 
 lot of all floodplain would not be permitted. 
 
 Motion by Steinke, second by Olson to recommend approval of the floodplain ordinance.  
 Motion carried 5-0. 
 
9. Planning Commission Discussion.   
 
 Zutz noted that there is graffiti on a house on Ambassador near Stark and requested the 
 City get involved in removing it. 
 
10. Adjournment: Motion by Zutz, second by Gardner to adjourn.  Motion carried 5-0.  
 Meeting adjourned at 8:30 pm. 
 
 
___________________________   _____________________ 
Nate Sparks, City Planner       Date 



 

 

 
 
PLANNING REPORT 
 
TO:   St. Francis Planning Commission 
 
FROM:  Nate Sparks 
  
DATE:   October 15, 2015 
 
RE: PUD Amendment – St. Francis Transitional Care Facility 
 
 
BACKGROUND 
 
Able Companies, Inc. has submitted an application for a planned unit development and building 
and site plan review for a transitional care and assisted living facility.  The property is located at 
an unaddressed parcel on the north side of 229th Avenue NW in the 2900 block.  The site is 
between the golf course clubhouse and the American Legion.   
 
The applicant seeks to build a three story facility with up to 40 assisted living, 34 memory care, 
and 15 transitional care units.  Transitional care units are typically temporary lodging for patients 
before and after hospital stays.  The facility will employ about 50-75 people. 
 
 
ISSUES ANALYSIS 
 
Comprehensive Plan / Zoning.  In the Comprehensive Plan, the site is guided for a commercial 
land use. 
 
The subject site is zoned PUD, Planned Unit Development.  In 2002, the City approved a plat for 
this property that was part of a planned unit development for a mixed use development 
surrounding the golf course.  The plan identified this parcel as being for a commercial use that 
would defer to the B-2, General Business District standards.  Within the B-2 District hospitals 
and nursing homes are an allowed use.  Therefore, the proposed facility fits within the required 
parameters of the approved PUD and is consistent with the zoning requirements.   
 
Lot Area and Setbacks.  The subject site is approximately 4.38 acres in area and has a lot width 
of nearly 500 feet.  The following table illustrates that the proposed building will meet the 
required setbacks: 
 

 Required Proposed Compliant 
Front Yard (south) 50 feet 55 feet  Yes 
Side Yard (west) 10 feet 60 feet  Yes 
Side Yard (east) 10 feet 57 feet  Yes 
Rear Yard 50 feet 105 feet Yes 
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Maximum Site Coverage.  Within the B-2 district, the total impervious surface is limited to 
80%.  The total lot area is 4.38 acres.  The proposed building footprint is 23,000 square feet with 
a parking lot surface area surrounding 3 sides of the building.  From initial calculations, the site 
appears to be approximately 40% impervious surfaces. 
 
Maximum Building Height.   The maximum building height in the B-2 district is 40 feet.  The 
proposed building has a height slightly over 41 feet.  If the Planning Commission finds this 
acceptable, the PUD can allow for flexibility in this regard.   
 
Building Type and Design.   The site plan shows the exterior of the building to be finished with 
manufactured cultured stone and horizontal wood lap siding.  In the B-2 district, the requirement 
is for 100% of the front of the building to be brick, stone, glass, stucco, or similar materials.  The 
applicant is proposing a building that has a semi-residential feel.  The stone comprises about 
17% of the front façade.  If this is acceptable to the Planning Commission it may be permitted 
through the PUD.  The plan also shows the roof to be finished with asphalt shingles.  
 
Individual Units.  Within the building the individual units are about 300-400 square feet in area, 
depending upon type.  The applicant is seeking approval for up to 89 units but is proposing a 
range of 79-89.    
 
Lighting.   A lighting plan has been submitted per Section 10-16-8 of the St. Francis Zoning 
Ordinance.  The light plan includes pole mounted fixtures around the perimeter of the parking lot 
and parking lot entrance; decorative pole mounted fixtures at the front entrance of the building; 
and wall mounted fixtures around the entire building.  The rear of the property will contain no 
lighting.  The measurement around the property lines vary from 0.0 to 0.1 foot candles. 
 
The lighting fixtures around the parking lot are full cutoff pole mounted fixtures, this meets code 
for this type of lighting.  The fixtures also appear to meet the required setbacks of ten feet from a 
right-of-way and five feet from an interior property line. 
 
The lighting plan does not indicate the height of the light poles around the parking lot.  City 
Ordinances limit the height of the poles at 25 feet. 
 
Trash Enclosure.  The site plan does not show an outdoor trash enclosure.  If trash is intended to 
be stored outside, a trash enclosure will be required per Section 10-16-14 of the Zoning 
Ordinance. 
 
Parking.   By code, an assisted living facility is required to have ½ parking stalls per unit.  The 
site plan shows 89 units between memory care, transitional care, and assisted living.  Therefore, 
45 parking spaces are required for this project.  The site plan shows 51 parking stalls which 
meets code.  The plan also shows 8 disability parking stalls which meets relevant requirements. 
 
The parking lot design is properly dimensioned with 9 foot by 19 foot parking stalls.  The 
parking lot will be paved and have concrete perimeter curbing.  Setbacks for the parking areas 
are being met.  The drive aisles vary in width.  All two-way traffic aisles shall be adjusted to be a 
minimum of 24 feet.    
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Site Access.  As part of the original PUD, this property and the golf course clubhouse share an 
access point to 229th Ave.  The applicant has provided evidence of an easement that allows for 
access through the clubhouse parking lot.  The PUD also permitted shared parking, which the 
applicant is not proposing to use, at this time.   
 
The site plan shows a curb cut access of 30 feet.  The access to this facility will be from a private 
street and is therefore exempt from the 24 foot maximum allowed by code.  The City Engineer 
has requested that the access point be moved further north to avoid potential conflicts with traffic 
on 229th Ave.  
 
Landscaping and Tree Preservation.  In Section 10-20-4 of the St. Francis Zoning Ordinance, 
it is required that a site provide 1 caliper inch of tree for every 320 gross square feet of building.  
The applicant is preserving 66 inches of trees on site, which may count towards this requirement.  
The gross square footage of the building is 64,000, which would require 200 caliper inches of 
trees.  Therefore, 134 additional inches of trees are required to be provided.  53 trees are being 
proposed which would account for 106 of the required inches.  The applicant is also proposing a 
few tall shrubs.  If the specification of these were to be changed slightly, this may satisfy the 
requirement.  Otherwise additional trees will need to be supplied. 
 
Grading Plan.   The applicant has submitted a grading and drainage plan that directs hard 
surface stormwater to a holding pond on the rear of the property.  The City Engineer has 
provided comments on the grading plan. 
 
Fire Safety.  The Fire Chief has provided comments to the applicant regarding fire access and 
safety.  This includes additional hydrants.  These comments will need to be addressed.  The 
applicant has stated that they will provide the necessary adjustments. 
 
 
RECOMMENDATIONS 
 
The Planning Commission should consider the flexibilities being sought for building height and 
materials as part of the PUD Amendment.  The flexibilities are being requested to allow for a 
more residential/institutional style of architecture rather than that of a typical commercial 
building with a flat roof and block style construction.  In this regard, it would appear that this 
alternative design would warrant such flexibility and meet the City's standards for a PUD 
Amendment. 
 
It appears that the plans generally conform to the requirements of the Zoning Ordinance.  If the 
Planning Commission concurs, it would be appropriate to forward a recommendation of approval 
on to the City Council with the following conditions: 
 
1. All comments from the City Engineer, Fire Chief, City Attorney, Anoka County, and 

other relevant departments or agencies shall be addressed. 
2. The landscaping plan shall be revised for review and approval of the City Staff. 
3. All drive aisles shall be 24 feet in width. 
 



Attached for reference: 
 
Bolton & Menk Engineer Comments (October 6, 2015) 
Site Location 
Certificate of Survey 
Site Plan 
Site Grading 
Utility Plan 
East and Southeast Elevations 
North, West, and South Elevations 
First Floor Plan 
Second Floor Plan 
Third Floor Plan 
Landscape Plan 
Exterior Lighting Plan 
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Plant Type Symbol Qty Common Name Scientific Name Min. Container Size

Coniferous Tree

Ac 8 White Fir Abies concolor 4' B&B

Pa 6 Norway Spruce Picea abies 4' B&B

Pgd 6 Black Hills Spruce Picea glauca densata 4' B&B

Decidous Tree

Ar 5 Red Maple Acer rubrum 2" B&B

Gd 6 Kentucky Coffee Tree Gymnocladus dioicus 'Stately Manor' 2" B&B

Ta 8 Redmond Linden Tilia americana 'Redmond' 2" B&B

Qa 4 White Oak Quercus alba 2" B&B

Ornamental Tree

Bn 2 River Birch, Clump Betula nigra 2" B&B

Mc 4 Coralburst crabapple Malus ' Coralcole' 2" B&B

Ms 4 Snowdrift crabapple Malus 'Snowdrift' 2" B&B

Tall Shrubs

Jsb 14 Sky High Juniper Juniperus scopulorum 'Sky High' 3' to 4' tall

Jsm 14 Medora Juniper Juniperus scopulorum 'Medora' 3' to 4' tall

Cr 9 Gray Dogwood Cornus racemosa 3' to 4' tall

Cs 9 Red Dogwood Cornus sericea 3' to 4' tall
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