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PLANNING COMMISSION MEETING
WAITE PARK CITY HALL
TUESDAY, MARCH 24, 2015
6:30 P.M.

Pledge of Allegiance
Roll Call
Approve Agenda for Tuesday, March 24, 2015
Appoint Officers for 2015
Approve Minutes of October 14, 2014
Public Hearing—Silver Leaf Group LLC
A. Plat property located at 6™ Avenue South and Division Street
B. Planned Unit Development
Building Official Report
Other
ADJOURN




PLANNING COMMISSION MEETING FOR THE CITY OF WAITE PARK

The Waite Park Planning Commission met on Tuesday, October 14, 2014 at 6:30 pm.

The meeting was called to order by Acting Chair Jansky in the absence of Chair Schulz beginning with
the Pledge of Allegiance.

Members Present: Tim Jansky, Bonnie Hermanutz, Bob Zabinski and Jeff Blair.

Others Present: Shaunna Johnson, Administrator, Sheila Mockros, Secretary, Brian Alsaker, Bob and
Helen Trisko, Tom Lies and Chris Sis

Commissioner Hermanutz made a motion which was seconded by Commissioner Zabinski to accept the
agenda as presented. Motion carried.

Commissioner Zabinski made a motion to approve the minutes of July 8, 2014, with a correction, which
was seconded by Commissioner Blair. Motion carried.

Commissioner Blair made a motion to approve the minutes of August 19, 2014, as presented, which was
seconded by Commissioner Hermanutz. Motion carried

Public Hearing: Conditional Use Permit Request for Verizon Wireless te construct a monopole
tower at 2150 County Road 137

The Public Hearing Notice was read and the hearing openced at 6:33 p m

Administrator Johnson stated that we have reccived a request to construct a 129 foot monopole tower
along with an equipment building, which will be at the base of the tower, City Ordinance 55 entitled
Telecommunication Freestanding Tower Regulations requires that Commercial towers are permitted
pursuant to a conditional use permit being granted.

The property being considered for erection of this tower is zoned as I-1, Light Industrial and the future
land use map also shows this area as I-1 Light Industrial. The tower being proposed is 120 feet in height,
not including the 9 foot lighting rod at the top. A tower of this height is required to make
accommodations for at least one additional user

With a tower of this height, the minimum setback from the property line is 20 feet. It must also be a
minimum of 300 feet from any property zoned for residential use. At the base of the tower is an
equipment structure which is approximately 12° x 30°. The tower meets the required setback from the
property line of 20 feet and the equipment structure setback of a minimum of 10 from the side yard.

The ordinance requires that as a condition to approving a commercial tower, landscaping and screening to
improve the aesthetic appearance of the tower’s base and accessory building are required. As of this time,
no details have been submitted as to how the required landscaping and screening is proposed to be
handled. An 8 to 10 foot high aesthetically acceptable fence is also required around the building and the
tower to prevent unauthorized entry. A fence is noted and shown on the plans but no detail as to type of

fencing or height.

There are two new access/right-of-way easements noted on the plan. One is a 20 foot wide access from
the street to the tower area and the other is a 16-foot wide utility easement along the westerly most
portion of the iot. No documentation has been submitted showing that these casements have been
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provided for op fecorded. These easements shouid pe recorded with the County so that should
development fake place jn the future, the easements wij] pe identified,

There are 5 number of jsgyeg dealing with the use of thig property regarding zoning requirements of
outdoor storage and parking of vehicles,

Based on the Zoning Ordinance, this use js permitted in the 1.1 zoning district. Additiona] informatiop
needs to be Provided or needs to be noted a5 4 condition of the CUP. The conditions that need to be noteq

are:
® Landscaping and Screening information needs to pe provided to Improve the aesthetic appearance

®*  Provide documentation that required Federa| Or State Jicenseg have been granted or applicationg
have beer made.

®  The tower shall not pe illuminateq by artificial Means or display strope lights unlegg such lighting
is Specifically required by Federal Aviation Admimsn'ation or other State or Federa] authority,

® The 20 foor wide access aisle/easement from the maip Street to the tower area shall he recorded

Commissioner Zabingk; questioned 1f there would be room for additiona] carriers on the pole if that
would be needed i the future. My Fischer stated that yes they always construct their towers to allow for
P 10 two additiopa) providers.

Thomas Lies, attorney for the Trisko’s wag also present and stated that the area wij| probably be
residentia] ang that a tower would lower the value of the Property. Celj towers are usually along

highways ang outside of city limits,

Brian Alsaker, 523 ond Ave North alsg Spoke regarding the tower and questioned what time frame the
Trisko’s had for their pProposed development. Mr. Trisko Stated that the developers he had talked o are
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Commissioner Hermanut; moved to close the Public Hearing which was seconded by Commissioner
Blair. Motion carried.

Public Hearing closed at 7:01 PM_

Criteria #3 It will be designed, constructed, operated and maintained so as to be harmonijoys

Criteria #4 It will not be hazardous or disturbing to existing or future neighboring yses,

Criteria #5 It will be served adequately: by essential public facilities ang services, including
streets, police and fire protection, drainage Structures, refiige disposal, water and
Sewer systems, and schools, '

Criteria #6 It will not Create excessjve additional requirements at public cost for public
facilities and services and will not be detrimenta] 1o the economic welfare of the
communijty

Criteria #7 It will not involve used, activities, Processes, materials, equipment and conditions

of operation that will be detrimenta] to any persons, Property, or the genera]
welfare because of excessive production of traffic, noise, smoke, fumes, glare or

Criteria #8 It will have vehicular approaches to the property which are so designed as not to
create traffic congestion Or an interference with traffic or Surrounding public

thorough-fares,

Criteria #9 It will have adequate faciljtjes to provide sufficient off-street parking and loading
Space to serve the proposed use,

Criteria #10 It will not result in the destruction, loss or damage of 3 natural, scenic, or historic
feature of major importance.

Criteria #11 It will conform to the type of yses that are generally permitted within the
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Commercial Tower to be located at 2150 County Road 137 on the condition that the following
staff recommendations be complied with:

* Landscaping and screening information needs to be provided to improve the aesthetic appearance
of the tower’s base and accessory building.
* Provide data on the type and height of the fence being proposed.
» Provide documentation that required Federal or State licenses have been granted or applications
have been made.
*  The tower shall not be illuminated by artificial means or display strobe lights unless such lighting
is specifically required by Federal Aviation Administration or other State or Federal authority.
* The 20 foot wide access aisle/easement from the main street to the tower area shall be recorded
with the County.
¢ The 16 foot wide utility easement along the southwest lot line shall be recorded with the County.
* Provide a letter of intent committing the tower owner and successors to allow the tower’s shared
use if any additional user agrees in writing to meet reasonable terms and conditions for shared
use.
¢ The site that this commercial tower is being installed on must be in compliance with the current
Zoning requirements
L]
The property owners must also comply with all Building and Zoning issues and all issues be completed
before the issuance of the building permit. Motion was seconded by Commissioner Hermanutz.

Motion carried.

523 2™ Street North—Community Center Conditional Use Permit and Parking Variance

The Conditional Use Permuit is being considered again for the above property to be used as a community
building with possibilities of being used by various small groups. The Planning Commission held the
public hearing on this request at their August meeting. The public hearing was closed at that time and the
Planning Commission made a motion to table the request so that the items could be discussed in a joint
work session with the Planning Commission and City Council. In addition, staff addressed the 60-day
rule matter which extends the time frame for a deciston to be made by the City to November 21, 2014.

The joint work session was held in September with the City Council to discuss this request in more detail.
The group discussed the applicants defining a little more clearly the types of uses they intend to host at
this facility. Parking for the site and ADA accessibility were two concerns that the group expressed.

They wanted the applicants to provide more detail on how they intend to address these issues. There were
also ideas mentioned about limiting the uses to the amount of parking that could be provided. It was
suggested to the applicants to consider what they could do with parking on the back yard of the site. The
group left the meeting with the idea that these issues would be addressed by the applicants at the Planning
Commission meeting in October.

To date, there is no further information that has been provided by the applicant at this time.

In reviewing the information that has been provided to date, they are proposing to use the facility as a
community use building, not as a church. They have also indicated that their hours of operation would be
8am to Spm. On occasion, there will likely be evening events after the Spm time which will end no later
than 10pm. However, should someone show up after those hours asking for assistance, they would make
the necessary contacts with other agencies to deal with them. In addition to the community use of the
building, they are proposing to have someone living in the lower level living space that would be the
center’s staff/contact.
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The residential portion of the structure is a permitted use in the R-3 Zoning District. There is a required 2
hour separation required between the community center portion and the residential use. The residential
use has a separate direct access to the exterior.

Community centers are permitted by a CUP with some noted stipulations consisting of
» Building shall be located at least 50° from any lot line of an abutting lot in a Residential District.
= Any fence around a play area shall be not less than 20° from the property line of an abutting lot in

a Residential District
e Adequate off-street parking and access is provided on the site or on lots directly abutting the site.

» Signage must comply with the Sign Ordinance
Outdoor storage must comply with exterior storage in a Residential District
¢ Lighting must comply with City Ordinance relative to signage.

Based on the plans that have been provided at this time, an occupancy load of 137 was calculated based
on the State Building Code (IBC). Based on City Ordinance 52.42 subd. 6 H, the number of parking
spaces required {s 1 space for each five (5) seats. This calculated out to 27 parking spaces plus 2 parking
spaces required for the living space for a total of 29. Looking at the site plan provided, they are showing
6 spaces off of the alley and there are about 3 parking spaces on the west side of the building on the street,
located in the area where the curb is set in. Based on these calculations, a variance of 20 parking spaces

is required.

Based on the meeting held jointly with the applicants, planning cornmission, and city council it is
important to address the off-street parking and ADA accessibility requirements for the property.

Brian Alsaker the owner of the property was present. Mr. Alsaker said he has looked into some ideas to
create more parking on the property but does not want to take out green space and lose the neighborhood
feel of the property. He has looked into what can be done to make the building handicap accessible but
there would be a minimum of $20,000 to upgrade the property which they do not have funds for, at this

time.

There was some discussion if an Interim Use Permit could be used and staff was to revisit the ordinance
for clarification.

Commissioner Hermanutz feels if property cannot be brought up to handicap standards that an Interim
Use Permit would also not be the answer,

Commissioner Blair stated he feels that there has just not been enough information presented.
The Commissioners reviewed the following questions in considering the Conditional Use Permit:
Criteria #1 It will not be detrimental to or endanger the public health, safety, morals,
comfort, convenience or general welfare of the neighborhood or the City.

Criteria #2 It will be harmonious with the applicable specific and general objectives of the
Comprehensive Plan of the City and this Ordinance.

Criteria #3 It will be designed, constructed, operated and maintained so as to be harmonious

and appropriate in appearance with the existing or intended character of the
general vicinity and will not change the essential character of that area.
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Criteria #4 It will be hazardous or disturbing to existing or future neighboring uses because
of parking concerns.

Criteria #5 It will not be served adequately by essential public facilities and services,
including streets, police and fire protection, drainage structures, refuse disposal,
water and sewer systems, and schools.

Criteria #6 It will not create excessive additional requirements at public cost for public
facilities and services and will not be detrimental to the economic welfare of the
community.

Criteria #7 It will involve activities, processes, materials, equipment and conditions of

operation that will be detrimental to any persons, property, or the general welfare
because of excessive production of traffic, noise, smoke, fumes, glare or odors.

Criteria #8 It will not have vehicular approaches to the property which are so designed as not
to create traffic congestion or an interference with traffic or surrounding public

thorough-fares.

Criteria #9 It will not have adequate facilities to provide sufficient off-street parking and
loading space to serve the proposed use.

Criteria #10 It will not result in the destruction, loss or damage of a natural, scenic, or historic
feature of major imporiance

Criteria #11 It will not conform to the type of uses that are generally permitted within
the District

After review of the Findings of Fact, Commissioner Blair moved to recommend to the City Council to
deny the request for a Conditional Use Permit to permut the property located at 523 — 2™ St. N to be used
as a neighborhood community center based on Criteria #5, #7, #8, and #9, Commissioner Hermanutz

seconded the motion. Motion carried
The Findings of Fact were reviewed for the Parking Variance Request.
1.The alleged hardship is not due to circumstances unique to the property.

2. The circumstances causing the hardship were not created by someone or something other than the
property owner.

3. The property owner is not deprived of the use of his property as he could put in more parking,

4. The issuance of the variance will not maintain the essential character of the location as more cars
would be parked on the street.

5. The hardship would not involve more than economic hardships.

6. The issuance of the variance will not be in keeping with the spirit and intent of the ordinance and with
vehicles parking on the streets there will be safety concerns.
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Based on Findings of Fact, Commissioner Hermanutz moved to recommend o the City Council to deny the
request for a parking variance of 20 spaces for the property located at 523 — 2" §t. North. Commissioner
Blair seconded the motion. Motion carried.

Administrator Johnson gave the Building Department Update.

Commissioner Zabinski made a motion to adjourn which was seconded by Commissioner
Hermanutz. The motion carried and the meeting was adjourned at 8:04 p.m.

Tim Jansky, Acting Chair Sheila Mockros,
Building/Planning Assistant
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Agenda Item No. 6A
Issue:  Division and 6™ Avenue South Hotel and Conference Center

Development Plat and PUD Public Hearing and Review

BACKGROUND:

We have received an application from Silver Leaf Group, LLC for subdivision and rezoning to B-3 PUD of the
properties located at the corner of Division Street and 6™ Avenue South. The address of this site is 50 6™
Avenue South and includes the properties of the former Salvation Army site, the former Radiator Shop, and the
Tri-County Mobile Home Park. The current zoning of the site is B-3 Second Street South Corridor.

The first action the Planning Commission must consider is platting of the property. The property is proposed to
be divided into 4 lots. The plat is proposed to be known as Silver Leaf Addition. Each of the four lots is over
the 1 acre minimum. Block 1 Lot 1, located on the corner of Division and 6™ Avenue is proposed for a retail
site. The remaining 3 lots in Block 2 are proposed for two hotels and a conference center. As part of this plat,
the developer is proposing one interior street to be public as shown on the preliminary plat. All other streets

will be private streets within the subdivision.

If the Planning Commission is comfortable with the plans and the presentation by the Developers, consideration
of the preliminary and final plat could be considered. Conditions could also be added to the motion and

contingent as part of the approval process.

Parkland dedication fees on this subdiviston will be calculated based on our already established city policy. The
Park Board will consider making a recommendation on the parkland dedication at their meeting on April 1

As part of the Planning Commission consideration and review of this plat, I have included a worksheet that
addresses all the itemns needed to be considered as part of the planning commission. Staff has provided
comments on these criteria to assist you in your review.

Included in your packet are the criteria necessary for the Planning Commission to consider when approving
both a preliminary and final plat. In addition, there are staff comments on the requirements for both the

preliminary and final plat,

The Planning Commission is required to hold a public hearing on the subdivision to provide the public an
opportunity to respond to the proposal. You can hear testimony from the applicants and any other public
interested in speaking on the project. Once you have taken comments, you may close the public hearing and

consider the plat as presented.

PUBLIC HEARING:

(Chair of Planning Commission should read public hearing notice)

Public hearing was opened at PM.

Motion by Planning Commission Member to close the public hearing.

Seconded by Planning Commission Member
(Motion approved or denied)

Public hearing closed at PM,



REQUIRED ACTION:

Conduct the public hearing taking comments from the public and the applicant. After closing the hearing, The
Planning Commission’s action could be any of the following with approval of the preliminary and (if

comfortable) final plat:
1. Approval of the preliminary plat (final plat): as presented — with findings of fact.

2. Conditional approval of the preliminary plat (final plat): conditions for approval and findings of
fact itemized.

3. Denial of the preliminary plat (final plat), with findings of fact.

4, The Planning Commission may, at its discretion and with the approval of the applicant, table the
matter pending further information from the applicant that will help it render a recommendation
to the City Council. An extension of the preliminary plat review period (i.e. total of 120 days)

may be necessary,

STAFF RECOMMENDATION:

Staff believes that the platting requirements have been met as proposed, To see a more detailed response of
staff’s comments related to platting, please refer to the attached documents. As part of this consideration, staff
recommends the following to be considered if the Planning Commission desires to approve the plat.

Preliminary Plat Conditions for Approval:
*Include name of proposed public street as a drive
*Conditioned upon Stearns County and Sauk River Watershed District Approval

*Parkland Dedication Fees being determined by Park Board and City Council

Final Plat Conditions for Approval:
*Conditioned upon TIF financing in place
*Conditioned upon Development Agreement being approved by City Council

*Additional information was submitted as late as Friday of last week. Additional staff review and comments
may be provided at the Planning Commission meeting.

SUGGESTED MOTION:

Commissioner moved to recommend to the City Council to approve or deny the
(preliminary/final) plat to be known as Silver Leaf Addition

Commissioner seconded the motion.

ROLL CALL
Commissioner Ken Schmidt
Commissioner Bonnie Hermanutz
Commissioner Tim Jansky
Commissioner Bob Zabinski
Commissioner Jeff Blair

Motion (Approved) (Denied)



PRGIECT EXECUTIVE SUMMARY

The Silver Leaf Group is proposing to building two national franchise hotels and a meeting facility in
Waite Park, Minnesota. One hotel will be a four story Select Service Hotel and the other a four story
Extended Stay Hotel. The Silver Leaf Group believes that this project will fulfill a need of the community
by providing conveniently iocated premium hotels and a meeting facility for visitors, businesses and

organizations in Waite Park,

These hotels will be located on a high profile site at the southeast corner of Division Street and 6™
Avenue South. Currently, the proposed site is in blight condition. The Tri-County Mobile Home Park, a
vacant radiator shop building, and a temporary food sheif, which is located in the building formerly

known as the “Crown Bar”, now occupy this area.

The Select Service Hotel will have 99 units and will have 130 parking spaces, which is more than the 109
required spaces. The Extended Stay Hotel will have 96 units and 138 spaces provided, with only 106

required.
The project will also include a Conference Center consisting of a single story structure of 27,450 sq. ft.

The Center will have 171 spaces provided but will require 218 spaces. The remainder will be utilized
from the adjacent hotels. Additional cross parking spaces are available from the adjacent restaurants,

but aren’t expected to be needed.



Attachment B - Legal Description

W126.21' OF LOT 3 & ALL LOTS 4 & 5 N OF HY 23 & ALLOF LOT 6 IN BLK 4;
LOT 2-7 BLK 8 & LOT 2-6 BLK 9 LESS W 3' OF LOTS 5 & 6 BLK 9 & ALL VAC
4TH & STH AVES P/O LOT 7 BLK 9 BEG SE COR-NE ALG E LN 3.20'-S87D W
4.18'-51D E 3.05' TO 5 LNN89D E ALG S LN 4.06' Subdivision Name WHITNEY
GARDEN LOTS Lot 003 Block 004 Subdivision Cd 98025 Section 17 Township
124 Range 028 (PID 98.61416.0000)

LOT 1 LESS HWY & LESS P/O LOTS 1 & 8 BLK ¢ COM SE COR LOT 8- WLY ALG
S LN 589D E 92.74' TO ELY ROW 6TH AVE-NE ALG ELY ROW 63.25' TO

SLY ROW CSAH 75- S89D E ALG ROW 14.77' TO POB- CONT ALG SLY ROW
S89D E 229' TO WLY ROW 5TH AVE-N1D E ALG NLY ROW 35'-N89D W
Subdivision Name WHITNEY GARDEN LOTS Lot 001 Block 009 Subdivision Cd
98025 Section 17 Township124 Range 028 (PID 98.614441.0000)

E 12' OF S 65' OF LOT 7 BLK 9 LESS PART BEG SE COR-NE ALG E LN 3.20'-
S87D W 4.18'-51D E 3.05' TO S LN-N89D E ALG S LN 4.06' TO POB
Subdivision Name WHITNEY GARDEN LOTS Lot 007 Block 009 Subdivision Cd
98025 Section 17 Township124 Range 028 (PID 98.614442,0000)

LOT 8 LESS HY BLK 8 Subdivision Name WHITNEY GARDEN LOTS Lot 008
Block 008 Subdivision Cd 98025 Section 17 Township 124 Range 028 (PID
$8.614440.0000)

LOT 5 & $2 LOT 6 BLK 3 Subdivision Name WHITNEY GARDEN LOTS Lot 005
Block 003 Subdivision Cd 98025 Section 17 Township 124 Range 028 (PID
98.61414.0010)

LOT 8 LESSHY & PT TO CITY & LOT 7 LESS E 12' OF S 65' ALSO LESS PT TO
CITY OF LOT 7 BLK ? Subdivision Name WHITNEY GARDEN LOTS Lot 007
Block 009 Subdivision Cd 98025 Section 17 Township 124 Range 028 (PID

98.61443.0000)




From: Shaunna.Johnson@ci.waitepark.mn.us

To: donevenson@msn.com

Subject: Follow up on review of plans and application submitted
Date: Wed, 18 Mar 2015 13:28:13 +0000

Good morning Don,

I have been working on the review of your plans in more detail and preparing for the PC agenda
and meeting next week. In my review, I do have a few things that | need you to address:

* I need a written statement explaining in detail and with supporting documentation the
specifics of the development including type of dwelling units, population, anticipated resulting
traffic generated and parking needs. You give a brief description of the project and | know a lot
of this can be found in the plans but the PUD application asks for a statement that describes
this. 1 don't have anything that talks about your anticipated traffic and that will be helpful to

the Planning Commission when reviewing this.

*The proposed schedule and/or phasing for the full development of the site. | know we have
talked about this but we do not have the proposed time frame In writing. I just need a written
statement on this like the item above that | can attach to your application. This will be
important especially with parking if done in phases so that we can make sure parking needs are

addressed.

*Location and size of all proposed paved widths. We will require sidewalks to be along all the
public streets including Division (which is may be existing but if removed needs to be replaced),
6th Avenue South and 1st Street South. If you have any other internal sidewalks proposed,

they should be shown on the pian as well.

*Sign locations and dimensions will also need to be included as we have talked previously.

*Parkland dedication fees will apply to this development. It is based on the value of the
proposed development. The Park Board reviews this and will make a recommendation on this
to the City Council. We will need to know the proposed value to determine the cost associated

with parkland.



*Easements will need to be shown on the plat that we discussed in the meeting. This would
include any utilities that will be publicly owned and needed for access.

*The preliminary plat does require names and ownership of all contiguous land owned or
controlled by the applicant. This just needs to be on the preliminary plat information. ! believe
you have control over the radiator shop, old salvation site, and the mobile home park. We just
need something that states this in the documentation. It also asks for name, address, phone
number and where applicable license number of the record owner, any agents having control of
land, the applicant and designer of plan. Some of this information is provided but please

review to make sure that it includes all.
* A minor detail but is required is the date of preparation on the plans. i didn't see this.

This is ail I see at this point. | will be in contact with you if anything else comes up. | believe we
are in good shape moving forward with the Planning Commission on Tuesday. # would be
helpful to have this information by Friday if possible.

If you have any questions, please let me know.
Thanks and have a good day!

~Shaunna



RESPONSES TO SHAUNNA JOHNSON'S COMMENTS DATED 3/18/2015

Traffic generated is estimated as follows:

Select Service Hotel (99units): 80% occupied= 80 cars x2= 160 Trips + 20 employees=180 Trips/day
Limited Service Hotel (96 units): 80% occupied= 77 cars x2=154 Trips/day +20 employees= 174
Trips/day

Conference Center @27,450 SF= 110 cars x2=220 Trips/day+30 employees=250 Trips/day

Total Trips per day=604

Parking
Parking required=433 spaces

Parking provided=439 spaces

Schedule
Select Service Hotel construction-2015-2016 Construction season

Conference center-2015-2016 Construction season
timited Service Hotel- 2016-2017 Construction season

Paving and Sidewalks

Location and paving Widths are shown on the preliminary drawings and are subject to final design
requirements. City sidewalks will be constructed as required by City of Waite Park.

Signage
Sign locations have been added to the drawings. Dimensions of signage will be determined as part of

final design and will comply with City of Waite park requirements.

Park Dedication
See Attachment C with corresponding land values.

Easements
Easements are shown on the preliminary plat and all public utilities will have appropriate easements to

serve the facility. These are subject to change with final design drawings.

Names and Addresses
Please find the names and addresses of all record owners for the affected property. Lightowler Johnson

will be the project designer.,

Plan preparation date

The plan preparation date will be shown in a more visible manner.
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Planning Commission
Platting Guidelines for consideration of
Silver Leaf Addition

The Planning Commission shall conduct a public hearing. The applicant or a designated representative
thereof shall appear before the Planning Commission at the public hearing in order to answer questions
concerning the proposed request. Following the closing of the public hearing, the Planning Commission shall
take one of the courses of action identified in Section 58.3, Subd. 7(K) below. The following guidelines should

be followed when findings of fact are issued:

Preliminary Plat Considerations:

1.

The proposed preliminary plat conforms to the requirements of this Ordinance and the applicable
zoning district regulations.

The proposed subdivision is consistent with the City's Comprehensive Plan and any other adopted
land use studies and is compatible with the platting or approved preliminary plat on adjoining jands.

The proposed plat does not constitute a 'premature subdivision' under section 58.7, Subd. 1(D) of this
Ordinance.

The physical characteristics of the site, including but not limited to topography, vegetation, wetlands,
susceptibility to erosion and siltation, susceptibility to flooding, water storage and retention, are such
that the site is suitable for the type of development or use contemplated.

The design or improvement of the proposed subdivision complies with applicable plans of the County
and the state of Minnesota.

The design or improvement of the proposed subdivision is not likely to cause environmental damage
or health problems.

The completion of the proposed development of the subdivision can be achieved in a timely manner
50 as not to cause an undue economic burden upon the City for maintenance, repayment of bonds or

similar burden.

That permits applicable to the site/project as required by local, state and federal law have been
applied for and/or have been approved. The Applicant is required to prove compliance with all local,
state and federal law. The City and/or its assigns may determine if whether an appiication for
approval is sufficient or if approval a permit application is acceptable.

Final Plat Considerations:

1. The final plat conforms to the approved preliminary plat and any/all conditions
for approval of the preliminary plat.

2. All submission requirements have been satisfied.

3. The plat conforms to all applicable requirements of this Ordinance, subject only to
approved rule exceptions.



Staff Review of Preliminary Plat Requirements with Comments for

Silver Leaf Addition:

Preliminary Plat Data Requirements. As outlined in Ordinance Section 58.3, Subd. 6 (Preliminary
Plat Process), the applicant shall prepare and submit a preliminary plat, together with any
necessary supplementary information. The preliminary plat shall contain the information set forth
in the subsections that follow. Upon specific request, the Zoning Administrator may exempt an
applicant from the submission of data which is not considered relevant to the application.

A. Proposed Conditions:

1. The proposed name of the subdivision; names shall not duplicate or be alike in
pronunciation to the name of any plat theretofore recorded in Stearns County.

2. Location of boundary lines in relation to a known section, quarter section or
quarter-quarter section lines comprising a legal description of the property.

3. Name, address, phone number and where applicable license number of the record
owner(s), any agent having control of the land, the applicant, land surveyor, engineer and
designer of the plan.

4. Graphic scale of one (1) inch to one hundred (100) feet, except as
specifically approved by the Zoning Administrator.

5. North point and key map of the area, showing weli-known geographical points for
orientation including streets within a one-half (1/2) mile radius.

6. Date of preparation.

7. The legal description of the land contained within the subdivision including
the total acreage of the proposed subdivision.

8. Anindication as to which lands are registered torrens property or abstract property. If
land is registered property, a registered land survey shall be required.

9. A list of any liens or encumbrances.

10.  Elevation benchmarks used for the topographic survey and datum on which
they are based.

11. Reference to the coordinate system use for the survey.
12.  Results of site evaluation, including percolation tests and soil borings.

STAFF COMMENTS: Staff has reviewed the proposed conditions and believes that
the necessary information required on these items has been included and met.
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B. Existing Conditions:

1. Boundary lines to include bearings, distances, curve data, and total
acreage of proposed plat, clearly indicated.

2. Existing zoning classifications for land in and abutting the subdivision.
3. Total area of the proposed plat.
4, Location, right-of-way width and names of existing or platted streets or

other public ways, parks and other public lands, permanent buildings and structures,
easements and section, corporate and school district lines within the plan, to a
distance of one hundred fifty (150) feet beyond the plat.

5. Location, size, and elevations of existing sewers, water mains, culverts or
other underground facilities within the preliminary plat area and to a distance of one
hundred fifty (150) feet beyond. Such data as top grades and locations of catch basins,
manholes, elevations, invert elevations, hydrants and the street pavement width and
type also shall be shown.

6. Boundary lines of adjoining un-subdivided or subdivided land, within one
hundred fifty (150) feet of the plat, identified by name and ownership, including al
contiguous land owned or controlled by the applicant.

7. Topographic data, including contours at vertical intervals of not more than
one (1) foot shown on a contour/topographic map. Watercourses,

marshes, wooded areas, rock outcrops, power transmission poles and lines, and other
significant features also shall be shown. U. S. G. S. datum shall be used for all

topographic mapping.

8. Subsurface conditions location and results of tests to ascertain subsurface soil,
rock and groundwater conditions and availability; location and results of soil
percolation tests.

9. 100-year flood elevations, the regulatory flood protection, and boundaries of
floodway and flood fringe areas, if known, taking into consideration the Flood
Insurance Study and Flood Insurance Rate Map.

10. A statement certifying the environmental condition of the site including the
presence of any hazardous substance as defined in Minnesota Statutes 115B.02, Subd.
8. Such statement may be required to be based upon an environmental assessment of
the site by an environmental engineering firm acceptable to the City.

11. Geotechnical data prepared by a qualified soils engineer showing surface
and subsurface soils and groundwater in sufficient detail to show the site to be
suitable for the development proposed.

12. A vicinity map, at least 4" x 4" in size on the full size plans, to the Planning
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Commission showing the relationship of the proposed subdivision to adjacent
properties, roads, right-of-ways, and other property and subdivision within three
hundred-fifty feet (350) of the proposed subdivision, and the relation of the plat to the
surrounding zoning districts.

13. All existing survey monuments that have been found,

14, Areas in the plat which have been designated as shoreland, delineated
wetlands and/or floodplains by the Department of Natural Resources, including
the high water mark of ali wetlands.

STAFF COMMENTS: Staff has reviewed the existing conditions and believes
that the necessary information required on these items has been included and met.

C. Proposed Design Features:

1. Layout of proposed streets showing the right-of-way widths, centerline
gradients, roadway widths, typical cross-sections, and proposed names of streets in
conformance with City of Waite Park street identification policies. The name of any
street heretofore used in the City or its vicinity shall not be used uniess the proposed
street is a logical extension of an already named street, in which event the same

name shall be used.

STAFF COMMENTS: There is a city street proposed on this site. Part of the street
is currently known as 5™ Avenue South which runs north and south and connects with
a new proposed street. We are recommending that this street be named all one and not
be named an Avenue or a Street being the road will run north and south as well as east
and west. We recommend a drive with 2 name associated with it and would like to see
this included in the recommendations to the City Council.

2. Locations and widths of proposed alleys and pedestrian ways.

STAFF COMMENTS: Sidewalks have been included and the appropriate dedication
of right of way has been given on both 6™ Avenue South and 1* Street South.

3. Locations and size of proposed storm sewer, sanitary sewer lines and
water mains.

STAF¥F COMMENTS: Ok

4, Gradients of proposed streets, soils, sewer, sanitary sewer lines and water
mains, as requested.

STAFF COMMENTS: Ok

5. Location, dimension and purpose of all easements.
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STAFF COMMENTS: Ok

6. Layout, numbers, lot areas and preliminary dimensions of lots and blocks,
and outlots. The total number of proposed lots, their minimum, maximum and average
size in square footage.

STAFF COMMENTS: Ok
7. Minimum front and side street building setback lines.

STAFF COMMENTS: The side yard setback will be considered as part of the PUD
as the two hotel developments and the conference center will be connected but still will
remain as separate lots.

8. When lots are located on a curve, the width of the lot at the building
setback line.

STAFF COMMENTS: NA
9. Building pads intended for construction.
STAFF COMMENTS: Ok

10. Areas, other than streets, alleys, bikeways, pedestrian ways and utility
easements, intended to be dedicated or reserved for public use, including the size of
such an area or areas in acres.

STAFF COMMENTS: Ok

11. The proposed location and sizing of public water system mains and
service connections.

STAFF COMMENTS: Ok

12. The proposed location and routing of public sewer mains and service
connections.

STAFF COMMENTS: Ok

13. Preliminary grading plan with minimum one (1) foot contours which shall
include the proposed grading and drainage of the site: prior to, during and post-
construction. The preliminary grading plan shall include, but not be limited to, the
illustration of provisions for erosion control, hydrology calculations and drainage. Also
to be stipulated are the garage floor, first floor and basement elevations of all structures.

STAFF COMMENTS: Ok

14, The location, size and proposed improvements for proposed parks,
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playgrounds and public open spaces; churches or school sites or other special uses of
land to be considered for dedication to public use or to be reserved by deed of
covenant for the use of all property owners in the subdivision and any conditions of

such dedication or reservation.

STAFF COMMENTS: Ok

15. Proposed pedestrian ways, trails, drainage easements and utility
casements.

STAFF COMMENTS: Ok

16. The items listed in this section shall be in conformance with all other
applicable sections of this Ordinance and the Waite Park Zoning Ordinance

(Ordinance 52).
STAFF COMMENTS: Ok

D. Supplementary Information: Any or all of the supplementary information
requirements set forth in this subsection shall be submitted when deemed necessary
by the City staff, consultants, advisory bodies and/or the City Council to adequately
address the application and site in question.

1. If the developer is contemplating financing under MN. Stat, Chapter 429,
an official request to the City Council for the uses of said financing and the Council's
approval of the drafting of a feasibility report.

STAFF COMMENTS: The Developer has request Tax Increment Financing
Assistance and is in the consideration of this with the City. It is estimated that the
public hearing on the Tax Increment Financing Plan will occur at the April 6" City

Council meeting.

2. A build-out plan as defined by the City and/or its assigns.

STAFF COMMENTS: The Developer is proposing the hotel and conference center
development as two phases. The parcel located on the corner of 6™ Avenue and

Division Street will be considered in the future,

3. Proposed protective covenants or private restrictions.

STAFF COMMENTS: NA

4. Proposed phasing/staging plan for any project involving more than one
construction season which sets forth the chronological order of construction and
relates the proposed uses and structures to the construction of various service
facilities and gives estimated completion dates.

5. A listing of all required federal, state and City permits and status of
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applications. This includes a wetland permit if there are proposed impacts to wetlands
on the property being platted.

STAFF COMMENTS: The Developer has submitted plans to the County, as well as
the Sauk River Watershed District. The Sauk River Watershed District has indicated
they will require a permit. The Developer is working with the Watershed District on
this permitting process. Approval of this plat should be conditioned upon this permit
being approved.

6. A plat overlay on an aerial photo, illustrating the relationship of the
proposed subdivision to the surrounding area.

STAFF COMMENTS: NA

7. An analysis prepared by a qualified person identifying tree coverage in the
proposed subdivision in terms of type, weakness, maturity, potential hazard,
infestation, vigor, density and spacing. A vegetation preservation and protection plan
that shows those trees proposed to be removed, those to remain, the types and locations
of trees and other vegetation that are to be planted may also be required.

STAFF COMMENTS: NA. The trees in this area are minimal and are not a concern
of the City for preservation. The proposed landscape plan will address the green space
issue.

8. Statement of the proposed use of lots stating type of buildings with
number of proposed dwelling units or type of business or industry, so as to reveal
the effect of the development on traffic, fire hazards, and congestion of population.
The City may require the applicant to have formal traffic or other studies performed
to the City's satisfaction which show the effect of the proposed development on
traffic, fire hazards, congestion, or other matters of public concern.

STAFF COMMENTS: Ok

9. If any zoning changes are contemplated, the proposed zoning plan for the
areas, including dimensions, shall be shown. Such proposed zoning plan shall be for
information only and shall not vest any rights in the applicant.

STAFF COMMENTS: Ok. The proposed zoning is B-3 PUD Second Street South
Corridor PUD. The Planning Commission will be considering this action after the
plat has been considered.

10. A plan for soil erosion and sediment control both during construction and
after development has been completed. The plan shall include gradients of waterways,
design of velocity and erosion control measures, design of sediment control measures,
and landscaping of the erosion and sediment control system. Such plans are to be in
accordance with the technical standards and specifications of the Soil Conservation
Service, as provided by Stearns County Soil and Water Conservation District Office.
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STAFF COMMENTS: NA

11. An environmental review shall be submitted if the City, City consultants
or other groups or agencies determine that one is required by law.

STAFF COMMENTS: NA

12, Applications, statements and supporting documentation and plans for
rezoning, variances, conditional use permits or planned unit development approvals

being sought for the subdivision.

STAFF COMMENTS: Ok

7|Page






Staff Review of Final Plat Requirements with Comments for

Silver Leaf Addition:

Subd. 9. Final Plat Data Requirements. As required by Section 58.3, Subd. 9 of this Title, the
applicant shall submit a final plat together with any necessary supplementary information.
The final plat, prepared for recording purposes, shall be prepared in accordance with
provisions of Minnesota State Statutes and Stearns County regulations, and such final plat or
accompanying submittals shall contain the following information:

A.  Name of the subdivision, which shall not duplicate or too closely
approximate the name of any existing plat theretofore recorded in the City of
Waite Park or its vicinity and which shall be subject to City Council approval,

B. Location by section, township, range, county and state, and including
descriptive boundaries of the subdivision.

C.  The location of monuments shall be shown and described on the final
plat. Locations of such monuments shall be shown in reference to existing
official monuments on the nearest established street lines, including true angles
and distances to such reference points or monuments. The applicant shall
provide coordinating data on all subdivision documentation in a format

approved by the City Engineer.

D.  Location of lots, outlots, streets, public highways, alleys, and parks and
other features, with accurate dimensions in feet and decimals of feet, with the
length of radii and/or arcs of all curves, and with all other information necessary
to reproduce the plat on the ground shall be shown. Dimensions shall be shown

from all angle points of curve to lot lines.

E. Lots shail be numbered clearly, blocks are to be numbered, with numbers
shown clearly in the center of the block.

F. A drawing or listing of total square footage per lot, acreage per block,
square footage or acreage of each land use proposed {(where applicable) and total

acres in the plat.
G. The exact locations, widths and names of all streets to be dedicated.
H. Location, purpose and width of all easements to be dedicated.
I Name, address and phone number of surveyor making the plat.

I Scale of the plat to be one (1) inch to one hundred (100) feet {1"=100'—the
scale to be shown graphically on a bar scale), date and north arrow.



K. A current abstract of title or a registered property certificate along with
any unrecorded documents that are subject to review and approval by the City
Council.

L. Copies of any protective or restrictive covenants affecting the subdivision or
any part thereof.

M. Statement dedicating all easements as follows: Easements for installation
and maintenance of utilities and drainage facilities are reserved over, under and
along the designated areas marked "drainage and utility easements".

N. Statement dedicating all streets, alleys and other public areas not previously
dedicated as follows: Streets, alleys and other public areas shown on this plat and not
heretofore dedicated to public use hereby so dedicated.

STAFF COMMENTS: Staff has reviewed this information and believes that the above
requirements have been included on the information provided.

0. Other data: Such other information that may be required by the City following
final plat approval, including but not limited to:

1. A signed Development Agreement approved by the City which includes
provisions for a financial guarantee of cash escrow or letter of credit, as provided
for in Section 58.6, Subd. 16 of this Ordinance.

STAFF COMMENTS: A development agreement will be completed upon the
TIF process being complete. Staff would recommend adding approval of the
Development Agreement as a contingency upon final plat approval.

2 A complete set of construction plans and specifications to construct the
required public improvements and to make the subdivision suitable for
development, which conform to the City requirements. These documents will be
prepared by the City for projects following the publicly financed public
improvement process.

8. A certified mylar copy of the plat evidencing filing of the plat with the
County within sixty (60) days after approval by the City. No building permits
shall be approved for construction of any structure on any lot in said plat until
the City has received evidence of the plat being recorded by Stearns County.

4, Three complete sets of 11" x 17" reproducible as-built construction
drawings for any public improvements constructed in the subdivision shall be
furnished to the City for the City files and City Engineer, within one hundred and
twenty (120) days after the construction is complete and approved by the City. In
addition one digital GIS formatted copy and one scanned copy for imaging shall be
submitted to the City.



5. Upon adoption and filing of a final plat, the City shall prepare a street
address map and distribute it to the applicant, utility companies, police
department, ambulance, fire department, post office and County,

6. A digital disk of the recorded plat consistent with the Stearns County
coordinate system in a format specified by the City and/or the City Engineer

for inclusion in the City's base map.

P. Certification Required.

1. Certification by a registered surveyor in the form required by Minnesota
Statutes 505.03, as amended.

2. Execution by all owners of any interest in the land and holders of a mortgage
thereon of the certificates required by Minnesota Statutes 505.03, as amended, and
which certificate shall include a dedication of the utility easements and other public
areas in such form as approved by the City Council,

3 Space for certificate of approval and review to be filled in by the
signatures of the Mayor and City Administrator,

STAFF COMMENTS: The above items of O; 2-6 and P; 1-3 on the final plat
requirements are things staff would ensure were completed prior to signing off

on the final plat documents.



Agenda Item No. 6B

Issue: Division Street and 6™ Avenue South - PUD Overlay District Modification (excludes |l acre corner
lot on Division and 6™ Avenue South)

BACKGROUND:

We have received a request from Silver Leaf for two hotels and a conference center to be constructed on Lots 1,
2, and 3of Block 2 in the Silver Leaf Addition. We are looking at 2 phases for the project, one now which
includes constructing one of the hotels and the conference center. This phase of the project will be completed in
2015-2016 with the remaining hotel being construed in 2016-2017 with a full build out of the development to be
completed by 2017. This zoning district is B-3 Second Street South Corridor (PUD). The proposed
development fits under permitted uses. The developers are asking for consideration of a PUD to allow for some

variances from the parking, side yard setbacks, and sign height requirements.

The purpose of a Planned Unit Development is to provide for the modification of certain regulations when it can
be demonstrated that such modification would result in a development which would not increase the density and
intensity of land use beyond that which would be allowed if no regulations were modified, preserves or creates
features or facilities of benefit to the community would be compatible with surrounding development and will
conform to the goals and policies of the Comprehensive Plan. Basically it is a way to look at the development
overall project and consider modifications from the Zoning Ordinance requirements that would be a benefit to
the area but yet not be a detriment to current or future development of the area.

This property proposed for development covers three separate parcels. The proposed development shares the
parking and adjoins the three buildings together. As a result of this, it requires varying from the side yard
setback and allowing all three sites to share their parking which then allows them to remain in compliance with
the parking requirements. In addition to this, the developers are requesting some variance from the sign height.
They show two elevated signs and are proposing them to be 40 feet in height. Our sign ordinance maximum
height is 20 feet. In addition, they are requesting an elevated sign to be collocated with the proposed elevated
sign along 6" Avenue North. The distance requirement between these two signs by Ordinance is 100 feet. It

appears from the drawing to be much closer than allowed.

Included in your packet of information is the application and supplemental information provided by the
application related to this development. The packet also includes staff review and comments and the criteria for

necessary for the Planning Commission to consider the request.

PUBLIC HEARING:

Public Hearing was opened at PM

Councilmember moved to close Public Hearing,.
Councilmember seconded.

Motion (Carried) (Denied)
Public Hearing closed at PM.

REQUIRED ACTION:

Conduct the public hearing taking comments from the public and the applicant. After closing the hearing, the
Planning Commission’s action could be any of the following with approval of the preliminary and (if

comfortable) final PUD and development plant:




L. Approval of the preliminary PUD (final PUD) and Development Plan: as presented — with
findings of fact. (see planning commission guidelines for consideration)

2. Conditional approval of the preliminary PUD (final PUD) and Development Plan: conditions for
approval and findings of fact itemized.

3. Denial of the preliminary PUD (final PUD) and Development Plan, with findings of fact.

4. The Planning Commission may, at its discretion and with the approval of the applicant, table the
matter pending further information from the applicant that will help it render a recommendation
to the City Council. An extension of the preliminary PUD review period (i.¢. total of 120 days)

may be necessary.

STAFF RECOMMENDATION:

Staff has reviewed this proposal and believes that the overall development proposed is consistent with the
intent of the B-3 Second Street South Corridor. Attached are more detailed staff’s comments related to the
PUD for your review and consideration. As part of this consideration, staff recommends the following to be
considered if the Planning Commission desires to approve the PUD and Development Plan.

*Condition approval of the PUD on providing staff with more details on the proposed signage. Require
additional landscaping and a higher level of design standards on the signage to accommodate for their
request on signage. Planning Commission will need to determine if the height proposed fits in within

the overall character of the area. A lower sign height could be recommended.

*Final PUD can be approved at this time by the Planning Commission. If this is the desire of the

Planning Commission, staff recommends conditioning this approval on staff ensuring they have met the
conditions listed under Final PUD requirements. Any minor modifications of the PUD would require an
additional public hearing. Any major modifications would require a new application to be submitted for

approval.
SUGGESTED MOTION:

Commissioner moved to recommend to the City Council to approve or deny the
Preliminary (Final) PUD and the Development Plan for Silver Leaf Development.

Following are the recommended conditions being recommended to become part of the PUD Modification.

Commissioner _seconded the motion.

ROLL CALL

Commissioner Ken Schmidt
Commissioner Bonnie Hermanutz
Commissioner Tim Jansky
Commissioner Bob Zabinski
Commissioner Jeff Blair

Motion (Approved) (Denied)



19 - 13% Avenue North (320) 252-6822 Phone * (320) 252-6955 Fax
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Planning Commission
PUD Guidelines for consideration of
Silver Leaf Hotel Development

The Planning Commission will hold a public hearing to hear from the public and the Developers on their proposed
development. Once the public hearing is closed, the Planning Commission will need to consider the PUD taking into

account the following requirements for approval.

Preliminary PUDs — Criteria for Approval.
A Preliminary PUD approval shall be granted by the city only if the applicant demonstrates that

1. The proposed project shall not be detrimental to present and potential surrounding land use.

2 Land surrounding the proposed development can be planned in coordination with the proposed
development and can be developed so as to be mutually compatible.

3 Streets and sidewalks, existing and proposed, are suitable and adequate to carry anticipated traffic
within the proposed project and in the vicinity of the proposed project, in light of the criteria set forth in
the Subdivision Ordinance and the comprehensive plan.

4. Services including potable water, sanitary sewer and storm drainage are available or can be
provided by the development prior to occupancy.

5. Each phase of the proposed development, as it is planned to be completed, contains the required
parking spaces, recreation spaces, landscape and utility areas necessary for creating and sustaining a
desirable and stable environment.

6. The project conforms with the purposes and standards prescribed in this chapter.

7. The project conforms to the Comprehensive Plan.

B. Conformance with the design standards and required improvements as set forth within the Subdivision
Ordinance.

Final PUDs — Criteria for Approval. Final PUD approval shall be granted by the City only if the applicant
demonstrates that the final PUD substantially conforms to the approved preliminary PUD., For the purposes of this
section, "substantially conforms" means that, as compared to the preliminary PUD, the final PUD contains no revisions
in density, uses, design or development standards or in the site plan, other than the minor changes pursuant to Subd. 11

of this chapter.



Staff Review of Preliminary PUD Requirements with Comments for

Silver Leaf Development

Preliminary PUDs — Contents of Complete Application.

A The applicant shall file with the City a preliminary development plan (five
large scale (2' X 3') copies and ten 11 X 17 reproducible copy), which includes the

following:
1. A legal description of the property proposed to be developed;

2. Total acreage to be developed and a nearby landmark reference point for
identification;

Bl A map of the subject property and surrounding area determined by the City to be
relevant for comprehensive planning, environmental assessment or zoning review
purposes, which shall depict comprehensive plan designations, zoning classifications
and existing land uses and utility mains/urban facilities including parks and streets;

4, A proposed site plan for the subject property depicting the following:

a. Topography at two-foot contours for slopes 15 percent or less and five-foot
contours for slopes over 15 percent;

b. Individual trees over eight inches in trunk diameter measured 32" above the
base of the trunk in areas to be developed or otherwise disturbed;

¢. Designated placement, location, and principal dimensions of lots, buildings,
streets, parking areas, recreation areas and other open space, landscaping areas
and utilities;

d. Ifthe developer owns or otherwise controls property adjacent to the

proposed development, a conceptual plan for such property demonstrating that
it can be developed in a compatible manner with the proposed development;

5. A conceptual landscape plan showing existing and proposed landscaping including
groundcover, shrubbery and tree species;

6.  Drawing and/or text showing scale, bulk and architectural character of proposed
structures;

7 For single-family PUDs, a narrative description of the project identifying the
number and location of lots which would be allowed if no regulations were modified;



8.  Special features including but not limited to critical areas and sites or
structures of historic significance;

9.  Text describing conditions or features which cannot be adequately
displayed on maps or drawings;

10. A narrative stating how the proposed development complies with the goals and
policies of the Comprehensive Plan;

11. A narrative stating how the proposed plan impacts adjacent property owners;
12. A narrative describing the public benefit of the proposed PUD;

13. A narrative describing proposed operation/maintenance of the development including
open areas, stormwater features and recreational facilities resulting from the subdivision;

14. If applicable, draft conditions, covenants and restrictions and other documents relating
to operation and maintenance of the development, including all of its open areas and
recreational facilities;

15. Information normally required within the underlying zoning classification relating to site
plan review.

16. Other information required by the City.

STAFF COMMENTS: The above items have been reviewed by staff and have been
submitted to the City as part of their application. Staff believes the applicants have met
these criteria.

B. The applicant may submit to the City proposed development standards which, if
approved by the City, shall become a part of the preliminary plan in lien of the requirement of
subsection (A)(2) of this section for specifying placement, location and principal dimensions of
buildings, streets, and parking areas. This alternative process is intended to accommodate the need
for flexibility in large scale non-single-family developments, while insuring that sufficient
information as to the nature of the development is available upon which to base a decision
concerning the preliminary development plan. Proposed development standards shall specifically
set forth parameters for location, dimensions and design of buildings, streets and parking areas.

STAFF COMMENTS: The proposed plan meets many of the zoning requirements that
are specific to the B-3 Second Street South Corridor. The following are items that are
requesting to be varied from as part of the application:

Parking Requirements: The two hotels that are planned to be developed offer more
parking than what is required by the Zoning Ordinance. The Select Service Hotel will
have 130 parking spaces and only requires 109 spaces. The Extended Stay Hotel will
have 138 spaces and only requires 106 spaces. Collectively this is an additional 53
spaces than required by the Zoning Ordinance. The Conference Center parking requires
218 spaces and provided is 171 spaces. This leaves a shortage of 47 parking spaces. The
overall plan addresses this parking by the additional 53 parking spaces that the two hotels



have within their sites. The idea for the plan is to share parking and collectively they
exceed the parking requirements by 6 spaces. As part of the approval process on this site,
staff would recommend requiring a cross access agreement for parking to ensure that if
the property in the future is owned by separate entities, the need to have adequate parking

can be accomplished with this agreement.

Setback Requirements: The setback for the B-3 Second Street South Corridor is 30 foot
front yard, 10 foot side yard, and 20 foot rear yard. In reviewing the plans, all three lots
meet the front yard and rear yard setbacks. The side yard setbacks are met on the end lots
on one side but because the proposal shows the three buildings to be adjoining, they
would not meet the side yard setback on their adjoining sides. As a result this constitutes

a need to vary from this requirement.

Proposed Elevated Signs: The plan shows three new signs. Along Division Street, they
are proposing a new monument sign that appears that it would be in compliance with the
Zoning Ordinance. Along 6™ Avenue South, they are proposing two signs to be very
close together. Our Sign Ordinance does allow for two signs on corner lots but it does
require a separation of 100 feet between the two signs. As shown, this separation is not
100 feet and the planning commission would need to consider whether they are
comfortable with the plans as proposed or can choose to modify this. One of these signs
is a monument sign that appears that it would be in compliance with the Zoning
Ordinance. The other proposed sign along 6™ Avenue would be a 40 foot elevated sign
that would be in compliance with our square footage requirements but it does exceed the
height requirement. Our maximum height is 20 feet. The other sign located on Lot 3 of
Block 2 of the proposed Silver Leaf addition would also be an additional 40 foot elevated
sign that would also exceed the height requirement for signage. The developer has
proposed the locations but the specifics of what the signs would look like as not been

provided at this time.



Staff Review of Final PUD Requirements with Comments for
Silver Leaf Development

Within 12 months following the approval of the preliminary PUD, the applicant shall file a final PUD
conforming to the approved preliminary PUD. The final PUD shall include the following:

1. A survey of the property, showing for all areas to be developed or disturbed existing features,
including topography at two-foot contours for slopes 15 percent or less and five-foot contours for
slopes over 15 percent, buildings, structures, trees over eight inches in trunk diameter measured 32"
above the base of the trunk, streets, utility easements, rights-of-way, and existing land uses;

2. Floor elevations and sample drawings of project structures and improvements;

3. Proposed final conditions, covenants and restrictions (CC&Rs) and other documents relating to
operation and maintenance of the development, including all of its open areas and recreational facilities,
which CC&Rs and other documents shall be recorded upon final PUD approval;

4. Proposed final agreements which may have been required as conditions of preliminary PUD
approval,

5. A development schedule;

6. The following plans and diagrams:

a. An off-street parking plan;

b. A circulation diagram indicating the proposed movement of vehicles and pedestrians
within the planned unit development, and to and from existing and programmed thoroughfares;
any special engineering features and traffic regulating devices needed to facilitate or insure the
safety of this circulation pattern must be shown;

c. Landscaping and tree planting plan, including site grading;
d. A topographic map or model of the site and surrounding vicinity;

B. In the event that development standards were submitted and approved as part of the
preliminary development plan, development standards shall be made binding upon all future
developers of the property in a manner acceptable to the city and may be submitted in lien of
elevation and perspective drawings of project improvements.

STAFF COMMENTS: Provided there are not major revisions to the Development Plan as proposed by the
Developer, staff would recommend approval of the Final PUD conditioned upon staff review that all the items

listed above have been met.
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LEAF ADDITION

PRELIMINARY PLAT

SILVER

A REPLAT OF PARTE OF WHITNEY GARDEN LOTS
CITY OF WAITE PARK, STEARNS COUNTY, MINNESOTA
TIICATE. AN ACE
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