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AGENDA
1. Call To Order - 6:30 P.m.
2. Roll Call
3. Approval Of Minutes
A. August 8, 2019 Planning Commission Minutes
Documents:
08-08-2019 PC MINUTES.PDF
4. Planning Cases

A. Consider Renewal Of An Interim Use Permit For Aggregate Stockpiling & Recycling At
3101 & 3137 Country Drive, Fra-Dor, Inc.
Documents:
FRA-DOR INTERIM USE PERMIT RENEWAL.PDF
B. Consider An Interim Use Permit To Allow A Temporary Classroom At 3205 Country
Drive
Documents:
FTIUM IUP.PDF
5. Other Business
A. None
6. Adjourn

MINUTES OF THE REGULAR MEETING
PLANNING COMMISSION
LITTLE CANADA, MINNESOTA
AUGUST 8, 2019
Pursuant to due call and notice thereof a regular meeting of the Planning
Commission of Little Canada, Minnesota was held on the 8th day of
August, 2019 in the Council Chambers of the City Center located at 515
Little Canada Road in said City.
Chair Bill Buesing called the meeting to order at 6:30 p.m. and the
following members of the Planning Commission were present at roll call:
PLANNING
COMMISSION:

Mr. Bill Buesing
Mr. Chris Kwapick
Ms. Taelor Johnson
Ms. Dawn Kulousek
Ms. Nicole Westadt
Mr. Eric Thorson

ABSENT:

Mr. Nick Schwalbach

ALSO PRESENT:

Ms. Heidi Heller, City Clerk

MINUTES

The July 11, 2019 Planning Commission meeting minutes were approved
as submitted.

VARIANCE AT 3354
RICE STREET;
APPLICANT:
CARIBOU
COFFEE/ALLIANT
ENGINEERING

The City Clerk explained that Caribou Coffee at 3354 Rice Street is
seeking variances to allow additional signage on their property due to the
re-alignment of the I-694 and Rice Street bridge, and Country Drive. She
stated the property is on the corner of Rice Street and Country Drive with
two street frontages. She stated that Ramsey County purchased and
removed the former Vadnais Inn that was adjacent on the north side, and
Caribou was able to acquire some excess land from the County that will
allow for a parking lot expansion. She explained that there is currently
wall signage only on the west elevation, along with a 15-foot tall freestanding pylon sign at the corner of Rice Street and Country Drive. She
noted that there are also four directional signs for the drive-thru lane
entrance, height limit and menu board, and all of the existing signage
meets the City Code requirements.
The City Clerk explained that once the I-694/Rice Street reconstruction
project is complete, this property will be a stand-alone parcel entirely
surrounded by roadway, and adjacent to a round-a-bout that completely
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changes access for the site. She reported that the Rice Street access will be
removed and there will be a new right-in, entrance-only access on the north
side of the property. She stated that due to the complete change of the
area’s roads into round-a-bouts, Caribou is concerned about customers
figuring out how to access their site.
The City Clerk explained that the total amount of signage allowed is 15%
of the front building face, and two sides of the building can be counted for
corner lots. She stated that based on two building faces, this property is
allowed a total of 317.25 square feet of signage. She noted that the sign
code allows counting two building faces for properties with frontage on
two streets, but has no allowances for a property that has four sides of street
frontage since it so seldom occurs. She explained that the applicant has
requested a variance to allow wall signage on all four sides of the building
since the roadway will surround the site and all sides of the building will be
highly visible. She noted there is currently a 61.3 square foot wall sign on
the west side facing Rice Street, and the applicant is proposing the same
wall sign on all four sides of the building for a total of 245.2 square feet.
The City Clerk reported that the applicant is also proposing to install a new
15-foot tall, 84 square feet, free-standing pylon sign along Rice Street, a
little further north than the existing pylon sign, and Caribou is requesting to
also keep the existing pylon sign. She explained that Staff has been
working with Caribou and communicated to them that City Staff does not
recommend a second pylon sign, especially along the same corridor. She
stated that as an alternative, Caribou requested they be allowed to keep the
existing pylon sign in place until the completion of the Rice Street and I694 construction which should be done by Fall 2020. She noted that
Caribou intends to install the new signage in the next couple of months and
feels that keeping the existing pylon in place will help customers learn
where to turn during the roadway changes.
The City Clerk reported that the applicant is also requesting five more
small informational signs in order to direct traffic at the entrance and exits.
She noted there are currently four small signs in the drive-thru lane which
will remain. She explained that the City Council can approve additional
directional signs, so a variance is not needed for these. She explained that
the Commission is being asked to consider how many sides of the building
should be allowed to have wall signage, the total amount of signage
allowed for the property and if a second pylon sign should be allowed. She
noted that the additional issue to consider would be if a second pylon is not
recommended, could the current pylon remain until Fall 2020.
Buesing asked how much signage would be there with four wall signs and
the new pylon sign. Johnson stated the total would be 329.2 square feet.
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The City Clerk stated that since the Zoning Code does not give direction for
properties with more than two street frontages, City Staff would suggest that
if the Commission is supportive of more signage, they consider an alternate
amount of total allowed signage, such as 400 square feet.
Emily Heuring, Caribou Coffee, stated that this location has been a very
good store for them and it is larger so it also has community rooms. She
noted that the road construction has been very tough on them, and sales are
down 50% which will likely continue through at least the end of the year.
She explained that round-a-bouts require a learning curve for drivers. She
stated that they are planning for site work to begin after Labor Day, and it
will be at least October 1 for the new signage installation. Thorson stated
both pylon signs could potentially be up at the same time for about one year.
Johnson clarified that Caribou would prefer to have both pylon signs. Ms.
Heuring stated that was correct as they feel the existing sign would help
customers know to turn on to Country Drive Connection. Buesing asked
how much square footage of signage there would be with both pylon
signs, and suggested that the existing sign remain for now and a final
decision could be made by the Council in a year. The City Clerk showed
a photo looking northbound on Rice Street of the existing pylon sign, and
explained that the new pylon would be in line with the current sign along
Rice Street, and essentially behind it as you are looking north. Buesing
stated that after seeing this photo, he now feels the signage on the four
sides of the building is more important than the pylon signs. Johnson
pointed out that the current pylon location would only be helpful if a
customer could turn left from southbound Rice Street to Country Drive
Connection, but there will be a median preventing that. She stated that in
her opinion, a variance is appropriate for this property and noted that this
situation is extremely unique.
The City Clerk stated that staff agrees that the property will become very
unique after the road reconstruction project is complete, and none of the
changes were created by the landowner. She explained that southbound
Rice Street customers will need to know there is a Caribou and where they
are going prior to entering the round-a-bout, because if they miss the right
turn in the round-a-bout, they will not be able to get to Caribou without
going further down Rice Street and turning around. She reported that Staff
does support increased signage on this property, but not the second pylon
sign. She stated that staff is recommending that signage be allowed on four
sides of the building, up to a total of 400 square feet, and that the existing
pylon sign can remain through construction but must be removed by
September 30, 2020.
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Westadt moved approval of a Variance at 3354 Rice Street to allow wall
signage on four sides of the building with a total of 400 square feet of
signage on the property, subject to the following condition:
 The free-standing sign must comply with the provisions of Zoning
Code Ch. 903.110.E.5.c Freestanding Signs;
And allow the existing pylon sign at the southwest corner to remain until
September 30, 2020.
Motion seconded by Kulousek.
Motion carried 6 – 0.

COMPREHENSIVE
PLAN UPDATE

The City Clerk explained that the Comprehensive Plan is not yet complete.
She explained that the turnover of several key staff and the city engineer
has slowed down the process. She noted that staff had begun working with
the Metropolitan Council earlier this year for assistance.

SCHEDULE
PLANNING
COMMISSION
WORKSHOP

The City Clerk explained that staff is requesting the Planning Commission
call for a workshop to be held immediately following the September 12,
2019 regular meeting. She stated that City Staff wants to work with the
Planning Commission on a plan to complete the Comprehensive Plan, and
have the Commission be more involved in the process.
Buesing moved approval of calling for a Workshop immediately following
the September 12, 2019 regular Planning Commission meeting.
Motion seconded by Johnson.
Motion carried 6 - 0

ADJOURN

There being no further business, Buesing adjourned the meeting at 7:05p.m.

Respectfully submitted,

Heidi Heller
City Clerk
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STAFF REPORT
TO:

Planning Commission Members

FROM:

Chris Heineman, City Administrator

DATE:

September 12, 2019

RE:

Fra-Dor Interim Use Permit – Recycling/Stockpiling in the I-2 Zoning District

Background and Analysis:
Fra-Dor is seeking a renewal of their Interim Use Permit to allow continuation of aggregate stockpiling
and recycling operation on their site at 3137 Country Drive. The site is zoned I-2, General Industrial,
which allows this type of use by Interim Use Permit. The purpose of the “I-2” General Industrial
zoning district is to provide for the stockpiling of aggregate materials on an interim basis, along with
related and limited industrial activities, with an emphasis on high standards for building quality, site
design, and control of nuisance and pollution concerns. It is anticipated that upon termination of the
stockpiling use, the property will be rezoned to accommodate a permanent and compatible land use.
The specific language of the interim use clause in the zoning code reads as follows:
914-A.030. INTERIM USES. The following are interim uses in the “I-2” District, subject to
the issuance of an Interim Use Permit, per the procedures as listed in Section 921 of this
Ordinance.
A. Aggregate Materials Stockpiling and/or Recycling, subject to the following conditions:
1. The use is found to be consistent with the existing land uses in the area and with
the underlying land use plan for the district in which it is located.
2. The use is screened with earth berms and landscaping from the adjacent streets to
a minimum height of ten feet.
3. The operation of the facility includes measures which keep vehicles from
spreading mud, dirt, dust, or debris off of the site onto adjacent public roadways.
4. The operation of the facility includes measures for controlling the creation of dust
and other particulate matter through watering of the materials, or other methods.
5. Other conditions or requirements as specified by the City Council deemed
necessary to keep the site from becoming a nuisance to the public or to adjoining
property owners.
6. The aggregate materials stockpiling and/or recycling operation must be the
exclusive use of the property subject to the permit, and shall not be mixed with
other land uses, whether permitted or conditional.
7. The applicant/operator of the facility posts a financial security guaranteeing
compliance with the conditions listed in the permit approval.
Little Canada Zoning Ordinance I-2, General Industrial District
914-A-2
8. The applicant/operator of the facility executes an interim use development
agreement specifying the conditions of approval, the amount and form of the
security to be posted, and the termination date of the interim use.

Based on the conditions outlined in this section, the applicant has been granted a previous 5-year
Interim Use Permit commencing on October 1, 2014 and is scheduled to expire on October 31, 2019.
A previous 5-year Interim Use Permit was issued in 2003.
Mr. Frattalone purchased this property out of tax forfeiture in the early 1980’s and worked with the
City, County, and State of Minnesota to establish a landfill permit for the site. Frattalone has worked
with the City over the years to improve the property, which has poor soil conditions for development.
Frattalone requested a permanent permit to continue the stockpiling and recycling operation in 1993.
That was not granted, but he was given a ten year extension which lead to the reissuance of a series of
5-year Interim Use Permits in 2003, 2008, and 2014.
The applicant is currently seeking a 20-year extension to their Interim Use Permit and plans to make
additional improvements to the property. The redevelopment of the subject property has been the
long-term objective of the City over the years, and is consistent with the decision to continue to allow
the current use by Interim Use Permit rather than a permanent Conditional Use Permit.
With the improvements that have been made to this site over the past twenty years and the proposed
site improvements that are currently planned, staff believes it is reasonable to extend the Interim Use
Permit beyond the recent 5-year terms. This will allow the applicant to make additional investments in
the property and amortize these expenditures of a longer period of time.
The City Council discussed this issue at both their July 10th and August 14th Work Session meeting,
and will be considering a revised Interim Use Permit and Agreement at an upcoming meeting. The
Planning Commission is asked to review the information presented and provide a recommendation on
the Interim Use Permit for City Council action.
Summary and Recommendation:
The Planning Commission is asked to review the information presented and consider the request for
renewal of an Interim Use Permit (IUP) for Fra-Dor Companies and provide recommendation to the
City Council. Staff recommends approval of the IUP with the understanding that the applicant will be
required to meet specific standards outline in the Interim Use Permit and Agreement.

NORTHWEST ASSOCIATED CONSULTANTS, INC.

__________________________________________________________________
4150 Olson Memorial Highway, Ste. 320, Golden Valley, MN 55422
Telephone: 763.957.1100
Website: www.nacplanning.com

MEMORANDUM

TO:

Little Canada Mayor and City Council
Little Canada Planning Commission

FROM:

Stephen Grittman, Consulting Planner

DATE:

September 5, 2019

RE:

Little Canada – Interim Use Permit for Temporary Classroom
Finishing Trades Institute

NAC FILE NO:

758.09 – 19.01

ADDRESS:

3205 Country Drive

PID:

31-30-22-34-0019

Background
The Finishing Trades Institute, a training program located in the District 82 “Painters
Union” building at 3205 Country Drive, is seeking approval to locate a temporary
classroom on the property to the south or southeast of the current building. The
classroom building would be located within the existing parking lot area for a period of
up to three years. The applicant indicates that up to 40 students would occupy the
building, during daytime hours, Monday through Friday.
The site is zoned “PUD”, Planned Unit Development, and was a part of the PUD
rezoning that established allowed uses and limitations on the adjoining Drywall Supply
property, now occupied by Pallet Service Corporation. The primary purpose of the PUD
zoning district for this site was to manage the subdivision and redevelopment of the
property as it transitioned from a single user lumber yard to a subdivided multiple
occupancy property. Under the PUD, all businesses utilize a common access driveway
from Country Drive, but are otherwise independent sites.
When the PUD was adopted, there was a rezoning ordinance that established the PUD
zoning district, but referenced the land use plan in the City’s Comprehensive Plan –
primarily office, warehouse, and industrial uses in this area. The PUD is governed by

the approved site plans, and an amendment to the PUD is required when substantive
changes to the site plans are proposed. In this case, since the change is temporary
only, the City can consider the classroom under an interim use permit as a part of the
existing PUD.
Analysis
Process. An Interim Use Permit is essentially a Conditional Use with a time limit. The
standards for Interim Use Permit review, generally, can be summarized as to whether
the proposed temporary use will be consistent with the overall principal use of the
property, and with the intent of the zoning ordinance for the site. For interim uses, it is
important to know how the use will function within the longer term objectives for the
property, and to ensure that the interim use will not interfere with those objectives.
Review. In this case, the issues raised by the temporary classroom include departures
from the common ordinance standards in two areas:
(1) The use of a temporary building, rather than a permanent addition to the
property, is not commonly permitted. Improvements to property are typically
expected to be permanent.
(2) The second area would be parking supply. The proposed classroom would
occupy several existing parking spaces that were required as a part of the
original PUD approval.
As noted, the applicants propose to install the building for temporary use, for a period of
up to three years. They indicated that the building will be approximately 31 feet wide
(including the access stairs) by 68 feet deep. A total of up to 40 students will occupy
the building, which is divided into 2 classroom areas.
Temporary Buildings. While the building would not be expected to be commonly
allowed in a PUD zoning district, the proposed two alternative locations would not
appear to raise issues for the function or appearance of the PUD development.
The locations proposed are both near the rear of the primary building, and would
have limited visibility from the primary street (Country Drive).
Visibility and aesthetics are one of the primary values of this particular PUD. As
the proposed building should not negatively impact the visual aspects of the
project, and particularly since the period is expected to be for only a short term,
the proposed amendment can be considered consistent with the original PUD
intent.
The primary issue related to temporary buildings can be the “temporary” aspect,
and how the City can be assured that the building is removed in a timely manner.
In this regard, any amendment to the PUD would specify the time limit as a
central aspect of the Interim Use Permit.
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In addition, some cities will add a financial security requirement to both
encourage the removal of the temporary building, as well as to cover the costs of
City enforcement if that becomes necessary. For this aspect, a development
agreement identifying the security and the City’s enforcement process and rights
would be common. The City Council and City Attorney should determine the
need and form of the security and agreement.
Whether a financial security is considered or not, a brief written agreement
should be utilized, as the statutory requirements for interim use require that the
applicant agrees to the limited time period in writing. A standardized, recordable
agreement is the best way to memorialize this requirement.
Parking Supply. The applicant has provided two alternative locations for the
proposed building.
• Proposal Option 1 locates the building within the south parking lot, along
the main access driveway. This location would be approximately 500 feet
from Country Drive. It would have the easiest access to the main
driveway, and would occupy approximately 15 parking spaces, based on
the sketch provided by the applicant. This loss of spaces includes
additional room for drive aisle circulation necessitated by the building
location.
• Proposal Option 2 locates the temporary building along the east building
wall, near the southeast corner of the building. This option would occupy
a similar number of parking spaces, and would potentially interfere with
vehicle circulation around this corner of the site.
With regard to loss of parking, the applicant indicates that the parking lot –
currently with a supply in the range of 200 spaces – is much more than the
facility is ever in need of. This aspect of the request should be verified, however
based on available aerial photography, the site appears to be rarely even half
full. Presuming this to be the case, the loss of the spaces in either scenario
should not raise any issues.
Planning staff would suggest that Option1 would be preferable for emergency
vehicle access, both to the building itself and for access to the principal building.
As noted, circulation could be affected by the Option 2 location, which would be
problematic in the case of firefighting or other emergency response needs.
Summary and Recommendation
As discussed above, there are two primary aspects of the PUD that are being impacted
by the proposed Interim Use Permit – the use of a temporary, rather than permanent,
building, and the loss of parking space during the duration of the permit.
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Planning staff believes that the proposal can be accommodated within the intent of PUD
zoning as defined in the Zoning Ordinance, and within the context of the original PUD
approval. As noted, the use is temporary, has little impact on the visual aspects of the
site, and should not impact the need for parking on the site, based on the applicant’s
statements and available observations.
As noted in the report, planning staff would recommend Proposal Option 1, based on its
lesser impact to site circulation and emergency vehicle access.
This recommendation is contingent on the following conditions:
1. The facility is in place for no more than 3 years from the date of City Council
approval.
2. The building official certifies that the facility is suitable for occupancy as
proposed.
3. The facility is operated during daytime hours from Monday through Friday only.
4. The applicant executes an agreement specifying the terms of the Interim Use
Permit, the discontinuation of the temporary building and use, and complies with
any financial security required by the City Council, and as recommended by the
City Attorney.
5. Comments and recommendations of other staff and Planning Commission.
cc:

Chris Heineman, City Administrator
Heidi Heller, City Clerk
Steve Westerhaus, Building Official
Jim Lee, Fire Marshall
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