
CITY OF NORTH ST. PAUL 
PLANNING COMMISSION  

REGULAR MEETING AGENDA 
THURSDAY, MARCH 7, 2019 

6:15 PM 

North St. Paul City Hall – Council Chambers 
2400 Margaret Street 

I. CALL TO ORDER

II. ROLL CALL

COMMISSION
Elaine Barton, Commission Chair
Michael Stahlmann, Commission Vice-Chair
Tom Sonnek, Commission City Council Liaison
Chris Bathurst, Commissioner
Rick Gelbmann, Commissioner
Trisha Hamm, Commissioner
John Wahl, Commissioner
Allan Worm, Commissioner

STAFF
Molly Just, City Planner

III. ADOPT AGENDA

IV. APPROVAL OF MINUTES
Approve the January 3th, 2019 regular meeting minutes
Approve the February 7th, 2019 regular meeting minutes

V. MEETING OPEN TO THE PUBLIC
Note: This is a courtesy extended to persons wishing to address the Commission concerning issues
that are not on the agenda. This discussion will be limited to 15 minutes.

VI. PUBLIC HEARING
Conditional Use Permit – Adult Day Care Facility – 2090 11th Avenue East

VII. COMMISSION BUSINESS ACTION ITEMS & RECOMMENDATIONS

VIII. REPORTS FROM STAFF
A. 2090 11th Avenue East – Conditional Use Permit (Adult Day Care)

IX. REPORTS FROM COMMISSIONERS
Update from City Council Liaison

X. ADJOURNMENT

The next regularly scheduled Planning Commission Meeting is Thursday, April 4, 2019 at
6:15 p.m.
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CITY OF NORTH ST. PAUL 

PLANNING COMMISSION 

PROPOSED REGULAR MEETING MINUTES 

THURSDAY, JANUARY 3, 2019 

6:15 P.M. 

 

North St. Paul City Hall – Council Chambers 

2400 Margaret Street 

 

I.  CALL TO ORDER 

 

Chair Barton called the meeting to order at 6:15 p.m. 

  

II.  ROLL CALL 

 

COMMISSION 

Elaine Barton, Commission Chair 

Trisha Hamm, Commission Vice-Chair 

Tom Sonnek, Commission City Council Liaison 

Chris Bathurst, Commissioner   ABSENT 

Michael Stahlmann, Commissioner  

Rick Gelbmann, Commissioner 

John Wahl, Commissioner 

Allan Worm, Commissioner 

 

STAFF 

Molly Just, City Planner 

Karin Derauf, Commission Secretary 

 

 

III.  ADOPT AGENDA 
 

Chair Barton requested the following additions to the Agenda: 

-VII. Commission Business – Election of Chair and Vice Chair 

-VIII. Reports from Staff – Update on December 2018 Planning Request 

 

Motion to adopt agenda by Commissioner Gelbmann, and seconded by Commissioner Wahl, 

with all present voting aye (6-0).  Motion carried to adopt the January 3, 2019 Agenda. 

 

IV.  APPROVAL OF MINUTES 

 
Chair Barton requested the following amendments to the December 6, 2018, Planning Commission 

meeting minutes: 

-Page 4, first paragraph, last line: “The applicant agreed to postpone action on the item.” 

-Page 5, last paragraph before Reports from Staff – the motion should read” to recommend that the 

City Council approve the Comprehensive Plan for submission to the Metropolitan Council.” 
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Motion to approve Minutes by Commissioner Stahlmann, and seconded by Commissioner 

Worm, with all present voting aye 6-0).  Motion carried to approve the December 6, 2018 regular 

meeting minutes as submitted. 

 

V.  MEETING OPEN TO THE PUBLIC 

 

There were no comments. 

 

VI.  PUBLIC HEARINGS   
 

A. 2663 17th Avenue E. – Minor Subdivision (Lot Split) 

 

City Planner Molly Just reviewed the application for a minor subdivision lot split and variance at 

2663 – 17th Avenue E.  The subject property is located within the R-1 single family residential 

zone, and the Shoreland Overlay District.  The request for a variance is required as the lot split 

would create lots that are small in size and width than that which is permitted in the R-1 zone.  

The applicant is requesting a 920 square foot variance for each lot from the required minimum 

lot size, and a 10-foot variance from the minimum required lot width. 

 

Ms. Just reviewed practical difficulties criteria for approval of a variance which must be met for 

a variance request to be approved.  She noted many criteria were not met in this case, including 

density requirements, buildable land, practical difficulties, unique circumstances, and appropriate 

use. 

 

Ms. Just stated City Staff recommends that the Planning Commission forward a recommendation 

of denial of this request to the City Council. 

 

Commissioner Worm stated there are many 50-foot wide lots in this neighborhood, including 

adjacent to the subject property. 

 

Chair Barton stated 10% infill housing would allow the applicant to bring the lot size to 54 feet 

wide. 

 

Ms. Just stated many metro cities like North St. Paul have older established neighborhoods with 

existing smaller lots.  She added existing lots have a greater pull on what will be established as 

the desirable lot size in a neighborhood, rather than creating non-conforming lots.  She noted, 

however, there is a trend toward allowing higher density in the City’s Comprehensive Plan, as 

well as on the regional level. 

 

Chair Barton stated, in existing neighborhoods, minimum lot size must be decreased to increase 

density.  She added the infill percentage allowance can be used toward this purpose. 

 

Chair Barton welcomed the applicant and invited him to address the Planning Commission. 
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Corey Wright, 6152 Upper Afton Road, Woodbury, stated he is one of the owners of the subject 

property.  He added he and his partner see the lot split as a value proposition for North St Paul, 

both aesthetically and economically.  He added there are 16 lots in the adjacent block that have a 

width of 50 feet.  He noted the existing home has been renovated, and the proposed single family 

on the other lot would be consistent with homes in the neighborhood. 

 

Mr. Wright stated the renovation of the existing home will increase its resale value, and the 

proposed new home would provide additional property tax revenue.  He added a 10% lot width 

reduction through the urban infill initiative would reduce their variance request to 4 feet.   

 

Councilmember Sonnek asked whether the applicants were aware of Zoning code restrictions 

when they purchased the property and whether a lot split was always their intention.  Mr. Wright 

stated the potential for a 2nd lot was a consideration, but not originally part of their plan. 

 

Commissioner Worm stated the specific circumstances were not created by the landowner.    

 

Chair Barton opened the public hearing at 6:44 p.m. 

 

Keenan Raverty, 2668 18th Avenue East, stated his property is located directly north of the 

subject property.  He added he does not believe double-wide lots are an eyesore.  He noted he 

appreciates the improvements to the existing home that have been made by the applicant. 

 

Mr. Raverty stated the shared alley is maintained by the homeowners, and there has been damage 

in the alley caused by construction machinery used during renovation.  He asked whether the 

proposed home would have alley access, and whether that would create a burden. 

 

Mr. Raverty stated he would like to find out more about the proposed plan before he can support 

it.  He urged the Planning Commission to respect the integrity of the Comprehensive Plan and 

deny the variance and lot split. 

 

Jim McDonald, a real estate broker, stated the applicants have done a fantastic job cleaning up 

the existing home.  He added his clients would like to build a rambler on the 2nd lot, with a 

garage off 17th Avenue.  He noted he provided copies of floor plans to City Hall this week, along 

with a letter of introduction. 

 

The Planning Commission had not received Mr. McDonald’s documentation.  Ms. Derauf agreed 

to follow up on the plans submitted by Mr. McDonald. 

 

Bob Vancanneyt, 2685 17th Avenue, stated he does not believe a new home would fit in with the 

existing homes in the neighborhood.  He added there are many homes that have issues with water 

in the basement.  He noted adding another home to the neighborhood, which is close to Silver 

Lake, would create more problems. 
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Susanna Morgan, 2657 17th Avenue, stated her home is next door to the double lot.  She added 

the home was owned by an elderly lady who lived there her whole life, and she kept a beautiful 

garden on the double lot.  She noted the yard has been overgrown since the home changed 

owners about 10 years ago. 

 

Ms. Morgan stated she does not agree that a rambler would fit in with the neighborhood, as every 

other house within 3 blocks either way is either a story and a half or a two-story.  She added she 

appreciates what has been done to renovate the existing house. 

 

Ms. Morgan stated she has problems with water in her basement, and a neighbor has a backyard 

that floods every time there is a rainfall. 

 

Jason Stutzman, 2670 17th Avenue, stated he does not see how adding a house would be 

aesthetically pleasing.  He added he experiences water problems in his basement.  He noted his 

lot is 50 feet wide. 

 

Don Bieniek, 2146 East Belmont Lane, stated he would not support the proposed new home to 

have access to the alley, which will create traffic and maintenance issues. 

 

Chair Barton stated site plans for the potential lot split are not up for discussion at tonight’s 

meeting. 

 

Ms. Morgan stated there is an enormous tree on the double lot near the alley, which would be 

severely affected by construction traffic. 

 

Chair Barton closed the public hearing at 7:04 p.m. 

 

Commissioner Gelbmann stated the Planning Commission is guided by the City’s 

Comprehensive Plan and Zoning Ordinance, which express the intent of the City to maintain 

character and preserve quality of life.  He added the Comprehensive Plan process is nearly 

complete.  He added he does not see how he can vote to support this request. 

 

Chair Barton stressed the importance of considering the affect a lot split would have on the 

neighborhood as well as the Shoreland Overlay District, such as impervious surface, 

groundwater and drainage issues.   She noted the Planning Commission is not justified in 

recommending approval for creation of 2 nonconforming lots out of a conforming lot. 

 

Commissioner Worm stated 50-foot wide lots already exist in this neighborhood.  He added the 

double lot looks like an empty lot.  He noted he understands the standards must be adhered to, 

but maybe the standards need to be changed. 

 

Commissioner Worm stated he would like to go on record that he is in favor of the variance.  
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Chair Barton stated the Planned Unit Development is a different process, but that is a 

consideration. 

 

Ms. Just reviewed Minnesota case law and the League of Minnesota Cities’ documentation 

regarding setting precedent in granting variances.  She added precedent should not be a concern 

for the Planning Commission. 

 

Commissioner Wahl stated it is difficult to support additional structures and impervious surface 

in the Shoreland Overlay District.  He added he agrees with Commissioner Worm that a 50-foot 

wide lot would be consistent with other homes in the neighborhood.  He noted, however, having 

50-foot wide lots in the past does not mean the City has to commit to that in the future. 

 

Motion to recommend denial of minor subdivision (lot split) by Commissioner Wahl, and 

seconded by Commissioner Gelbmann, with Commissioner Worm voting nay (5-1).  Motion 

carried to recommend denial of minor subdivision and lot split for 2663 17th Avenue E. 

 

Motion to recommend denial of variance from minimum lot size and width by Commissioner 

Wahl, and seconded by Commissioner Stahlman, with Commissioner Worm voting nay (5-1).  

Motion carried to recommend denial of variance from minimum lot size and width for 2663 17th 

Avenue E. 

 

Ms. Just stated this issue will be reviewed by the City Council at their January 15, 2019, Regular 

Meeting. 

 

VII.  COMMISSION BUSINESS ACTION ITEMS & RECOMMENDATIONS 

 

Chair Barton requested nominations for Planning Commission Chair and Vice-Chair. 

 

Motion to appoint Chair Barton as 2019 Planning Commission Chair by Commissioner Worm, 

and seconded by Commissioner Hamm.  Motion carried to appoint Chair Barton as 2019 

Planning Commission Chair. 

 

Motion to appoint Vice-Chair Hamm as 2019 Planning Commission Vice-Chair by Chair Barton 

and seconded by Commissioner Wahl.  Motion carried to appoint Vice-Chair Hamm as 2019 

Planning Commission Vice-Chair. 

 

Chair Barton stated the Ordinance that establishes the Planning Commission clearly states 

attendance criteria for meetings.  She stressed the importance of Commissioners notifying 

someone if they will be absent, as a quorum is necessary.  She requested a summary of 

Commissioners’ attendance.  Ms. Derauf agreed.   

 

Commissioner Gelbmann requested that attendance be recorded in the meeting minutes.  Ms. 

Derauf stated there is a note at the end of meeting minutes requesting notification of any planned 

absences. 

 



______________________________________________________________________________ 
City of North St. Paul  Page 6 of 7 

Proposed Regular Minutes of the Planning Commission 

January 3, 2019 Meeting 

 

Chair Barton stated the Commissioners usually receive an email notification regarding their 

Commission term, but they have not received an email yet.  Ms. Just stated Commissioner 

appointments will be on the City Council’s January 15, 2019, Meeting Agenda. 

 

VIII.  REPORTS FROM STAFF 

 

Ms. Just reviewed a proposed Ordinance text amendment addressing columbariums, which are 

exterior memorials, usually a low wall with drawers, where cinerary urns are stored.  She added 

they are usually located outside funeral homes or near cemeteries and are becoming a popular 

form of memorial.  She noted City Staff were contacted by a church that wants to do a 

columbarium. 

 

Ms. Just stated the use is allowed but City Staff would like to formalize the language to make it a 

permitted use rather than requiring a Conditional Use Permit.  She added a columbarium would 

be an accessory structure or use to the primary facility funeral home or cemetery.  She noted the 

Planning Commission is requested to hold a public hearing at their February meeting. 

 

Ms. Just recommended the following amendment to the definition of cemetery, which includes 

columbarium: “For the purposes of this Code, columbarium shall be allowed as a permitted use 

when operating in conjunction with and within the boundary of cemetery, funeral home or 

religious institution.”   

 

Ms. Just noted this use would be allowed in the R1, R2 and R3 as well as mixed use districts, 

where funeral homes are allowed.  She added a columbarium would be part of the requested use.  

She noted she is unsure whether there are any existing columbariums in neighboring 

communities but agreed to look into it. 

 

Chair Barton asked whether standards would be required since it would be outside, and whether 

it would be listed on the Table of Uses.  Ms. Just agreed, adding it would fall under “Institution” 

on the Table of Uses, which is a permitted use in the City’s Residential Districts. 

 

Ms. Just stated crematoriums are not currently an allowed use and would require a change to the 

definition of “Funeral Home” on the Table of Uses.  She added the Planning Commission had 

reviewed proposed plans for a funeral home.  She noted they have made it clear they will not be 

proposing a crematorium as part of their plan. 

 

Chair Barton stated it would be rare to exclude a land use.  She added there has been some 

hesitation about the nuisance that goes along with burning, but there are new and developing 

techniques and processes.  She added the City no longer has an Industrial Zone, where such a 

conditional use would have been allowed. 

 

Ms. Just stated a land use could be excluded, and crematorium is more of a policy definition.  

She added a public hearing on this issue will be held at the Planning Commission’s February 

2019 meeting. 
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Chair Barton requested an update on the variance request reviewed by the Planning Commission 

in December 2018.  Ms. Just stated she spoke with the applicant, Pat O’Brien, who indicated he 

hopes to bring the proposal back in a revised format. 

 

IX.  REPORTS FROM COMMISSIONERS 

 

Commissioner Worm reiterated his position that the City Code should be changed to allow 50-

foot wide lots, as discussed earlier.  Chair Barton stated that would be the appropriate approach, 

rather than using individual variances. 

 

Chair Barton stated it would be helpful for the Planning Commission to review an inventory of 

properties in North St. Paul, as there may be only a few lots that would be affected. 

 

Councilmember Sonnek stated he will continue to be the Planning Commission’s Council 

Liaison for 2019.  He apologized for his absence from the December 2018 meeting due to family 

concerns.  He added development continues apace within the City, including additional access on 

McKnight Road, which would encourage further development. 

 

Councilmember Sonnek reviewed potential development projects at the City Hall site and near 

Anchor Block Company. 

 

Commissioner Wahl stated the American Medical Association has produced new data on health 

and safety problems related to light pollution from LED street lights.  He added this could be 

something the Planning Commission could review to consider mitigation and solutions such as 

shielding and lighting requirements for new building projects.  He noted City Staff could provide 

some information regarding what other cities are doing. 

 

Commissioner Gelbmann stated Valley Branch Watershed District, which includes Silver Lake, 

has produced a plant survey that is available on their website.  He added the survey shows 

improvements in various areas: native plants have been recovering and increasing, and the 

occurrence of invasive plants and algae has reduced.  

 

X.  ADJOURNMENT 

 

There being no further business, motion to adjourn by Chair Barton, and seconded by 

Commissioner Gelbmann, with all present voting aye (6-0).  Motion carried to adjourn the 

meeting at 8:07 p.m. 

 

The next regularly scheduled Planning Commission Meeting is Thursday, February 7, 2019 

at 6:15 p.m. 
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CITY OF NORTH ST. PAUL 

PLANNING COMMISSION 

PROPOSED REGULAR MEETING MINUTES 

THURSDAY, FEBRUARY 7, 2019 

6:15 P.M. 

 

North St. Paul City Hall – Council Chambers 

2400 Margaret Street 

 

I.  CALL TO ORDER 

 

Chair Barton called the meeting to order at 6:15 p.m. 

  

II.  ROLL CALL 

 

COMMISSION 

Elaine Barton, Commission Chair 

Trisha Hamm, CommissionVice-Chair 

Tom Sonnek, Commission City Council Liaison 

Chris Bathurst, Commissioner 

Michael Stahlmann, Commissioner   ABSENT 

Rick Gelbmann, Commissioner 

John Wahl, Commissioner 

Allan Worm, Commissioner 

 

STAFF 

Molly Just, City Planner 

 

III.  ADOPT AGENDA 

 

By unanimous vote (6-0) motion carried to adopt the February 7, 2019 Agenda. 

 

IV.  APPROVAL OF MINUTES 

 

The Planning Commission’s January 8, 2019 minutes will be added to the Planning 

Commission’s March 7, 2019 Meeting Agenda. 

 

City Planner Molly Just stated City Staff will videotape Planning Commission meetings, which 

will improve minute-taking and enhance public access. 

 

V.  MEETING OPEN TO THE PUBLIC 

 

There were no comments. 

 

VI.  PUBLIC HEARING  
 



______________________________________________________________________________ 
City of North St. Paul  Page 2 of 7 

Proposed Regular Minutes of the Planning Commission 

February 7, 2019 Meeting 

 

A. Text Amendments to City Ordinance Definitions – Columbaria, Funeral Homes and 

Religious Institutions 

 

City Planner Molly Just reviewed the staff report related to this agenda item.  She added a 

funeral home has expressed a desire to have a columbarium on their property.  She noted a 

columbarium is a low memorial wall for storage of crematory remains. 

 

Ms. Just commented that the text amendment includes language reflecting that crematoriums are 

a prohibited use. 

 

Commissioner Wahl expressed concern about whether a land use can be eliminated.  He added 

this might be a First Amendment issue. 

 

Ms. Just stated she has worked with many communities where crematoriums are not allowed.  

She added the text amendment would not create any non-conforming uses in North St. Paul. 

 

Chair Barton stated perhaps this should be more clearly defined since crematoriums are 

referenced in the definition of Funeral Home.  Commissioner Wahl agreed.  He stated crematory 

retorts, or cremation chambers, must comply with State requirements, and compliance should be 

required for columbaria as well. 

 

Ms. Just stated there are no State statutes related to columbaria, but there is a zoning Ordinance 

provision requiring the site plan process when 1500 square feet or more of a site are improved.  

She added it is more likely that this columbarium request will go through the site plan process. 

 

Chair Barton opened the Public Hearing at 6:26 p.m. 

 

There were no public comments. 

 

Chair Barton closed the Public Hearing at 6:26 p.m. 

 

City Council Liaison Tom Sonnek asked what limitations might be placed on a columbarium 

through the site plan process.  Ms. Just stated the City Code contains parameters related to 

structures, which would apply to columbaria. 

 

Commissioner Worm asked whether columbaria can be inside a building.  Ms. Just confirmed 

this, adding that use would not be regulated through this Ordinance. 

 

Commissioner Bathurst made a motion, seconded by Commissioner Worm, with all presented 

voting aye (6-0).  Motion carried to recommend to Council, to adopt text amendments to 

definitions for columbaria, funeral home and religious institutions. 
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VII.  COMMISSION BUSINESS ACTION ITEMS & RECOMMENDATIONS 

 

Meeting privacy issue 

Chair Barton stated City Staff has requested that the Planning Commission consider an 

amendment related to confidential information reviewed at a previous Planning Commission 

meeting. 

 

Motion to amend prior meeting minutes to ensure data confidentiality under State Statute 

Chapter 13 by Chair Barton, and seconded by Commissioner Hamm, with all present voting aye 

(6-0).  Motion carried. 

 

Chair Barton stated more City Staff and the City Attorney will provide more information on this 

issue in the next month or so.  She added there may be training available to help educate 

Planning Commissioners. 

 

Chair Barton requested that the Planning Commission address Agenda Item 8a, Staff Reports, 

Variance Request.  The Planning Commission agreed. 

 

Agenda Item 8a.  2827 2nd Street – Variance (Garage) 

Ms. Just reviewed the staff report related to this variance request for a 12-foot variance to add a 

garage at 2872 2nd Street North.  The subject property is a corner lot located at the intersection of 

Beam Avenue and 2nd Street North.  Corner lots in R1 District are required to have a 15-foot 

setback from the side yard adjacent to the corner.     

 

Ms. Just stated a recommendation in this case is not required at tonight’s meeting to comply with 

the 120-day Statute.  She added Mr. O’Brien, the applicant, has reduced the requested setback 

amount to 10 feet, or a variance of 5 feet.  She recommended an additional condition that the 

property must meet the 40% maximum lot coverage requirement in the R1 District.  She noted 

City staff recommends denial of this request. 

 

Chair Barton requested clarification regarding the size of the existing garage.  Pat O’Brien, the 

applicant, stated the outside measurements of the garage are13 feet wide x 26 feet deep, and 

there is a stairwell into the basement of the home, which is a spit level. 

 

Chair Barton asked Mr. O’Brien whether he has worked with a designer or builder, and if he 

considered a 10-foot width increase, to 23x26’, which would not require a variance.  She added 

there are criteria in the Zoning Code for practical difficulties that would justify a variance, and 

these criteria are not met in this case. 

 

Mr. O’Brien stated he spoke with a few contractors who recommended a width of 28 feet for a 4-

bedroom house.  He added the existing garage is too small for his truck and additional storage. 

 

Commissioner Worm requested recommendation from City Staff.  Ms. Just stated it is possible 

for Mr. O’Brien to build a 2-car garage without a variance.  She added a variance would be 
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granted if there were a problem or characteristic specific to the property, which is not the case 

here. 

 

Liaison Sonnek asked Mr. O’Brien whether he would consider a 22-foot wide garage that would 

not require a variance.  Chair Barton stated he could have a 23-foot wide garage without a 

variance. 

 

Mr. O’Brien stated there are a variety of garage sizes in the neighborhood, and his neighbor to 

the east has a 3-car garage.  He added he could extend the garage longer than 26 feet, but that 

would require roofline and grade modifications as well as removal of mature oak trees. 

 

Chair Barton stressed the importance of having unique criteria that would require a variance.  

She added construction of an accessory building would be an option. 

 

Commissioner Gelbmann stated the Planning Commission is required to adhere to the Zoning 

Code, and he does not believe that there should be an exception in this case.  He added it is an 

issue of fairness and administering standards and regulations that are the same for all residents. 

 

Commissioner Gelbmann made a motion, seconded by Commissioner Hamm, with all present 

voting aye (6-0).  Motion carried to recommend to Council, denial of the variance request for a 

12-foot variance to add a garage at 2872 2nd Street North. 

 

Chair Barton stated this case will be reviewed by the City Council at their Regular meeting on 

February 19, 2019. 

 

Commissioner Wahl requested clarification regarding the criteria related to “building lines”, and 

why that is considered important, especially since this is a corner lot.  He asked if this is an 

aesthetic concern. 

 

Ms. Just stated the requirement is related to the preserving the character of the community.  She 

added aerial views of this block show a strong building line, where the homes line up along the 

front.  She added this improves sight lines and bolsters the importance of preserving 

neighborhood character.  She noted it is a splendid block from this perspective. 

 

Commissioner Worm stated he likes a variety of staggered setbacks rather than having homes all 

in a straight line. 

 

VIII.  REPORTS FROM STAFF 

None 

 

IX.  REPORTS FROM COMMISSIONERS 

 

Update from City Council Liaison 

Liaison Sonnek reviewed a newspaper article that a resident forwarded to him regarding the City 

of New Orleans, entitled “Scramble for Variances Already Making a Mockery of the City’s New 
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Zoning Code”.  He stressed the importance of focusing on upholding “bedrock principles” that 

underly zoning regulations, and placing limits on development that have the force of law. 

 

Liaison Sonnek stated the Planning Commission meetings will be videotaped and transcribed, to 

provide City Clerk Mary Mills with minute-taking support through Timesaver.  He added this 

has already been approved for the City Council minutes, which are posted on the City website 

and transcribed by Timesaver.  He noted tonight’s meeting is being videotaped but will not be 

posted online. 

 

Liaison Sonnek stated there was discussion about whether it is appropriate to videotape and post 

the meetings of the City’s Commissions, as Commissioners are volunteers and not elected public 

officials.  He added there is more incentive for Planning Commission meetings to be made public 

due to the nature of their work.  He requested the Planning Commission’s feedback and comment 

on this issue. 

 

Commissioner Wahl stated meeting videos would be an additional record, as meeting minutes 

are already posted on the City’s website. 

 

Chair Barton stated the concern originally raised by Commissioner Stahlmann was that residents 

might try to use videotaped Planning Commission meetings, posted on the City website, as a 

forum for their own agenda.  She added the benefit outweighs the risk. 

 

Liaison Sonnek stated it is a benefit to the community to have meeting videos available online.  

Commissioner Hamm agreed, adding she supports transparency at every level and sometimes it 

can be difficult to make it to City meetings.  She stressed the importance of making meetings 

accessible to everyone.  Commissioner Bathurst agreed. 

 

Commissioner Gelbmann stated public access to City meetings is important.  He added a 

separate issue is how the records are stored and archived, which can be expensive and time-

consuming.  He stressed the importance of ensuring that this process is addressed consistently. 

 

Ms. Just agreed to review data retention requirements and provide an update for the Planning 

Commission. 

 

It was the majority consensus of the Planning Commission to post videotaped Planning 

Commission meetings on the City website beginning in March 2019. 

 

Development Projects 

Council Liaison Sonnek gave an update on development projects: 

-Anchor Block site development – the south end of the property will be the site of approximately 

100 townhomes, with construction to commence in Spring 2019.  City Staff continues to work 

with the property owner on development of the north end of the site, which would include a 

potential traffic signal with full access from McKnight Road to 3rd Street, as well as 120 market-

rate apartments, a gas station and storage facility. 
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Commissioner Worm asked whether the Gateway Trail would be affected.  Liaison Sonnek 

stated site development will have no effect on the Gateway Trail. 

 

Commissioner Gelbmann stated the existing intersection on the south side of Highway 36 could 

be changed, which would be a better solution than adding a new traffic signal. 

 

-Pawn shop – Liaison Sonnek stated City Staff is reviewing a proposal from Twin Cities Pawn 

for a new pawn shop in Polar Plaza.  He added this would be the City’s first pawn shop, and 

there are many questions and ordinances to be reviewed. 

 

Ms. Just stated the Zoning Code was amended in 2009 to include licensing of pawn shops.  She 

added City Staff is reviewing the Code, as well as similar language from other cities, in 

preparation for City Council consideration in March or April 2019. 

 

-Community Center building - Liaison Sonnek stated R.T. and Jen Luczak, owners of Kokoro 

Volleyball, attended a recent City Council workshop to discuss the possibility of purchasing the 

community center building.  Kokoro Volleyball Center, which is currently operating out of the 

old community center, has experienced continued growth and success, and the Luczaks hope to 

expand their business.  The City Council was amenable to the possibility. 

 

Commissioner Wahl asked how this would impact the library, which is currently located within 

the community center building.  Liaison Sonnek stated the library’s lease would have to be 

honored, and Ramsey County could be involved in any potential discussions. 

 

Trash Hauler Contract 

Liaison Sonnek stated the City’s trash hauler contract will be up for renewal in Summer 2019, 

and City Staff are reviewing options, including direct negotiations with different haulers.  He 

added more information will be available soon. 

 

Highway 120  

Liaison Sonnek stated the City Council reviewed the Highway 120/Hadley Road interchange at a 

recent workshop.  The Hadley Road/Highway 36 interchange construction is scheduled for 

completion this year, which will eliminate the traffic signal at that location.  The City Council 

wants to pursue a “turnback” for Highway 120 from Highway 36 to Highway 694, a potential 

solution in which the roadway would be relinquished from the County to the local municipality.  

It is hoped that this will create the opportunity for a potential trail or boardwalk along Silver 

Lake on Highway 120. 

 

Commissioner Worm asked whether any Commissions were eliminated or combined.  Liaison 

Sonnek stated the Design Review Commission is on hiatus.  The Environmental Commission is 

also on hiatus but is mentioned in the Comprehensive Plan.  Ms. Just confirmed this. 
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Chair Barton requested an update on the proposed tattoo shop, as she saw some new lettering in 

the window.  Ms. Just stated she did not have any information.  Liaison Sonnek asked whether 

there are regulations or a timeline for development after a request is approved.  Chair Barton 

stated this was added as a permitted use.  Ms. Just stated the only requirement would be a 

building permit. 

 

Commissioner Wahl asked for an update on the former Tap & Grill site.  Liaison Sonnek stated 

there is no new information.  He added a development group is looking at market-rate apartments 

across the street from City Hall, and a pre-application has been received for the old City Hall 

site.  He added the applicants have been instructed to file a preliminary PUD application soon. 

 

Commissioner Hamm and Commissioner Worm are both unable to attend the Planning 

Commission’s March 7, 2019 meeting.   

 

X.  ADJOURNMENT 

 

There being no further business, motion to adjourn by Commissioner Worm, and seconded by 

Commissioner Gelbmann, with all present voting aye (6-0).  Motion carried to adjourn the 

meeting at 7:36 p.m. 

 

The next regularly scheduled Planning Commission Meeting is Thursday, March 7, 2019 at 

6:15 p.m. 

 

 



MEMORANDUM 
 
Date: 03/07/2019 
To: Planning Commission Members 
From: Molly Just, AICP, City Planner 
CC: Scott Duddeck, Interim City Manager  
 Debra Gustafson, Administrative and Community Services Director 
Re: Application for a Conditional Use Permit for Blia Adult Day Care, located at 2090 11th 

Ave E  
 
BACKGROUND 
 
The applicant is requesting approval of a Conditional Use Permit to allow the operation of an 
Adult Day Care Facility. The Conditional Use Permit is necessary to allow the operation of this 
type of use within all districts of the City of North Saint Paul. The applicant, Blia Adult Day 
Care has already applied to the State of Minnesota Department of Human Services for the license 
required for the facility.  The State of Minnesota and City of North Saint Paul are coordinating 
on the proposed facility.  
 
The day care facility would serve adults over age 18 who require supervision and assistance for 
daily living including monitoring of health conditions. The maximum number of adults being 
cared for at the site would be 60. The hours of the facility will be seven days a week from 7 am 
to 8 pm.  Meals will be prepared in an on-site commercial kitchen which will be separately 
licensed through Ramsey County.  The applicant will provide the required number of 28 parking 
spaces, two of which must be ADA compliant. Since the property is a multi-tenant commercial 
building, the applicant has determined that signage marking 10 spaces for day care use only 
would be appropriate and will do so.  See the applicant’s proposal for parking the facility. 
  
The Planning Commission is asked to make a recommendation to the City Council to approve or 
deny a Conditional Use Permit for Blia Adult Day Care located at 2090 11th Ave E.  
 

 



FINDINGS 
 
Conditional Use Permit Review   
Standards for the review and approval of Conditional Use Permits are found in Chapter 154.004 
Section F of the City Code are listed in below in italics.  Staff comments on each of the review 
criteria follow. 
 
2.   Standards. The City Council may grant a conditional use permit after considering the 
recommendation of the Planning Commission and if the use at the proposed location is compliant 
with the following findings: 
 
         i.   The use is consistent with the general purposes and intent of the Comprehensive Plan; 
The proposal is in harmony and consistent with the 2030 Comprehensive Plan which includes 
this site in the Diversified Development lad use category. The CUP would allow for a 
commercial use in a commercially designated area. Criteria met.  
 
         ii.   The use will not adversely affect the health, safety, or general welfare of the city; 
The proposed CUP will not create adverse effects on the general health, safety or general welfare 
of the City based on the nature of its use or location. Criteria met.  
 

iii.   The use is compatible with present and future land uses in the surrounding area and 
reasonably related to the overall needs of the city; 

Land uses surrounding the property are primarily commercial and guided to remain commercial 
in the future, making the use compatible. Criteria met.  
 
         iv.   The use or appearance of the use is compatible with adjacent properties; 
Based on the description of the request from the applicant, and an analysis of site conditions, this 
CUP appears to be compatible with adjacent properties. It abuts other commercial uses and will 
not create visual blight. Criteria met.   
 

v.   The use can be adequately supported by public urban services including the water 
supply, transportation system and capacity, police and fire protection, utilities, and 
sanitary waste disposal and stormwater disposal systems; 

The proposed use will be added to an established commercial building.  The proposed use will 
not burden public urban services. Criteria met.  
 
         vi.   The use will not create an excessive burden on existing parks, schools, and other 
public facilities which serve or are proposed to serve the area; 
There will not be an increase in demand for parks, schools, or other public facilities. The idea is 
that the proposed use will provide a social outlet for the older population, without subsidy from 
the municipality.  Criteria met.  
 
 
 
 



vii.   The use will be sufficiently compatible or separated by distance or screening from 
adjacent residentially zoned land; 

The proposed use is approximately 100 feet from the nearest residentially zoned properties, and 
the residential units have and will continue to be adjacent to commercial uses.  The proposed use 
will not be conducted outside, and the hours of operation do not extend past 8:00 pm.  This 
increases the compatibility of the proposed use with the residentially zoned properties.  Criteria 
met.  
 

viii.   The use is in harmony with the general purposes and intent of this chapter and the 
zoning district in which the applicant intends to locate the proposed use; 

The use allows the applicant to operate a commercial business in a location that is currently 
vacant and allowed through the processes of this chapter. Criteria met.  
       

ix.   The use will not create an intrusion of excessive noise, glare, or general 
unsightliness; and 

The proposed use will not create excessive noise, glare or general unsightliness. Criteria Met.  
 

x.   If applicable, the proposed use is consistent with officially adopted city plans and 
overlays.  Criteria Met.  

 
3.   Conditions. In permitting a new conditional use, the City Council may impose, in addition to 
the requirements set forth in the chapter, conditions considered necessary or appropriate to 
protect the public health, safety and general welfare of the city. 
 
Additional Standards:  
The zoning code contains no additional standards for the “Adult Day Care” use. The definition of 
Adult Day care is below:  
 

• ADULT DAY CARE. A program operating less than 24 hours per day that provides 
functionally impaired adults with an individualized and coordinated set of services 
including health services, social services, and nutritional services that are directed at 
maintaining or improving the participants' capabilities for self-care. 

 
RECOMMENDED ACTION 
 
Based on the findings described in this report, staff recommends the following action: 

1. Approval of the Conditional Use Permit as the application meets the requirements as set 
forth by City Code Chapter 154.004 
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Blia Adult Day Care 
 

Parking and Transportation Narrative 
 

Blia Adult Day Care will provide transportation for all Clients.  All Clients will be picked up in Cargo Vans.  

The van will drop the clients off at the front entrance where there is a ramp.  There will be posted sign 

that let drivers know where to park.   Staff members will help guide clients into the building at all times. 

See page 3 of 3 for the route of the transportation cargo vans.  See page 2 of 3 for location along with a 

signage for drop off and pick up of the clients. 

Blia Adult Day care has a total of 8,016 SF gross floor area and will provide at least 28 spaces for the 

center, 10 of those parking spaces will have a sign posted that it is designated only for the center.  We 

will have at least 2 ADA stalls and least one spot will be van accessible.  The van accessible stall will be in 

the format of 96” to 96” stall width to accessible aisle width.  The vehicle accessible stall will be in the 

format of 96” to 60” stall width to accessible aisle width. 

Please see pages 2 and 3 for further details. 
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