
 
 
 
 
 

INVER GROVE HEIGHTS 
PLANNING COMMISSION AGENDA 

 
TUESDAY, March 15, 2011 – 7:00 p.m. 

City Council Chambers - 8150 Barbara Avenue 
 
 
1. CALL TO ORDER 
 
 
2. APPROVAL OF PLANNING COMMISSION MINUTES FOR JANUARY 18 AND 

FEBRUARY 15, 2011 
   
 
3. APPLICANT REQUESTS AND PUBLIC HEARINGS 

 
3.01 RJ RYAN CONSTRUCTION– CASE NO. 11-02CA 

Consider a Conditional Use Permit Amendment to add an addition to the 
existing auto sales building located at 1290- 50th Street. 

 
Planning Commission Action _______________________________________ 

 
 

3.02 CITY OF INVER GROVE HEIGHTS - GERTENS – CASE NO. 11-01Z 
Consider a Rezoning from A, Agricultural to Comm PUD, Commercial 
Planned Unit Development for the parcel located on the NE corner of Upper 
55th and Blaine Avenue.  

  
Planning Commission Action _______________________________________ 

 
 

3.03 RIVER COUNTRY CO-OP– CASE NO. 11-03CA 
Consider a Conditional Use Permit Amendment to add an addition to the 
existing convenience store along with other property improvements for the 
property located at 3240 – 57th Street. 

 
Planning Commission Action _______________________________________ 

 
 

 
4. OTHER BUSINESS 
  
 
5. ADJOURN   



 
PLANNING COMMISSION MINUTES - CITY OF INVER GROVE HEIGHTS 

 
 

Tuesday, January 18, 2011 – 7:00 p.m.  
City Hall Chambers - 8150 Barbara Avenue 

 
Chair Bartholomew called the Planning Commission meeting to order at 7:00 p.m. 
 
Commissioners Present: Tom Bartholomew 

Pat Simon 
Dennis Wippermann 
Tony Scales 
Paul Hark 
Christine Koch 
Harold Gooch 
 

Commissioners Absent: Damon Roth 
Mike Schaeffer     

 
Others Present:  Allan Hunting, City Planner 
           
 
APPROVAL OF MINUTES 
The minutes from the December 7, 2010 meeting were approved as submitted. 
 
 
APPLICANT REQUESTS AND PUBLIC HEARINGS 
There were no public hearings. 
 
 
OTHER BUSINESS 
Mark Borgwardt, Park Superintendent, explained that the City received a grant from Dakota County 
Active Living Program to conduct a Trail Gap Study.  City staff and Hoisington Koegler Group Inc. 
are requesting that the Planning Commission either confirm or recommend modifications to the list 
of trail prioritization criteria and the draft gap map which identifies key gaps in the City’s trail and 
sidewalk system.  He advised there will be community review as well and hopefully a final trail 
improvement map and recommendations will go to City Council in February or March.  Mr. 
Borgwardt discussed the draft trail gap criteria for prioritization, including 1) connecting existing 
trails and sidewalks, 2) connecting residents to key destinations, 3) trails being located primarily in 
the developed area of the City, 4) enhancing safety, 5) minimal land use concerns, 6) creating loop 
trail opportunities, 7) using available right-of-way, 8) determining whether it was feasible and cost 
effective, and 9) can it be coordinated with planned road improvements.  He then asked 
Commissioners for their input regarding prioritization criteria. 
 
Commissioner Wippermann asked if the nine criteria just mentioned included the recommendations 
from the Park and Recreation Commission.  
 
Mr. Borgwardt replied that both the Park and Recreation Commission and City Council agreed with 
the proposed criteria and did not recommend any additional criteria.  They did, however, 
recommend additional trail segments, including a trail segment connecting the college, library, and 
high school, as well as a trail segment near the Moose Lodge and along Cliff Road in Southern 
Lakes.     
 
Commissioner Gooch asked how many of these areas would have a separate sidewalk 
constructed rather than just striping the street, to which Mr. Borgwardt replied that wherever 
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possible the preferred route would be a detached trail or sidewalk as opposed to a painted 
shoulder.     
 
Commissioner Gooch asked if they were proposing to create a trail from Babcock to South Robert 
along upper 55th as opposed to a wide shoulder, to which Mr. Borgwardt replied in the affirmative.  
Mr. Borgwardt advised that City Council expressed an interest in having a connection to Robert 
Trail.   
 
Commissioner Gooch asked for clarification of Gaps P and C. 
 
Mr. Borgwardt explained that they are proposing to run a trail along 70th Street from the golf course 
to South Robert Trail and also to run a section of sidewalk along Upper 55th in front of the 
abandoned gas station where there currently is a gap.    
 
Commissioner Gooch asked if they planned to complete the proposed bituminous trails indicated 
with a dotted yellow line.   
 
Mr. Borgwardt replied in the affirmative, stating they would need direction from the City Council on 
prioritization as well as input from Public Works as to what would be the most feasible from a street 
reconstruction point of view.    
 
Commissioner Simon noted that the existing trail shown along Babcock between 70th and 75th 
Streets was actually located on the east side of Babcock rather than the west side as shown.   
 
Mr. Borgwardt advised he would correct the map. 
 
Commissioner Hark asked if the intent was to make all trails equally accessible to pedestrians and 
bikers, stating that people were more likely to ride bikes rather than walk in the less populated 
areas such as Gap K along Courthouse Boulevard, and therefore perhaps an on-road trail would 
be sufficient.  Trails in the denser portions of the City, however, were more likely to cater to 
pedestrian traffic and would benefit from a separated bituminous trail.  He noted there were many 
proposed bituminous trails in the Northwest Area.   
 
Mr. Borgwardt stated this study does not address the Northwest Area; the proposed trails in that 
area come from the Comprehensive Plan.  He stated they concentrated mostly on the developed 
portion of the City and would likely construct multi-purpose trails for both bike and pedestrian 
traffic. 
    
Commissioner Hark asked for clarification of how the City would complete existing trail gaps, to 
which Mr. Borgwardt replied they have not identified materials yet (concrete vs. bituminous) and 
specific trail locations would depend on available right-of-way.     
 
Commissioner Hark stated there could be a large cost savings in building an on-road trail primarily 
for biking versus a separated bituminous trail for pedestrians.   
 
Mr. Borgwardt showed a brief video from Blue Cross Blue Shield regarding active living.    
 
Chair Bartholomew recommended that the prioritization criteria be approved as stated.  He asked if 
there were any recommended changes to the trail gap map.   
 
Jim Huffman, 4237 Denton Way, stated the Park Commission was concerned about the Southern 
Lakes trail that dead ended at Cliff Road.  For the safety of residents, they would like a trail built 
along Cliff Road.   
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Chair Bartholomew asked if City Council removed the proposed Southern Lakes trail from the 
Comprehensive Plan, to which Mr. Hunting replied he did not recall which specific segments were 
removed. 
 
Commissioner Simon asked if the existing Southern Lakes trail was constructed of birch bark, to 
which Mr. Huffman replied that it had since been paved. 
 
Chair Bartholomew asked why the recommended trail segment for Southern Lakes was not shown 
on the trail gap map, to which Mr. Huffman replied that it was and that he was here to show his 
support for it. 
 
Commissioner Simon asked who prepared the basic recommendations, to which Mr. Huffman 
replied the Park and Recreation Commission.  
 
Commissioner Simon asked if it would help if the Planning Commission stated they supported the 
proposed Southern Lakes trail segment, to which Mr. Huffman replied in the affirmative. 
 
Commissioner Wippermann asked where the proposed extension would be located, to which Mr. 
Huffman replied the trail would come out of the southern end of Southern Lakes and continue west 
on Cliff Road to Alison Way.  He advised the County would grant an easement for its construction.   
 
Commissioner Wippermann stated the proposed Southern Lakes segment would meet the criteria 
for creating a loop trail opportunity.     
 
Mr. Borgwardt questioned whether it would meet the criteria for being located in the developed 
area of the City, to which Commissioner Wippermann advised that Southern Lakes was a 
developed area of the City and it should therefore meet that criteria as well. 
 
Chair Bartholomew suggested the Commission vote on both requests on a white ballot.   
 
Motion by Commissioner Simon, second by Commissioner Hark, to approve the listed trail criteria 
for prioritization and the map of trail and sidewalk gaps with the addition of the Cliff Road gap near 
Southern Lakes. 
 
Motion carried (7/0).   
 
 
ADJOURNMENT 
Chair Bartholomew adjourned the meeting at 7:49 PM. 
 
Respectfully submitted,  
 
Kim Fox  
Recording Secretary 



 
PLANNING COMMISSION MINUTES - CITY OF INVER GROVE HEIGHTS 

 
 

Tuesday, February 15, 2011 – 7:00 p.m.  
City Hall Chambers - 8150 Barbara Avenue 

 
Chair Bartholomew called the Planning Commission meeting to order at 7:00 p.m. 
 
Commissioners Present: Tom Bartholomew 

Pat Simon 
Tony Scales 
Paul Hark 
Harold Gooch 
Damon Roth 
Mike Schaeffer 
 

Commissioners Absent: Christine Koch (excused)     
    Dennis Wippermann (excused) 
 
Others Present:  Tom Link, Community Development Director 

Allan Hunting, City Planner 
           
 
APPLICANT REQUESTS AND PUBLIC HEARINGS 
There were no public hearings. 
 
 
OTHER BUSINESS 
Tom Link, Director of Community Development, gave a presentation regarding the Concord 
Boulevard Neighborhood.  He explained the history of the area, including the recently restored 
Historic Rock Island Swing Bridge.  He advised that in the 1990’s residents and businessmen 
approached City Council regarding reinvigorating and redeveloping the Concord Area.  As a result, 
the City hired a consultant to perform a Neighborhood Land Use Study of the Concord Area, which 
included a significant amount of neighborhood involvement.  A key element of the plan was a 
riverfront park.  A master plan for Heritage Village Park was prepared which, among other things, 
emphasized the historical aspect of the park.  As a result of these planning activities, the  City 
acquired the old railroad property as tax forfeit, conducted a series of environmental investigations, 
and commenced remediation of groundwater and soil contamination.  That environmental cleanup 
continues today, with another years worth of work remaining.  The City obtained grant funds and 
started to acquire properties in the Doffing Avenue Neighborhood from willing sellers, as well as 
acquiring several blighted properties along Concord Boulevard with the help of the Dakota County 
Community Development Agency (CDA).  Mr. Link advised that the City has acquired 20 properties 
in the Doffing area from willing sellers, with 11 properties remaining.  More recently, the City 
reviewed the Concord Neighborhood as part of its Comprehensive Plan Update.  The 
Comprehensive Plan shows the 80-acre Heritage Village Park Master Plan, the Rock Island Swing 
Bridge Park, the marinas as permanent commercial, and mixed use along the Concord frontage.  
Mr. Link showed the various parts of the updated Heritage Village Park Master Plan, including the 
less intense open space area to the north, the more active use area to the south, and the 
Mississippi River Regional Trail (MRRT) running throughout the park.     
 
Commissioner Simon asked for clarification of a walking bridge that had previously been 
discussed. 
 
Mr. Link stated the walking bridge shown in earlier plans over the railroad tracks and Concord 
Boulevard has now been removed, in large part because of cost.  He advised that the park will 



Planning Commission Minutes  Page 2 
February 15, 2011 
 
 
feature internal trails as well as the County regional trail, which begins in Coon Rapids and extends 
down to Hastings.  He advised that reconstruction of the Historic Rock Island Swing Bridge will 
hopefully be completed by summer 2011, with the parking lot and 66th Street trailhead being 
constructed later on this year.     
 
Chair Bartholomew asked if the property on the west side of the pond near 62nd Street had recently 
been acquired by the City, to which Mr. Link replied in the affirmative.    
 
Commissioner Hark asked if the park property was elevated enough above the river to alleviate 
fear of flooding. 
 
Mr. Link replied that the City anticipates occasional flooding as much of the property lies in the 100 
Year Floodplain.  However, the park is designed in such a way that it can flood in certain parts 
without causing serious damage.  He advised that the City has a standard protocol for managing 
flooding.   
 
Mr. Link then discussed upcoming studies.  He advised that the City is in the process of selecting a 
planning consultant to update the 1998 Concord Neighborhood Plan.  The update will determine 
appropriate land use designations for neighborhood properties, identify potential redevelopment 
sites, and involve the residential neighborhood and Concord business community in the planning 
process.  Mr. Link stated the Planning Commission will be involved in the Concord Neighborhood 
Plan Update which will take place in 2011.  Once that is complete, the City will select a consultant 
to assist with the preparation of design guidelines and conduct a study of market strategies of the 
selected site(s).  This will take place in 2012 and will be funded primarily by a Metropolitan Council 
Livable Communities Grant and will be undertaken in close cooperation with the City of South St. 
Paul, Dakota County CDA, Progress Plus, and Concord neighborhood residents and businesses.  
Once these studies are complete, the City will seek a developer to undertake redevelopment of the 
Concord Boulevard Neighborhood.  He advised that the goal is to encourage more commercial and 
business activity, strengthen the residential neighborhood, and continue the existing pedestrian-
oriented mixed use development pattern.   
 
Commissioner Simon referred to the fill being placed on the park site and asked if it was close to 
completion, to which Mr. Link replied in the affirmative.  He added that the fill was acquired free of 
charge from contractors working in the area.     
 
Chair Bartholomew asked if the regional trail running from Coon Rapids to Hastings was near 
completion, to which Mr. Link replied in the affirmative.   
 
Chair Bartholomew asked if the intent was for the trail to run down to Spring Lake Park in Hastings, 
to which Mr. Link replied in the affirmative.  He stated the trail would hopefully improve economic 
development as well as be a recreational asset. 
 
Commissioner Gooch asked if park visitors would be allowed to walk out onto the Rock Island 
Swing Bridge, to which Mr. Link replied in the affirmative.   
 
Commissioner Gooch asked if Cameron Liquor was still planning to relocate to Concord Boulevard, 
to which Mr. Link replied in the affirmative, stating they were anticipating a Fall 2011 opening.  
 
Chair Bartholomew asked if the County issues with Cameron’s were resolved, to which Mr. Hunting 
replied there had never been any issues with access and they were still discussing final dollar 
amounts regarding relocation and acquisition.    
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Elections 
Motion by Commissioner Gooch, second by Commissioner Simon to reappoint Tom Bartholomew 
as Chair of the Inver Grove Heights Planning Commission. 
 
Motion by Commissioner Gooch, second by Commissioner Roth, to reappoint Paul Hark as Vice-
Chair and Pat Simon as Secretary of the Inver Grove Heights Planning Commission.   
 
Both motions carried (7/0).   
 
 
ADJOURNMENT 
Chair Bartholomew adjourned the meeting at 7:56 PM. 
 
Respectfully submitted,  
 
Kim Fox  
Recording Secretary 



 P L A N N I N G    R E P O R T  
 CITY OF INVER GROVE HEIGHTS 
 
 
 
REPORT DATE:    March 9, 2011   CASE NO:  11-02CA 
 
HEARING DATE:  March 15, 2011 
 
APPLICANT:   RJ Ryan Construction  
 
PROPERTY OWNER: Inver Grove Hyundai 
 
REQUEST: A conditional use permit amendment to add an addition to the existing auto sales 

building.  
 
LOCATION:   1290 – 50th Street    
 
COMPREHENSIVE PLAN:   RC, Regional Commercial  
 
ZONING:   B-3, General Business 
 
REVIEWING DIVISIONS: Planning  PREPARED BY:   Heather Botten 
    Engineering     Associate Planner 
_______________________________________________________________________ 
 
BACKGROUND 
A Conditional Use Permit was approved in 1997 for outdoor sales and storage associated with car 
sales. The applicant is requesting a conditional use permit amendment to add an 860 square foot 
addition to the existing building; the addition would accommodate more vehicles in their write-
up area.  No additional impervious surface is proposed to be added on the property.  
 
The specific request consists of the following: 
 

A.) A Use Permit AmendmentConditional  to add an addition to the existing 
auto sales building. 
 

 
EVALUATION OF THE REQUEST 
The following land uses, zoning districts, and comprehensive plan designations surround the 
subject property: 
 
 North   Saturn dealer; zoned B-3; guided RC, Regional Commercial 

East Best Buy; zoned B-3; guided RC, Regional Commercial 
 South  Highway/right-of-way 

West Ford/right-of-way; zoned B-3; guided RC, Regional Commercial 
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 SITE PLAN REVIEW 
 Setbacks.  The proposed building addition is located over 80 feet from the closest property line, 
exceeding setback requirements.    
 
Parking Lot.  No changes are being proposed to the parking lot.   
 
Access.  Access to the site is not changing; there is one entrance off of 50th Street along the north 
side of the property.   
 
Tree Preservation/Landscaping.  Landscaping was approved with the original CUP based on 
the site perimeter; no additional landscaping is required with the proposed addition. 
 
Engineering.  Engineering has reviewed the request and has commented that they take no 
exceptions to the proposed plans.  
 
 
GENERAL CONDITIONAL USE PERMIT REVIEW 
This section reviews the plans against the CUP criteria in the Zoning Ordinance (Section 10-3A).  

 
1. The use is consistent with the goals, policies and plans of the City Comprehensive Plan, 

including future land uses, utilities, streets and parks. 
 
The use is consistent with the goals, policies, and plans of the Comprehensive 
Plan.  The future land use of this parcel is Regional Commercial and automobile 
sales is consistent with the uses envisioned in this district.  
 

2. The use is consistent with the City Code, especially the Zoning Ordinance and the intent 
of the specific Zoning District in which the use is located. 

 
The applicant’s property is zoned commercial. The land use of auto sales is 
consistent with the intent of the B-3 zoning district.  

 
3. The use would not be materially injurious to existing or planned properties or 

improvements in the vicinity. 
 

 The proposed addition would not have a detrimental effect on public 
improvements in the vicinity of the property.   
 

4. The use does not have an undue adverse impact on existing or planned City facilities and 
services, including streets, utilities, parks, police and fire, and the reasonable ability of the 
City to provide such services in an orderly, timely manner. 
 
The building addition does not appear to have any negative effects on City 
facilities or services.   
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5. The use is generally compatible with existing and future uses of surrounding properties, 

including:   
i. Aesthetics/exterior appearance 
The proposed building addition would be constructed with similar 
materials as the existing building.  
ii. Noise 
The proposed addition would not generate noises that are inconsistent with 
B-3 zoning 
iii. Fencing, landscaping and buffering 
No changes are being proposed to the landscaping on the site.  

 
6. The property is appropriate for the use considering: size and shape; topography, 

vegetation, and other natural and physical features; access, traffic volumes and flows; 
utilities; parking; setbacks; lot coverage and other zoning requirements; emergency 
access, fire lanes, hydrants, and other fire and building code requirements. 
 
Access to the site is not changing.  The amount of traffic would not be out of the 
ordinary for a commercial area.   Setbacks exceed code requirements and the 
parking configuration is not changing.  
 

7. The use does not have an undue adverse impact on the public health, safety or welfare. 
 

 This use does not appear to have any negative effects on the public health, safety 
or welfare.  
 

8. The use does not have an undue adverse impact on the environment, including, but not 
limited to, surface water, groundwater and air quality. 

 
The proposed addition would not generate any additional surface water or 
groundwater runoff as no additional impervious surface is being added to the 
property.  

 
 
ALTERNATIVES 
The Planning Commission has the following actions available on the following requests: 

 
A. Approval. If the Planning Commission finds the application to be acceptable, the 

following action should be taken: 
 

• Approval of a Conditional Use Permit Amendment for automobile and off highway 
vehicles sales to allow an addition to the existing building subject to the following 
conditions (the conditions listed are carried over from the existing CUP, no new 
conditions are being proposed): 
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1. The site shall be developed in substantial conformance with the following plans on 

file with the Planning Department except as may be modified by the conditions 
below. 
  Site Plan    dated 02/16/11 
  Building Elevations   dated 02/04/11 
  Civil Plan Set    dated 05/27/97 
  Landscaping    dated 05/27/97 
  

2. The City Code Enforcement Officer, or other designee, shall be granted right of 
access to the property at all reasonable times to ensure compliance with the 
conditions of this permit.  
 

3. All signage shall be in conformance with the sign regulations of the City.  
 

4. All display pennants, flags, searchlights, balloons, and other similar devices shall 
be limited to no more than 10-days per calendar year.  Use of such devices shall 
require a sign permit.  

 
5. No employee or customer parking shall be allowed on 50th Street East.  

 
6. Customer and employee parking shall be clearly signed and no display vehicles 

shall be allowed in this area.  
 

7. Resolution No. 6584 shall become null and void and shall be replaced by the 
terms of this conditional use permit. 

 
 

B. Denial. If the Planning Commission does not favor the proposed application the 
above request should be recommended for denial.  With a recommendation for denial, 
findings or the basis for the denial should be given. 
 
 

RECOMMENDATION 
Based on the information in the preceding report and the conditions listed in Alternative A, staff 
is recommending approval of the request. 
 
 
Attachments: Zoning/Location Map 
  Narrative 
  Site Plan 
  Elevations and Floor Plan 
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PUD, Planned Unit Development
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 P L A N N I N G    R E P O R T  
 CITY OF INVER GROVE HEIGHTS 
 
 
 
REPORT DATE:   March 10, 2011    CASE NO:  11-01Z 
 
APPLICANT:  City of Inver Grove Heights 
 
PROPERTY OWNER:  GLC Properties, LLC 
      
REQUEST:  Rezoning 
 
HEARING DATE:  March 15, 2011 
    
LOCATION:  5500 Blaine Avenue  
 
COMPREHENSIVE PLAN:  RC, Regional Commercial     
 
ZONING:  A, Agricultural 
 
REVIEWING DIVISIONS: Planning   PREPARED BY: Allan Hunting 
    Engineering      City Planner 
_______________________________________________________________________ 
 
BACKGROUND 
 
Gertens recently applied for a PUD Amendment to add an additional 300,000 square feet of 
greenhouse space to the Gerten Greenhouse operation.  The City Council approved the request on 
February 28, 2011.  Part of the discussion and part of Staff recommendation for the PUD 
amendment was to request the City Council initiate a rezoning of the parcel that is located at the 
corner of Upper 55th Street and Blaine Avenue.  The parcel is owned by Gerten Greenhouses and is 
currently being used for open storage of plant material.  The property is currently zoned A, 
Agricultural.  The parcel in question is 10.7 acres in size.  The property currently contains 
approximately 90-95% growing fields.  
 
Based on Council direction, staff has initiated the public hearing process to consider the rezoning 
of the corner parcel at Upper 55th Street and Blaine Avenue (see attached maps).   Gertens has 
indicated they do not object to the rezoning petition, however, they have not stated their position 
on this matter. 
 
The specific requests consist of the following: 
 
a) Rezoning of the parcel from A, Agricultural District to Comm PUD, Commercial Planned 

Unit Development District. 
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EVALUATION OF THE REQUEST 
 
The following land uses, zoning districts and comprehensive plan designations surround the 
subject property: 
 
North  Gerten Greenhouses; zoned PUD, guided RC 
 
East Gertens growing fields; zoned PUD; guided RC 
 
West Retail strip centers, office building, office building; zoned PUD; guided RC 
 
South Commercial buildings, office buildings; zoned PUD; guided RC, Office 
 
HISTORY 
 
Gertens has gone through a number of changes and expansions over the years.  The first city 
approval was in 1989 and the latest approval occurred in 2003.  Up until 1998, there were 9 
conditional use permit approvals that governed the land use.  The business has increased in size 
by expanding its retail store and expanded its greenhouses and growing fields, primarily on the 
east side of Blaine Avenue. In 1998, the City approved several ordinance changes and PUD 
approvals to govern the use through the Bishop Heights PUD rather than through conditional use 
permits.  Currently, Gertens is governed primarily by one ordinance which covers and regulates 
the facilities on the east side of Blaine.  There is a separate ordinance that covers the facilities on 
the west side of Blaine, the “rock and block yard”, a temporary use, and the professional services 
office building.  A planned unit development approval provides additional conditions of approval 
for the business.  There are some portions of the business that are not governed under any current 
city approvals.  These areas include the two growing fields on the south side along Upper 55th 
Street (which were established around 2002) and growing fields on the far eastern portion of the 
site at the end of Brent Avenue.  The use of these parcels has been the subject of much discussion 
over the years between the City and Gertens.  No definitive land use policy decision has been 
made by the Council on this matter to date.  
 
The Southeast Quadrant of Interstate 494 and the Lafayette Freeway (Highway 52) has been 
recognized as a premier gateway property to Inver Grove Heights.  The City’s vision for this area, 
including the Gerten Greenhouse property, is to encourage high quality commercial uses that 
would enhance the City’s image, increase employment opportunities and create a substantial tax 
base, and provide a diversity of goods and services. 
 
The City has anticipated regional commercial development in the Southeast Quadrant for many 
years.  Planning for commercial development for this part of the City began back in 1985 when the 
first land use study which emphasized commercial development was completed.  Further studies 
were done and comprehensive plan amendments were approved over the years to change the 
emphasis of the quadrant from residential to provide substantially more retail and commercial 
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uses.  The City’s goal throughout these planning efforts was consistent – to encourage significant 
commercial development in the Southeast Quadrant.  The City’s vision has materialized for much 
of the quadrant starting in 1997 when construction began on the 16-screen theater and hotel.  Since 
that time, the quadrant has seen the construction of other hotels, restaurants, a gas station, bank, 
office building, automobile service stores and three strip center commercial buildings.  There are 
still some highly visible parcels yet to redevelop in the quadrant with considerable commercial 
potential. 
 
REZONING 
 
When the City adopted the 2020 Comprehensive Plan, all of the land in the Southeast Quadrant 
was designated RC, Regional Commercial.  In 2001, the City began the process of both updating 
the zoning map so it would be consistent with the comprehensive plan and updating the zoning 
ordinance.  During the zoning ordinance update, zoning categories were created to address the 
undeveloped land within the Southeast Quadrant because the PUD ordinance specific to the 
southeast quadrant or Bishop Heights, is modified each time to address that specific use.  There 
needed to be categories with allowed and conditional uses for the undeveloped property.  Three 
different planned unit development categories were created; Comm-PUD, Office-PUD and MF-
PUD Multiple Family PUD.  All were designed something like holding zones such that the zoning 
was consistent with the comprehensive plan and therefore any development application required 
rezoning and PUD approval to be added to the Southeast Quadrant. 
 
Other properties within the Southeast quadrant without an approved PUD plan were rezoned to 
the Comm-PUD category in 2002.  Staff is recommending the subject parcel be zoned to Comm-
PUD.   
 
The Zoning Ordinance identifies a purpose for the Comm-PUD district which is as follows: 
 

“The Lafayette neighborhood is a unique area to the city and is the subject a component of 
the city comprehensive plan.  The Lafayette neighborhood comprehensive plan 
component encourages growth in the area by means of the planned unit development 
approach.  As commercial uses or developments are proposed in the neighborhood and 
are found compatible by the city, the ordinance specific to the Lafayette neighborhood will 
be amended by adding the new use/development for the subject property.” 
 

The term “Lafayette neighborhood” referenced in the zoning ordinance is an old reference name 
for the Southeast Quadrant or Bishop Heights Area.  This old section of the 2020 comprehensive 
plan was folded into the land use section of the 2030 plan.  What the district was set up to do was 
to provide a general guidance for the type of uses allowed in the area and acknowledged that any 
development would still need city council approval and an amendment to the PUD ordinance 
governing the southeast quadrant before construction could begin. 
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The zoning ordinance provides a list of the uses that are either conditional uses or accessory uses. 
The list was set up rather narrow deliberately to give a feel of the allowed uses, yet it is recognized 
that similar uses would be considered as part of a PUD application for development.  The PUD 
approach was used to provide the city some flexibility in use type.  As stated earlier, the city’s 
vision for the area is to provide a broad mix of commercial retail, service and office uses that are of 
an intensity of a regional scale.   The types of uses listed in the ordinance include: 
 
Non retail Art Studio 
Bakeries – retail 
Barber/beauty shop 
Bicycle sales and repair 
Bookstore 
Construction office/trailer, temporary 
Copy center 
Dessert shop 
Dry cleaning/laundry 
Essential services 
Gift shop 
Jewelry store 
Liquor store 
Medical and dental clinics 
 

Medical complexes and facilities 
Motel/hotel 
Music studio – non retail 
Office building 
Optical/eyewear sales 
Photography studio 
Picture framing 
Professional Offices 
Research and development facilities 
Restaurant (non fast food) 
General Retail 
Dance, exercise studios 
Tanning salon 
Theater (movie) 
Veterinary clinic 
 

 
This list was meant to show the direction of the type of uses the City wanted for the area.  As each 
parcel of land develops, the particular proposed use is then added specifically to the overall PUD 
zoning for the area.  There some parcels that have been approved with uses not shown on the 
above list.   
 
To further the City’s goal of achieving retail/office uses in the quadrant and especially along 
Upper 55th Street, the subject parcel at the corner of Upper 55th and Blaine should be looked at for 
rezoning to Comm PUD is important.  The parcel is currently zoned A, Agricultural and has 
growing fields on it.  In order to further protect the City’s interests, a rezoning of this parcel to 
Comm PUD would be consistent with the Comprehensive Plan designation which is RC, Regional 
Commercial and would be consistent with the goal of retail or office uses along the Upper 55th 
Street frontage.  With this zoning, the site could remain as a growing field, but would not be 
allowed to expand with any other structures or greenhouses without Council approval of an 
amendment to the existing PUD. 
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COMPREHENSIVE PLAN CONSISTENCY 
 
The property along both sides of Blaine, north of Upper 55th, including the subject parcel is guided 
RC, Regional Commercial.  The 2030 Comprehensive Plan identifies the Regional Commercial 
designation as the following: 
 

“Regional commercial areas are lots or parcels containing large-scale retail sales and 
services along arterial roadways that serve the region.  As the name implies, goods and 
services offered in such areas appeal to a wide range of consumers, many whom are 
willing to travel a significant distance to patronize various business establishments.  
Regional Commercial districts are intended for large “big box” users.  These types of uses 
serve as anchors for other small to mid-sized commercial uses that benefit by the traffic 
generated by the anchors.” 
 

The Comprehensive Plan identifies this portion of the City (southeast quadrant) as a developing 
area bounded by I-494, the Lafayette Freeway and Upper 55th Street which has excellent exposure 
to regional transportation facilities. 
 
Some of the Regional Commercial Areas Policies that are relevant to this application include: 
 
“1. Provide regional commercial areas to supply goods and services that appeal to a broad 

base of customers.” 
 
“6. Require high quality building materials for structures in regional commercial areas.” 
 
“9. Consider long term strategies for future reuse/reconfiguration of regional commercial 

centers during the initial planning stages.” 
 
“10. Encourage a mix of commercial uses within regional centers that share varying peak 

period traffic and parking patterns to help manage traffic congestion and allow for shared 
parking opportunities.” 

 
The City has had a long standing goal of encouraging commercial development throughout the 
city and the Southeast Quadrant is recognized as one of the primary areas for such development. 
Cities, including Inver Grove Heights, seek commercial development to achieve an expanded tax 
base, increase employment and provide a greater diversity of goods and services for the residents.  
 
Development Potential for the Parcel.  Staff did a conceptual comparative analysis of the land area 
requested to be rezoned to determine the type and amount of commercial or office development 
that could occur on this area.  Using aerial photography, staff overlaid a project in the area (Aspen 
Medical Building) on to the land that is used for growing fields along Upper 55th Street.  Based on 
this conceptual analysis, there does appear to be enough space along Upper 55th Street to have 
commercial or office development that would satisfy the primary goals of the City in this area to 
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provide a good tax base, expanded employment and providing a diversity of goods and services.  
For my analysis, I excluded areas that will be used for storm water ponding and the pipeline 
easement that exists on this property.  An office building of approximately 56,000 square feet 
could fit on the parcel. The potential for employee growth could be approximately 112 for the 
office building example.  
 
Storm Water Impact.  As part of the review of the greenhouse expansion, the Engineering 
Department looked at the storm water needs of the remaining undeveloped parcels in the 
Southeast Quadrant. Based on existing systems and modeling of storm events, with on-site 
improvements, storm water runoff from future development can be accommodated within the 
system. 
 
ALTERNATIVES 

 
The Planning Commission has the following actions available on the following requests: 
 
A. Approval. If the Planning Commission finds the application to be acceptable, the 

following action should be taken: 
  

• Approval of an Ordinance Amendment to Rezone the property from A, Agricultural 
District to Comm-PUD, Commercial Planned Unit Development District. 

 
 
B. Denial. If the Planning Commission does not favor the proposed application the 

above request should be recommended for denial.  With a recommendation for denial, 
findings or the basis for the denial should be given. 
 

RECOMMENDATION 
 
A rezoning would be consistent with the comprehensive plan designation for the property which 
is Regional Commercial.  The rezoning would also be consistent with other properties in the 
southeast quadrant that are zoned Comm-PUD before a specific development plan is approved.   
 
Attachments: Location Map 
  Comprehensive Plan Map 
  Current Zoning Map 
  Proposed Zoning Map   
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Comp Plan Map

Case No. 11-01Z

Subject Site

Legend

2030 Land Use Plan

parcels_051208.PPLU_HKGi

Rural Density Residential

Low Density Residential

Low-Medium Density Residential

Medium Density Residential

High Density Residential

Neighborhood Commercial

Community Commercial

Regional Commercial

Mixed Use

Office

Industrial Office Park

Light Industrial

General Industrial

Industrial Open Space

Public / Institutional

Public Park / Open Space

Private Open Space

Rail Road

Open Water / Wetlands
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Current Zoning Map

Case No. 11-01Z

Subject Site

Legend

A, Agricultural

E-1, Estate (2.5 ac.)

E-2, Estate (1.75 ac.)

R-1A, Single Family (1.0 ac.)

R-1B, Single Family (0.5 ac.)

R-1C, Single Family (0.25 ac.)

R-2, Two-Family

R-3A, 3-4 Family

R-3B, up to 7 Family

R-3C, > 7 Family

R-4, Mobile Home Park

B-1, Limited Business

B-2, Neighborhood Business

B-3, General Business

B-4, Shopping Center

OP, Office Park

PUD, Planned Unit Development

OFFICE PUD

Comm PUD, Commercial PUD

MF PUD, Multiple-Family PUD

I-1, Limited Industrial

I-2, General Industrial

P, Public/Institutional

Surface Water

ROW
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Proposed Zoning

Case No. 11-01Z

Subject Site

Legend

par_own selection

A, Agricultural

E-1, Estate (2.5 ac.)

E-2, Estate (1.75 ac.)

R-1A, Single Family (1.0 ac.)

R-1B, Single Family (0.5 ac.)

R-1C, Single Family (0.25 ac.)

R-2, Two-Family

R-3A, 3-4 Family

R-3B, up to 7 Family

R-3C, > 7 Family

R-4, Mobile Home Park

B-1, Limited Business

B-2, Neighborhood Business

B-3, General Business

B-4, Shopping Center

OP, Office Park

PUD, Planned Unit Development

OFFICE PUD

Comm PUD, Commercial PUD

MF PUD, Multiple-Family PUD

I-1, Limited Industrial

I-2, General Industrial

P, Public/Institutional

Surface Water

ROW



 P L A N N I N G    R E P O R T  
 CITY OF INVER GROVE HEIGHTS 
 
 
 
REPORT DATE:    March 9, 2011   CASE NO:  11-03CA 
 
HEARING DATE:  March 15, 2011 
 
APPLICANT/PROPERTY OWNER:  River Country Co-op 
 
REQUEST: A Conditional Use Permit Amendment for an automobile service station to allow 

an expansion of the existing building along with other property improvements. 
 
LOCATION:   3240 – 57th Street    
 
COMPREHENSIVE PLAN:   CC, Community Commercial  
 
ZONING:   B-3, General Business 
 
REVIEWING DIVISIONS: Planning  PREPARED BY:   Heather Botten 
    Engineering     Associate Planner 
_______________________________________________________________________ 
 
BACKGROUND 
The applicant is proposing to construct an addition and remodel to the existing vacant gas and 
service station located on the southwest corner of 57th Street and Carmen Avenue. The proposed 
plans include an 800 square foot addition and remodel, two additional fuel pumps and canopy, 
LP fill station, one additional buried fuel tank and additional landscaping.    
 
An automobile service station is a conditional use within the B-3 District.  A CUP was issued in 
1992 for the motor fuel station.    
 
The specific requests consist of the following: 
 
a) A Conditional Use Permit amendment for an automobile service station to allow an 

expansion of the existing building along with other property improvements. 
 
EVALUATION OF THE REQUEST 
The following land uses, zoning districts, and comprehensive plan designations surround the 
subject property: 
 
 North:   South St. Paul; residential  
 East:   South St. Paul; commercial 
 South   Zoned B-3, General Business; guided CC, Community Commercial 

West  KFC; zoned B-3; guided CC, Community Commercial 
 

 
CONDITIONAL USE PERMIT REVIEW 
Setbacks.  The proposed building addition and canopy exceed setback requirements and the 
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existing building and canopy also meet current setbacks.  All setback requirements have been 
met. 
 
Parking.  The applicant is proposing two additional fuel pumps.  The City Code allows the 
spaces at the fuel pumps to be counted as parking spaces.  The site requires 12 parking spaces 
total; the proposed site plan demonstrates 18 spaces, meeting the code requirements.  
 
Lot Coverage.  Allowable impervious surface coverage in the B-3 district is 100%.  While no 
additional impervious surface is being added, a calculation was done to determine compliance.  
The site currently contains approximately 82.5% impervious surface which falls under the 
allowed maximum. 
 
Landscaping.  The City Code requires 16 trees or the equivalent to be planted on site. The 
landscaping plan reflects the correct number of plantings.  The landscaping plan shall be 
modified to relocate the plantings out of the existing utility easement.      
 
Roof Top Equipment.  As a consistent policy of commercial development, any roof top equipment 
should be screened from view from the street.  If necessary, the form of screening will be 
reviewed at time of building permit. 
 
Screening. City Code requires trash enclosures to be screened from view by fencing consisting 
of wood, brick, or combination thereof.  The proposed screening complies with zoning code 
standards. 
 
Building Materials.  All four sides of the building shall have an equally attractive or the same 
fascia as the front of the building.  The proposed building materials comply with zoning code 
standards. 
 
Park and Recreation.  The Parks Department has reviewed the request and commented that the 
City is working on the identification of gaps in our trail and sidewalk system. There is a gap in the 
system between Cahill Avenue and 5th Street along 57th Street.  The City is kindly requesting the 
applicant grant a 15’ trail/sidewalk easement across the northern property line along 57th Street so 
that in the future, the City may consider the construction of a sidewalk/trail. The trail easement 
would be located over an existing 20’ utility easement located along the north property line.  
 
Engineering. The City, as a MS4 community, has been required by the Minnesota Pollution 
Control Agency (MPCA) to implement infiltration and storm water management practices in 
conjunction with redevelopment sites.  The non-degradation guidance is in place to reduce the 
volume of run-off, sediment, phosphorous, and total suspended solids leaving the site.   

 
In compliance with MPCA guidance, staff has discussed the addition of storm water quality 
facilities with the owner.  The owner has added a rain garden to their plans to treat the storm 
run-off from a portion of the existing impervious surface. Engineering has made some 
recommendations on conditions that should be added to the approval.  These conditions are 
included in the list of conditions at the end of this report.   The applicant shall continue to work 
with the City to secure final approval of the construction drawings. 



Planning Report – Case No. 11-03CA 
Page 3 
 
 
 
Fire Marshal Review.  All plans shall be subject to the review and approval of the City Fire 
Marshal for fire lane designation and the signage or marking of the fire lanes at time of building 
permit review. 
 
General CUP Criteria 
This section reviews the plans against the CUP criteria in the Zoning Ordinance (Section 10-3A).  
 

1. The use is consistent with the goals, policies and plans of the City Comprehensive Plan, 
including future land uses, utilities, streets and parks. 
 
The description of the Community Commercial District states that these areas are 
for lots that contain retail sales and services located along community collector 
and arterial roadways that serve the community.  The proposed expansion and 
remodel would provide goods and services that are needed by the residents of 
Inver Grove Heights in an existing community shopping node.  There would be 
no negative impacts on existing land uses, street systems or the park system.   
 

2. The use is consistent with the City Code, especially the Zoning Ordinance and the intent 
of the specific Zoning District in which the use is located. 
 

The applicant’s property is zoned commercial. The land use of an automobile 
service station is consistent with the intent of the B-3 zoning district.  

 
3. The use would not be materially injurious to existing or planned properties or 

improvements in the vicinity. 
 

The surrounding property is developed with a mix of commercial uses to the 
south, west and east and residential to the north.   The building expansion would 
not have a negative impact on the surrounding area as it lies within areas of the 
lot that are currently developed and used as part of the service station. 
 

4. The use does not have an undue adverse impact on existing or planned City facilities and 
services, including streets, utilities, parks, police and fire, and the reasonable ability of the 
City to provide such services in an orderly, timely manner. 
 
This commercial/residential neighborhood is all developed and the land use 
patterns set.  The proposed addition would not have an adverse impact on fire 
protection or on any city service as the building expansion provides for a small 
addition to the service capability of the business. 
 

5. The use is generally compatible with existing and future uses of surrounding properties, 
including:   

i. Aesthetics/exterior appearance 
The design of the building would be compatible with the surrounding 
uses.  The proposed building materials meet our code requirements.  
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ii. Noise 
The building addition is to provide additional convenience store space; 
no additional noise is expected. 

iii. Fencing, landscaping and buffering 
With minor changes to the landscape plan, the applicant is meeting the 
city’s landscaping requirements.   

 
6. The property is appropriate for the use considering: size and shape; topography, 

vegetation, and other natural and physical features; access, traffic volumes and flows; 
utilities; parking; setbacks; lot coverage and other zoning requirements; emergency 
access, fire lanes, hydrants, and other fire and building code requirements. 
 
The property contains ample size to allow for the addition without impacting 
neighboring properties.  The addition would be located over areas that are 
currently paved.  The building addition would not have a negative impact on 
city services or emergency services. 
 

7. The use does not have an undue adverse impact on the public health, safety or welfare. 
 
This use does not appear to have any negative effects on the public health, safety 
or welfare. 
 

8. The use does not have an undue adverse impact on the environment, including, but not 
limited to, surface water, groundwater and air quality. 

 
This use would not have an undue adverse impact on the environment. The 
applicant is working with the City Engineering Department creating a 
stromwater treatment plan, reducing the amount of runoff on the property.    
 
 

ALTERNATIVES 
 

The Planning Commission has the following actions available on the following requests: 
 
A. Approval. If the Planning Commission finds the application to be acceptable, the 

following action should be taken: 
  

• Approval of the Conditional Use Permit Amendment for an automobile service station 
to allow an expansion of the existing building subject to the following conditions: 

 
1. The site shall be developed in substantial conformance with the following plans on 

file with the Planning Department except as may be modified by the conditions 
below. 
 
 Plan set   dated  03/07/11 
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2. All final development plans shall be subject to the review and approval of the 
City Fire Marshal. 

 
3. All exterior lighting shall be diffused or directed away from all property lines 

and public right-of-ways.  The direct source of light shall not be visible from 
any abutting property or public right-of-way.   

 
4. All signage requires issuance of sign permits which will require a complete 

sign inventory to verify proposed overall signage will comply with the code. 
 

5. Prior to commencement of any grading, the final grading, drainage and 
erosion control, and utility plans shall be approved by the City Engineer.   

 
6. A storm water facilities maintenance agreement shall be drafted by the City 

Attorney and executed by the owner prior to issuance of the certificate of 
occupancy.   

 
7. Prior to the issuance of a building permit, an Engineering cash escrow of $750 

shall be submitted to ensure the proper construction of the improvements. In 
addition the City will utilize the cash escrow for the attorney’s expenses, staff 
review time, engineering staff inspections, fees, and maintenance 
requirements. Any remaining escrow will be released when the project is 
completed, turf is established, punch list items have been addressed and 
approved by the City Engineer 

 
8. The City Code Enforcement Officer, or other designee, shall be granted right 

of access to the property at all reasonable times to ensure compliance with 
the conditions of this permit.  

 
9. The proposed landscaping located in the 20’ utility easement shall be 

relocated out of the easement.  
 

10. Any roof top screening must be screened from view. 
 

11. Prior to the issuance of a building permit a 15’ foot trail easement along the 
north property line shall be drafted by the applicant and approved and 
recorded by the City Attorney. 

 
12. Resolution #5468 shall become null and void and replaced with the 

conditions of this permit. 
 

 
B. Denial. If the Planning Commission does not favor the proposed application the 

above request should be recommended for denial.  With a recommendation for denial, 
findings or the basis for the denial should be given. 
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RECOMMENDATION 
Based on the information in the preceding report and the conditions listed in Alternative A, staff 
is recommending approval of the request. 
 
 
 
Attachments: Location Map 
  Applicant Narrative 
  Plan Set     
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