
 

 
City of Anoka ● 2015 First Avenue North ● Anoka, MN 55303 

763-576-2720 
www.ci.anoka.mn.us 

 
 

PLANNING COMMISSION 
REGULAR MEETING 
ANOKA CITY HALL 

Tuesday, December 6, 2016 
7:00 P.M. 

 
 
AGENDA 
 

1. Call to Order 
 

2. Approval of Minutes: 
a. Approval of November 1, 2016 Regular Meeting Minutes 
b. Approval of November 16, 2016 Work Session Meeting Minutes 

 
3. New Business: None 

 
4. Old Business: None 

 
5. Public Hearing on Application: 

a. A-2016-28 
Preliminary Plat, Site Plan, and Planned Unit Development 
Shade Tree Construction, Inc. 
11th  Avenue and North Street 

 
6. Miscellaneous: 

a. Upcoming Meetings: 
i. Work Session: Tuesday, December 19, 2016 at 6:00 pm  

*May Be Cancelled* 
ii. 2017 Meeting Schedule and Deadlines 

 



 

STAFF 
REPORT 

 
Application A-2016-28 

Preliminary Plat, Site Plan Review, Planned Unit Development 
11th Avenue Townhomes 

East side of 11th Avenue, North of North Street 
December 5, 2016 

 
BACKGROUND 
 
Shade Tree Construction submitted an application for a site plan review, preliminary plat, and 
rezoning to a planned unit development to construct 28 owner-occupied one level townhomes on 
9.15 acres. The project is located east of 11th Avenue and north of North Street. This property is 
currently city owned land; however the City executed a purchase agreement on November 7th, 
2016 with Shade Tree Construction. The property is set to close at the end of February 2017. 
 
Included: 
Site Location Map 
Preliminary Plat 
Site plan and Landscape Plan 
Utility Plans, Stormwater, Grading and Drainage Plan 
Building Elevations 
 
PRELIMINARY PLAT ANALYSIS 
 
City code requires proposed subdivisions to be submitted to the City in the form of a preliminary 
plat for Planning Commission and City Council approval. If the preliminary plat is approved, the 
Applicant must submit a subsequent (or concurrent) final plat application for City Council 
review and approval. 
 
The proposed preliminary plat encompasses 53.56 acres. The vacant land has not been platted 
and encompasses protected wetlands and a regional city owned stormwater retention pond 
serving the sub watershed area and a commercial development site. 
 
Lots 
 
The preliminary plat creates two blocks with a total of 30 lots and two outlots. The lots are as 
follows: 
 
Lots 1-29, Block 1, Eastview Meadows:  
Size: 9.15 acres 
Ownership: Shade Tree Construction 
Purpose: Senior Living Townhomes 
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Lot 1, Block 2, Eastview Meadows:  
Size: 2 acres 
Ownership: City of Anoka (current purchase agreement will be finalized at City Council on 
December 5, 2016) 
Purpose: Wellness Center Development 
 
Outlots A and B:   
Size: 41.29 acres 
Ownership: City of Anoka 
Purpose: protected wetlands and stormwater retention pond 
 
Park Dedication 
 
Any residential subdivision within the city of Anoka requires the developer to pay park 
dedication fees per unit created or land may be dedicated to the city of Anoka in lieu of such 
fees. The Applicant will pay the park dedication fee of $2,543 per residential unit totaling 
$71,204 for the 28 units. 
 
Streets/Traffic 
 
The overall site has frontage on 11th Avenue which is a public street. The existing access road 
will be paved by the Applicant as a 24 foot wide access road beginning at Grant Street 
continuing north approximately 100 past the project site to provide access to a City Public Works 
area. The Applicant is proposing to construct a private road with a 50 foot radius cul-de-sac 
turnaround at the north end to provide access for Lots 7-28 and large truck turnarounds such as 
garbage or fire trucks. Three shared driveways, between 20 and 35 feet in width at the property 
line, are proposed to serve Lots 1-6 with direct access to 11th Avenue. 
 
Street lights will be installed meeting Anoka Municipal Utility specifications provided to the 
applicant for the acorn style lighting fixtures.   
 
A 50 foot radius cul-de-sac is proposed at the north end of the development, designed to 
accommodate large truck turnarounds such as garbage or fire trucks.  The centerline 
measurement of the private drive is 581 feet, exceeding the 500 foot maximum allowed for 
public streets ending in a cul-de-sac. 
 
SITE PLAN ANALYSIS 
 
The Applicant is proposing to rezone the 9.15 acre development area to Planned Unit 
Development. The underlying zoning for this property is R-3 Medium and High Density 
Residential. The proposed townhomes are permitted in this district however there are design 
aspects that vary from the underlying zoning.  For planned unit developments, the various zoning 
regulations and requirements (e.g. use, building setback, height, etc.) which may apply to the 
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underlying zoning district may be considered as guidelines and may be departed from in the 
approval of a planned unit development without a variance.  
 
Zoning Requirements 
 
The following are the zoning requirements outlined in the R-3 Medium and High Density 
Residential section of the City Code. The setback regulations are guidelines, open to flexibilities 
with the PUD. The front yard is considered any lot line adjacent to a street; therefore Lot 7 has 
two front yards.  All other property lines are considered side or rear yards.   
 
Regulation Minimum Required Proposed Flexibilities 
Front Yard Setback 25 Feet None (all 25’ or more) 
Side Yard Setback  10 Feet dwelling/5 Feet garage 6 Feet dwelling 
Rear Yard Setback 25 Feet 19.9’ on Lot 11; 24.7’ on Lot 18 
Impervious 
Coverage 

30% None (25.9%) 

Wetland Buffer 16.5 Feet None (16.5’ or more) 
Minimum Building 
Square Footage 

960 Square Feet None 

Lot Area 4,500 square feet 4,000 square feet 
Masonry 
Percentages 

50% public, 33% side, 25% interior Elevation 1 (33%, 0%, 0%) 
Elevation 2 (20%, 0%, 0%) 
Elevation 3 (10%, 0%, 0%) 

Prohibited Materials Vinyl Prohibited Vinyl used in the shakes, board 
and batten siding, and heavy 
sculpted vinyl siding 

Source: Chapter 74, Article V, Division 2, Section 74-215 of Anoka City Code 
   
Architecture 
 
The proposed townhomes are one story with a crawl space for mechanical equipment and 
storage. The garages are front loading, but incorporated into the design through the adjacent front 
porch. A 10 foot by 12 foot deck or patio is proposed on the back of the units. The floor plans 
will be the same for each unit, allowing for minor alterations as needed. The minimum floor area 
of 960 square feet is exceeded by the proposed floor plans. 
 
In the underlying R-3 district, 50% of the public façade, 33% of the side façade and 25% of the 
interior facade exterior materials must be opaque utilizing brick, stone, decorative masonry or 
similar materials or a combination thereof. The remaining percentage of the exterior opaque wall 
finish materials shall be comprised of cast stone, wood shingles, lap siding, tongue and groove 
paneling, copper, stucco/EIFS, cement board, glass, dark anodized aluminum or accent metal, 
and materials similar in character to those listed. Prohibited materials include smooth concrete 
block, pre-fabricated steel panels, aluminum, vinyl or fiberglass siding or roofing, pre-cast 
concrete panels, painting of previously unpainted brick, wooden exteriors, except those listed 
previously. 
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The development proposal includes three styles of dwelling units. The vinyl siding proposed for 
all three styles is a heavy sculpted two toned color designed to mimic a natural wood product.   
 
Elevation 1 (see attachments) has a gable roof with shakes, stone base columns, and a wood 
carriage style garage door. The public (front) façade is 33% stone, 33% vinyl siding, and 33% 
vinyl shakes. The side facades are 100% vinyl.  
 
Elevation 2 has a cross gable roof, wood columns, and a barn door style garage door. The public 
façade is 20% stone, 60% board and batten siding, and 20% vinyl shakes. The side facades are 
30% vinyl shakes and 70% board and batten siding. 
 
Elevation 3 is a craftsman style house with hip roof and one stone column and a paneled garage 
door with windows. The public façade is 10% stone, 75% vinyl siding, and 15% board and 
batten siding. The side facades are 80% vinyl siding and 20% board and batten siding. The board 
and batten siding in this design is laid in a band under the eave. 
 
The interior façade (facing the wetlands) is the same for all three styles and is composed of 85% 
vinyl siding with 15% vinyl shakes on the four season porch gable. 
 
The material percentages and type do not meet the R-3 district architectural standards, but can be 
varied from under the PUD.  The front facades use high quality vinyl materials and design 
variations to ensure variety in each house. The amount of stone or brick material could be 
increased on the columns and around the garage; however that would result in a repetitive design 
among all the homes within the development. 
 
An architectural repetition control tracking sheet will be submitted by the applicant prior to 
building permit approval to ensure the dwellings are constructed in a uniform fashion. The plan 
will maintain separation from the same unit type adjacent to or across the street from one 
another. 
 
Parking 
 
The minimum number of parking stalls required for townhouse developments is two spaces per 
unit with at least one space within an enclosed garage. Each townhome includes a 535 square 
foot garage to accommodate two vehicles. The driveways are approximately 18 feet wide and 25 
feet long and will accommodate two additional vehicles without extending into the street.   
 
Grading, Drainage and Utility Plans 
 
These plans have been reviewed by the City’s Engineering and Fire Departments.  Initial review 
comments were made by these departments and are reflected in the conditions of approval. 
 
Stormwater plans will be submitted to the Lower Rum River Watershed Management 
Organization (LRRWMO).  Staff will require a condition of approval that the LRRWMO permit 
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must be obtained prior to the any site grading and/or issuance of the building permit.  A technical 
review was performed by the engineering firm Hakanson Anderson. Additional drainage 
calculations are needed which may reduce the size of the regional pond, however should not alter 
the design of the project. 
  
The existing regional stormwater retention pond will be reconstructed and enlarged by Applicant 
to handle the additional stormwater runoff created by the townhome development and the 
proposed two acre commercial site. The cost of upgrading the regional stormwater pond will be 
shared by the Applicant and the City through an agreement to be developed. 
 
The Base Flood Elevation recommended is 865.3 based on the Coon Creek Water Shed (no BFE 
has been determined at this location). The proposed site work will elevate all the homes above 
the 870 foot contour, out of the 100 year flood zone. A Letter of Map Amendment will need to 
be completed after construction is completed to verify the new elevation. 
 
The Fire Chief reviewed the plans as submitted and is requiring modifications to the site plan 
prior to any site activity building permit approval. Staff and the Applicant are working with the 
Fire Department to resolve the access issues on the east side of the townhomes. As proposed, 
adequate fire protection may be achieved by the addition of three hydrants, one on the north side 
and two on the east side of the townhomes, and the upgrade of the 6 foot trail to an 8 foot Class 5 
trail to allow access by the off road fire vehicles. Additionally, fire hydrants will need to be 
installed in this area within a closed loop system.  

Landscaping/Screening/Common Areas 
 
A tree removal plan has been submitted showing the removal of 20 trees throughout the site. The 
landscape plan submitted provides a total of 87 new trees, exceeding the required 1:1 
replacement ratio required by code. Tree plantings are provided adjacent to the north and west 
property lines to provide a screening buffer of spruce and pungens. Tree plantings of ash and 
lanceolata mixed with spiraea and juniper are located on the townhome lots to provide screening, 
privacy, and aesthetic value.         
 
Common areas within the development are located on Lot 29 and will be managed by the 
townhome association. Homeowners Association Documents will identify the ownership and 
maintenance requirements of the common areas. 
 
Trails 
 
The site provides for private passive recreational activities for the occupants. A 6 foot 
bituminous trail is proposed to connect the future 8 foot public bituminous trail along 11th avenue 
to the proposed private drive in the townhome development. A 6 foot Class 5 trail is proposed to 
lead from the private drive in-between lots 9 and 10 to a gazebo on the west end of the 
development adjacent to the wetlands. 
 
Signs 
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One new monument sign for the development is proposed at the entrance along 11th Avenue on 
the north side of the private drive meeting the five foot setback requirement. Further review shall 
be done as part of the sign permit application.  
 
Cell Tower 
 
Currently located on the proposed Lots 15 and 16 is a cell tower that is leased out by the City. To 
allow construction to begin in early 2017, the Applicant is proposing to begin construction on the 
remaining lots and allow time for the tower to be relocated. The City is currently working with 
the lease holder to find an alternative location to relocate the tower.  
 
PLANNED RESIDENTIAL DEVELOPMENT ANALYSIS 
 
The 9.15 acres is zoned R-3 Medium and High Density Residential. The Applicant is proposing 
to rezone the site to Planned Unit Development. For planned unit developments, the various 
zoning regulations and requirements (e.g. use, building setback, height, etc.) which may apply 
to the original zoning district may be considered as guidelines only and may be departed from 
in the approval of a planned unit development. Anoka City Code outlines six findings the 
Planning Commission and Council must make for approval of the PRD. 
 
1. The proposed development conforms to the goals and objectives of the City's 

comprehensive plan, and any applicable redevelopment plans. 
 

The underlying land use designation on the 2030 Land Use Map is Medium Density 
Residential. This land use designation encourages development in the medium range of 
residential land use including higher density single-family townhouses like the 
development proposed for this site.  
 

• Units per Acre: the suggested units per gross acre are 4,000 to 7,000 gross square 
feet per unit.   

o The proposed 4,000 square feet per unit meets this criterion. 
• Type of Dwelling Units: higher density single-family detached; attached housing 

in the form of two-family, townhouses, and other types of low density multi-family 
structures under a planned unit development.   

o This project meets the criteria as a townhouse development under a planned 
unit development. 

• Locational Requirements: must abut and have reasonably direct access to 
intermediate arterials, minor arterials and collectors; should be located near large 
areas of permanent public open space; near neighborhood shopping and service 
facilities. 

o The project abuts 11th Avenue which connects to North Street, a major 
collector.   
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o The project is adjacent to wetlands which are held by the city as permanent 
public open space.  

o Commercial development in Coon Rapids is just east of this site, accessibly 
by North Street. 

• Facilities: near neighborhood parks and playgrounds; local private recreational 
facilities may be provided for larger developments. 

o The project is proposing a passive recreation area with a gazebo on the east 
end of the development site. Sunny Acres Park is adjacent to the north end 
of the development and will be connected via bituminous path once the 11th 
Avenue trail is constructed. 

 
2. The proposed development is in substantial conformity with the purpose and intent of the 

original district, and departures from the original district regulations are justified by the 
design of the development. 
 
The following are the items that vary from the underlying zoning: 

 
• Rear Yard Setback 
• Side Yard Setback 
• Lot Area 
• Masonry Percentage 
• Prohibited Materials 

 
Rear Yard Setbacks – The minimum required rear yard setback is 25 feet in the R-3 district. 
The proposal only varies this requirement on Lots 11 and 18. On lot 11, the setback is 
reduced to 19.9 Feet and on Lot 18 to 24.7 Feet. These reductions are necessary for the 
encroachment of the proposed decks and do not create negative impacts on the 
development. 
 
Lot Area – The minimum required lot are for townhomes in the R-3 zoning district is 4,500 
square feet. The lots proposed as part of this development are 4,000 square feet. Minimum 
lot sizes are designed to protect adjacent properties from high density when the area is not 
designed to handle such conditions. While the lot size has been reduced by 500 square feet 
from the requirement, a twelve foot separation between townhomes and ample open space 
within the development is maintained to make up for the reduced lot sizes. Additionally, 
the townhomes meet the front yard setback requirement of 25 feet and have 25 foot long 
drive ways. 
 
Side Yard Setback – The minimum required side yard setback is 10 feet to the property line 
for the dwelling and 5 feet for garages within the R-3 district. The townhomes are designed 
with a 12 foot separation between buildings, maintaining a six foot setback for the garages, 
but a reduced six foot setback for the dwelling. With the proper firewall and openings on 
the interior facades, the reduced setback is justified. 
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Architectural Materials – See the Architecture section above for the description and 
analysis of the masonry percentages and the use of prohibited materials. 

 
3. The proposed development is designed in such a manner as to form a desirable and unified 

environment within its own boundaries. 
 
The project area is 9.15 acres encompassing 28 townhome lots and one association lot. The 
townhomes are arranged in an orderly fashion with adequate separation. Two trails provide 
access through the townhome site, connecting to the future bituminous path on 11th avenue 
to the west and to the gazebo to the east. The area is arranged to take advantage of the 
wetland views while maintaining adequate separation to ensure its protection. 

 
4. The development will not create an excessive burden on parks, schools, streets, or other 

public facilities and utilities, which serve or are proposed to serve the development. 
 
The development plan has been reviewed by the city’s engineering and fire departments 
and with the necessary alterations prior to building permit approval will not create an 
excessive burden on the existing facilities. The development, because of the nature of the 
users, should not create an excess burden on parks. They will provide $71,204 of park 
dedication funds. Because the development is senior oriented, there should be no impact on 
the schools.   

 
5. The development will not have undue adverse impacts on neighboring properties. 
 

The proposed townhome development is 3.06 units per acre, a density that is compatible 
with the adjacent single family residential development to the west. The site plan proposes 
a berm and tree buffer along 11th Avenue, further negating any adverse impacts on the 
neighboring properties.  

 
6. The terms and conditions proposed to maintain the integrity of the plan are sufficient to 

protect the public interests. 
 

The City of Anoka will require a development agreement as part of the approval for the 
project. The agreement will ensure that all necessary improvements to the private 
roadways, grading, landscaping etc. are completed. Conditions included as part of the 
approval also will ensure the integrity of the plan will remain and protect the public 
interest. 

   
RECOMMENDATION 
 
Staff recommends approval of the preliminary plat and site plan with the following conditions: 
 

1. The Applicant shall enter into a development agreement with the City of Anoka. 
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2. A final plat must be submitted to the City of Anoka Planning Department and approved 
by the City Council within 12 months of preliminary plat approval. 
 

3. The developer shall comply with the LRRWMO approval and permit for the drainage, 
grading and erosion control.  The LRRWMO permit must be obtained prior to any site 
activity and/or issuance of a building permit. 

 
4. Park dedication fees in the amount of $71, 204 must be paid prior to the issuance of a 

building permit.   
 

5. The developer must submit an ALTA survey of the property to the City of Anoka 
Engineering Department upon completion of the project. 
 

6. The developer must provide a letter of credit in the amount of 1.25 times the estimated 
cost of all site improvements including but not limited to grading, parking lot 
improvements, landscaping, stormwater ponding, roads, and utilities.   
 

7. All comments and concerns of the Anoka Fire Department must be met prior to issuance 
of building permits or site activity.   

 
8. All stormwater concerns of the engineer must be addressed prior to issuance of the 

building permit. 
 

9. An Architectural Repetition Control Tracking Sheet must be submitted to ensure adjacent 
properties are not constructed in identical fashion. 
 

10. All plans shall be updated as required by City staff. 
 
 

Staff recommends the following conditions be placed on the approval of the Planned Residential 
Development: 
 

1. A final development plan shall be submitted reflecting any recommended changes from 
the preliminary plan approval. 
 

2. Future amendments to the site plan shall be subject to the PUD review process outlined in 
Chapter 74, Article V, Division 1. 
 

3. Homeowners Association Documents including but not limited to maintenance of 
common areas, building exteriors and landscaping must be submitted to City Staff prior 
to approval of a building permit. 

 
 
                                                                                                                      Stephanie Rouse, AICP 

Associate Planner 
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Proposed Elevation #1 

 

 

 

 

 



 

 

 

Proposed Elevation #2 

 

 

 

 

 



 

 

Proposed Elevation #3 

 

General Street Perspective 
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