AGENDA ITEM: 2 (6:00 Special Meeting)
8E (Regular Meeting)

MEMORANDUM

TO: Mayor Crosby and Members of the City Council

FROM: Dusty Finke, City Planner; through City Administrator Chad Adams
DATE: September 30, 2009

MEETING: October 6, 2009 Special and Regular City Council Meetings

SUBJ: Business Park zoning text amendment; Regulations related to the

General Business land use

Background
The applicant, Mike Leuer, has requested specific changes to the regulations of the Business

Park Zoning District. The applicant owns property within the Business Park district, located on
both sides of Willow Drive, south of Highway 55/railroad tracks and north of Pioneer Trail.

As part of the City’s process of updating the zoning ordinances following approval of the 2010-
2030 Comprehensive Plan, the City would have ultimately been evaluating the regulations and
likely made a number of changes. However, these changes would not be necessary for the City’s
ordinances to be consistent with the Comp Plan. As a result, the City Council had placed the
Business Park ordinance much later in the process. Because of the request from the applicant,
the Council directed staff to alter the priority list and place the review the of Business Park
zoning district, along with other regulations to implement the General Business land use, at the
top of the priority list. Rather than reviewing the narrow changes requested by the applicant, the
City will look more inclusively at the regulations for the General Business land use.

Unlike earlier ordinances (Commercial, Sewered Residential) which were entirely new districts
that do not yet apply to properties, the attached draft ordinance, when adopted, will make
immediate changes to property in the City which is currently zoned Business Park.

As with previous ordinances, staff reviewed ordinances in a number of communities as part of
the process, and a summary of some of these regulations is attached.

Comprehensive Plan Information

The attached map shows areas designated as General Business in the 2010-2030 Comprehensive
Plan. The Plan describes General Business as follows: “General Business (GB) provides
opportunities for corporate campus uses including light industrial and retail uses. This
designation identifies larger tracts of land that are suitable for office and business park
developments and are served or will be served by urban services.”

The Plan does not establish specific objectives for the General Business land use, but the
following objectives hold for commercial, general business and industrial business.

Objectives:
1. Provide convenient and attractive shopping and services to meet the needs of City residents.
2. Avoid multiple access points to collector and arterial roads.

Mike Leuer Page 1 of 7 October 6, 2009
Business Park Zoning Text Amendment and City Council Meetings
Regulations for the General Business Land Use


dustyfinke
Text Box
AGENDA ITEM:    2 (6:00 Special Meeting)
                              8E (Regular Meeting)


3. Encourage businesses that benefit the local community by providing employment opportunities
offering convenience goods and services, utilizing high quality design, and having limited impact on
public services.

4. Require commercial activities that serve the broader metropolitan market to have access to a regional
highway or frontage road.

5. Regulate the impact of commercial development along the border between commercially and
residentially guided areas to ensure that commercial property has a minimal impact on residential
areas.

6. Regulate construction to ensure high quality, energy and resource efficient buildings and to promote
such Green Building standards as LEED Certifications or the State of Minnesota Sustainable Building
Guidelines: Buildings, Benchmarks and Beyond (B-3) standards.

7. Encourage construction that enhances the visual appeal of TH 55 corridor.

8. Create or update standards that promote a more rural appearance, or create campus style developments
that protect ecologically significant areas and natural features.

9. Require frontage roads that do not directly access TH 55 corridor.

10. Require developments to provide frontage roads as shown conceptually in the transportation plan.

11. Require conditional use permits for manufacturing, processing, cleaning, storage, maintenance and
testing of goods and products in order to prevent adverse affects to the City and its residents.

12. Use the site plan review process to ensure that commercial and industrial uses are compatible with
neighboring future and existing uses, and with the adjoining public streets and highways. PUD’s may
be used to help accomplish this policy.

Ordinance Structure
The attached ordinance is divided into three sub-sections:

®  Business Park district regulations (Section 832.1) — existing district being amended
®  Business district regulations (Section 832.2) — new zoning district
" Design/Development standards that apply to both of the above districts (Section 832.3)

Generally, the Business Park (BP) district is less intensive than the Business (B) district.
Although the City will not be zoning property into the B district at this time, it is obviously
important to consider where the district will ultimately apply.

Staff is recommending (and the Purpose statements are written in a way) that the BP district be
applied to general business land which is closer to residential zoning districts, while the B district
be applied to general business land which is proximate to arterial roadways and more distant
from residential areas.

Staff believes that the combination of these two districts will allow the City to achieve the
objectives of the 2010-2030 Comp Plan in the general business land use.

Allowed Uses

The following table summarizes the uses allowed in each of the districts. As suggested above,
the BP district is meant to be less intensive than the B district, so certain uses are limited to the B
district. The applicant requested that residential uses be added to the list of uses allowed in the
BP district, if they were accessory to an institutional use. Staff has not included this in the
ordinance, but recommends that the City Council discuss this subject.
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Business Park (BP)

| Business (B)

Permitted Uses

Bank and Financial Institutions

Bank and Financial Institutions

Contractor services delivered off-site

Contractor services delivered off-site

Day Care Facilities

Day Care Facilities

Essential Services (utilities)

Essential Services (utilities)

Nursing Homes, Assisted Living

Nursing Homes, Assisted Living

Office Uses, including Medical Offices

Office Uses, including Medical Offices

Parks and Open Space

Parks and Open Space

Public Services (including Post Offices)

Public Services (including Post Offices)

Publishing Firms

Publishing Firms

Religious Institutions

Religious Institutions

Licensed Residential Facilities

Licensed Residential Facilities

Showrooms

Showrooms

Transit Station or Stop

Transit Station or Stop

Physical fitness clubs (small, w/o outdoor activity areas)

Places of assembly, conference halls, lodges

Retail Uses

Warehouse, Wholesale, and Distributors

Conditional Uses

Educational facilities

Educational facilities

Essential Service (utilities) structures

Essential Service (utilities) structures

Hospital or Inpatient Medical Offices

Hospital or Inpatient Medical Offices

Laboratories

Laboratories

Manufacturing and assembly (limited, light)

Manufacturing and assembly (light)

Physical fitness clubs

Physical fitness clubs (larger, w/ outdoor activity areas)

Telecommunications Tower

Telecommunications Tower

Veterinary Clinic

Veterinary Clinic

Warehouse, Wholesale, and Distributors

Adult Establishments

Auto, Marine, Trailer Sales or Rental

Auto Repair, Service Shops, Auto Body

Auto Towing

Car Washes or Auto Detailing

Hotels and Motels

Indoor Recreational Uses

Motor Fuel Stations

Pawn shops

Retail or Service uses related to animals

Accessory Uses

Computer manufacturing and assembly

Computer manufacturing and assembly

Day care or day nurseries

Day care or day nurseries

Food service for employees

Food service for employees

Industrial repair or processing (<20% floor area)

Industrial repair or processing (<20% floor area)

Off-street parking and loading

Off-street parking and loading

Parking Structures (with CUP)

Parking Structures (with CUP)

Railroad Spur

Railroad Spur

Recreational and open space for employees

Recreational and open space for employees

Signs Signs
Transit stop/station Transit stop/station
Warehouse (<30% floor area) Warehouse

Wholesale office and showrooms

Wholesale office and showrooms

Retail sales (<15% floor area)

Restaurants/on-sale liquor establishments

Outdoor dining/drinking areas

Outdoor display of retail

Outdoor storage (with CUP)

Temporary outdoor sales events
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The Planning Commission recommended the following changes with regards to allowed uses:

= Place limitations on “Laboratories” allowed in BP

= Clarify that inpatient and urgent care uses are separate from “Medical Offices,” and require
a CUP for any inpatient or urgent care in BP and B

= Require CUP for “physical fitness clubs”

= Remove “Adult Establishments” from list allowed in BP

= Allow “Contractor services delivered off-site” in BP

= Allow “Warehousing” with a CUP in BP (less than 30% is allowed as accessory)

= Remove “Asphalt and Concrete Recycling” and “Processing and sale of topsoil, peat, and
similar” as Interim Uses

= Remove “Manufacture of Semiconductor” from list allowed in BP

Existing property owners who are currently zoned Industrial Park, but whose property was
identified as General Business in the 2010-2030 Comprehensive Plan, have expressed concern
that their manufacturing use is not specifically listed in the proposed ordinance. The intention of
the ordinance was to generalize the list of manufacturing uses which are allowed. The current
BP and IP ordinances include lists of very specific manufacturing uses and would not allow any
use which is not explicitly included. If the Council wishes to make the list more specific so that
existing uses are explicitly allowed, staff would recommend adding language such as “and other
similar manufacturing uses” so that a future use is not inadvertently excluded.

Lot Standards

The table at the top of the following page summarize the standards which apply to each of the
districts. A number of changes were made to the BP zoning district, which can be seen with
strikethrough and underline in the attached ordinance. Generally speaking, these changes are
less restrictive, consistent with previous discussions with regards to the Commercial. However,
the regulations still reserve more green space than in the commercial districts. Additionally, the
ordinance includes regulations meant to reduce impacts on residential property, including:
screening requirements adjacent to residential districts and limitations on which uses may be
within 200 feet of residential districts.

The changes concentrate green space towards the exterior of a development site (maintaining
larger front setbacks), while allowing smaller setbacks with little or no green space between
buildings within an integrated development. This allows for efficient use of site amenities
(parking, fire lanes, common screening for loading docks, etc.) while providing for attractive
appearance from the exterior of the site.

The Planning Commission made the following recommendations with regards to lot standards:
» Reduce Lot Size in BP to 3 acres (or 2 if part of integrated development)
* Reduce Lot Size in B to 1.5 (or 1 if part of integrated development)
» Reduce Lot Width and Depth in B to be consistent with lower Lot Size
= Increase Front Setback in BP to 50 feet
= Increase Front Parking Setback in BP to 35 feet
= Increase Structure Setback from residential property to 100 feet
= Increase Structure Setback from residential property for Manufacturing to 200 feet
= Increase Parking Setback from residential property to 100 feet
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= Limit bonus hardcover to 80% or 85% of lot (excluding wetlands and stormwater ponds)
= Add requirement regarding extra fire safety requirements on structures taller than 35 feet
= Remove 3" story setback for taller structures

Business Park (BP) Business (B)

Lot Size 3 acres (2 if integrated develop.) 1.5 acres (1 if integrated develop.)
Lot Width 200 feet 150 feet
Lot Depth 200 feet 150 feet
Front Setback 50 feet 40 feet
Interior Side Setback 30 feet (15 if shared) 30 feet (15 if shared)
Rear Setback 30 feet (15 if shared) 30 feet (15 if shared)
Street Setbacks

Local or Minor 50 feet 40 feet

Major or Arterial 50 feet 50 feet
Residential Setback 100 feet (w/ 50% screen) 100 feet (w/ 50% screen)
Railroad Setback None None
Parking Setbacks

Front 35 feet 25 feet

Rear/Interior Side 20 feet 20 feet

Street 25 feet 25 feet

Residential 100 feet 100 feet
Impervious Surface | 70% (+ if exceed stormwater regs) | 70% (+ if exceed stormwater regs)
Building Height 35 feet 45 feet
Outside Storage None CUP, 20% size of building

Design and Development Standards

Building Materials (see page 11)

The allowed exterior building materials are essentially the same as the existing BP ordinance,
and what was adopted in the commercial ordinances. 30% is required to be brick, stone, copper,
or glass. No more than 70% is allowed to be decorative concrete. A maximum of 20% may be
wood, metal, or hardi-board if used as an accent. The applicant requested that EIFS be added to
the list of accent materials, and the Planning Commission recommended adding it.

Building Modulation (see page 11)

The ordinance requires buildings to be modulated or articulated at least once per 100 feet (or
portion thereof) of length to break up long, monotonous building walls. This regulation is
similar to the recommendation of the Planning Commission (modulation every 25% of the
building face, but at least once per 100 feet and no more than once per 50 feet) but is simplified
language.

Fenestration and Windows (see page 11)

The ordinance includes general language requiring “generous window coverage” along
elevations facing public streets. The ordinance allows other architectural elements as an
alternative where windows are not practical.
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Multi-sided Architecture (see page 11)

The ordinance requires rear or side building facades to be of a higher quality if they face a street,
interior access drive, or residential zoning district. If the building fagade is completed screened,
this higher quality design can be waived.

Preservation of Natural Environment and Natural Drainage (see page 12)

The ordinance requires that the site be designed in a way which maintains predevelopment
topography, drainage patterns, and ecological functions. The ordinance requires stormwater
improvements to place an “emphasis” on natural drainage systems such as vegetative swales and
bioretention rather than curbs, pipes and NURP ponds.

Landscaping Requirements (see pages 12-13)
Adjacent to buildings — ordinance requires 12 feet of landscaping adjacent to buildings
(separating parking lots from the buildings).

Trees and Shrubs — the number of required plantings is based on the perimeter of the lot.
One overstory tree is required for every 50 feet, one ornamental tree is required for every
100 feet, and one shrub is required for every 30 feet. These requirements are the same
adopted in the commercial ordinance. As an example, a 10-acre square lot would be
required to plant a minimum of 53 trees, 27 ornamental trees, and 88 shrubs.

Parking Lot Landscaping — the ordinance requires large parking lots to be broken up into
smaller “cells” of 120 stalls and requires that landscaping be used as part of the
stormwater treatment improvements, where practical.

Tree Preservation and Wetland Protection (see page 13, and Sections 828.41 and 828.43)
The City’s tree preservation ordinance and wetland buffer ordinance which have been adopted in
the past few years would apply to development in these districts.

Utilities/Mechanical Equipment/Trash and Recycling (see pages 13-14)
All of these improvements are required to be inside of buildings or include significant screening.

Storage of Service Vehicles (see pages 14-15)

The ordinance allows vehicles less than 24 feet in length and 12,000 Ibs of gross vehicle weight
to be parked in parking lots. This number is limited to one vehicle per 15,000 square feet of
building footprint. Larger vehicles, or more than allowed in the parking lot, are required to be
parked inside, in an outdoor storage area, or in a loading dock.

Loading Docks (see pages 15-16)

The ordinance significantly reduces the required setbacks for loading docks from the existing
Business Park regulations. A number of property owners stated that the existing BP and IP
restriction on loading dock space to 10% of the building perimeter may be difficult to abide by
for a lot of uses and urged the City to relax this regulation in addition to the setback from
residential. The ordinance does allow additional loading dock space if it is located in a “loading
dock courtyard.” A summary of regulations in other communities is attached, and staff will
provide more visual examples for discussion at the meeting.
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Maximum area of loading docks — loading docks are limited to 10% of the building
perimeter. Additional loading dock area is allowed within a “loading dock courtyard”
formed by buildings and wing walls. This is a current regulation in both BP and IP.

Location — the ordinance prohibits any loading dock within 100 feet of a residential zoning
district (current BP code is 300 feet). Additionally, any loading dock within 300 feet of a
residential zoning district is required to be oriented away from the residential district.

Screening — the ordinance requires a combination of screening techniques to reduce the
impact on adjacent property and streets. These techniques include: building
design/configuration, wing walls, below-grade docks, landscaping, berming, and fencing.
These are current requirements in both BP and IP.

Additional Requirements for specific uses

The ordinance includes additional requirements for some of the uses which staff believes are
more likely to impact neighboring properties if the conditions would not apply. The uses and the
additional requirements are described on pages 16-21 of the ordinance.

Planning Commission Recommendation
The Planning Commission recommended approval of the ordinance with the changes that were
identified throughout this report.

Attachments

1. DRAFT ordinance

2. Map identifying General Business property

3. Current zoning map (current Business Park zoning district is pink)
4. Summary of lot standards in other communities

4b. Summary of loading dock regulations in other communities

5. Applicant’s proposed ordinance changes to Business Park

6. Applicant’s supporting documentation
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ATTACHMENT 3 - Current Zoning Map
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ATTACHMENT 4 - Summary of regulations in other cities
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ATTACHMENT 4B - Summary of Loading Dock Regulations
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