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PLANNING COMMISSION 

REGULAR MEETING 

ANOKA CITY HALL 

Tuesday, June 7, 2016 

7:00 P.M. 

      AGENDA 

 

1. Call to Order. 

 

2. Approval of Minutes:     
a. Approval of May 3, 2016 Regular Meeting Minutes 

b. Approval of May 17, 2016 Work Session Meeting Minutes 

 

3. New Business:  

a. None 

 

4. Old Business:  

a. None 

 

5. Public Hearings on Applications:  

a. A2016-10 

Variance 

1423 4
th

 Avenue 

 

b. A2016-11 

Preliminary Plat & Site Plan Review 

Green Haven Parkway Addition/1 Vista Way 

 

 

6. Miscellaneous: 

a.  Upcoming meetings: 

Work Session - Tuesday, June 21 at 6:00 pm 

Regular Meeting – Wednesday, July 6 at 7:00pm 

 

7. Adjourn. 

 



NOT APPROVED 

 

ANOKA PLANNING COMMISSION 

REGULAR MEETING 

ANOKA CITY HALL 

TUESDAY, MAY 3, 2016 

7:00 P.M. 

 

CALL TO ORDER: 

 

The regular meeting of the Anoka Planning Commission was called to order at 7:00 p.m. 

 

ROLL CALL: 

 

Planning Commissioners present:  Chair Don Kjonaas, Peter Rech, Karna Brewer, Borgie 

Bonthuis, and Manley Brahs. 

 

Planning Commissioners absent:  Sandy Herrala and James Cook. 

 

Staff present: Associate Planner Darnell 

 

APPROVAL OF MINUTES:  

 

a. Approval of April 5, 2016 Regular Meeting Minutes 

 

Commissioner Brewer referred to page 17 of the minutes, third paragraph. She clarified the 

second line should read, “The building is full of classrooms and the people who are using the 

classrooms and live in the townhomes are cannot have cars on the premises.” 

 

Commissioner Brewer referred to page 18 of the minutes, fifth paragraph. It should read, 

“Commissioner Bonthuis asked in if the site is irrigated.” 

 

MOTION WAS MADE BY COMMISSIONER BRAHS, SECONDED BY 

COMMISSIONER BREWER, TO APPROVE THE REGULAR MEETING MINUTES 

OF APRIL 5, 2016 

 

5 ayes – 0 nays.  Motion carried. 

 

NEW BUSINESS: 

 

None. 

 

OLD BUSINESS: 

 

a. A2015-5 Variance Extension, 208 Clay Street  
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Associate Planner Darnell reported the applicant, Anoka County, has submitted a request for an 

extension of a previously approved variance at the property at 208 Clay Street.  The applicant 

had previously applied for two variances to construct a new single-family house on the property, 

and the City of Anoka approved the variances on May 18, 2015.  The variances that were 

approved were to reduce the required front yard setback from 25 feet to 13.5 feet and to increase 

the amount of imperious surface coverage from 35% to 39.8%. 

 

Associate Planner Darnell reported the applicant has requested an extension of 6 months. The 

applicant is in need of an extension due to delays in determining how to treat the shared garage 

that is located along the east side of the property.  The existing garage is shared with the 

neighboring property owner, and the garage is currently located over the property line between 

the two properties.  The applicant has developed new plans for how to treat the garage, which 

will change the originally approved site plans that were reviewed during the variance review in 

2015. 

 

Associate Planner Darnell reported this application was considered at the April 5, 2016 Planning 

Commission meeting, and was postponed to allow for the applicant to address concerns that the 

Planning Commission had with the new site plan. 

 

Associate Planner Darnell reported since the April 5, 2016 Planning Commission meeting, the 

applicant has had conversations with the neighboring property owner.  After the applicant shared 

the details of their structural engineer’s report, the neighboring property owner stated that he was 

content with the plan to split the existing garage and keep his portion of the garage intact.  He 

was generally content with other aspects of the applicant’s proposed plans, including the 3-foot 

distance proposed between the two garages, but still desired to see the new garage setback from 

the front property line the same distance as the existing garage. 

 

Associate Planner Darnell stated the applicant has adjusted their site plan since the April 

Planning Commission meeting to address some of the concerns that were raised at that meeting.  

The applicant has shifted the new garage and driveway to the west, and is proposing to locate the 

garage as close to the proposed house as possible.  City Code requires that a minimum distance 

of 5 feet be maintained between principle and accessory structures, and this 5-foot distance is 

now shown on the applicant’s updated site plan. 

 

Associate Planner Darnell reported the portion of the existing garage that will remain will 

actually encroach 2 feet into the property at 208 Clay Street, even though it will remain under 

ownership of the neighboring property owner.  After shifting the proposed new garage to the 

west as close to the proposed house as possible, the proposed new garage will be setback 5.91 

feet from the property line.  It will then be 3.91 feet from the existing garage that will remain 

intact, which is a slight increase from the 3 feet that was proposed between the two garages in 

the site plan that was reviewed at the April Planning Commission meeting.  Staff has verified 
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that there are not building or fire code issues with accessory structures being located 3.91 feet 

apart. 

 

Associate Planner Darnell stated the variance to increase the impervious surface coverage to 

39.8% was previously approved because the additional hard surface that caused the increase was 

due to the new home construction and not the addition of a larger driveway or paved area.  The 

proposed new garage will necessitate a new driveway.  However, the size of the proposed 

driveway is actually smaller than the existing concrete driveway that would have remained under 

the originally approved site plan.  The existing driveway on the property at 208 Clay Street is 

687 square feet.  The proposed driveway to access the new garage is 542 square feet. An 

additional 83 square feet of the existing driveway will remain to provide access to the portion of 

the existing garage that will be maintained.  Therefore, the total amount of paved surface that is 

proposed on the property is 625 square feet, which is a reduction in paved surface from the 

originally approved site plan.   

 

Associate Planner Darnell stated staff believes that the original reasons for approving the 

variances are still valid, even with the proposed changes to the site plan.  The same practical 

difficulties exist at the property.  The applicant has demonstrated that the request is still 

reasonable, that there are physical circumstances unique to the property causing the need for the 

variances, and that the request will still not alter the essential character of the neighborhood. 

 

Associate Planner Darnell reported staff also believes, based on the new information that the 

applicant has obtained from a structural engineer, that the condition of their portion of the 

existing garage necessitates the removal and reconstruction of a new garage.  The fact that the 

partition wall was constructed 2 feet over the shared property line is a unique physical 

circumstance that was not created by the property owner themselves.  This unique circumstance 

could be considered a practical difficulty, and is resulting in the new garage be located only 3.91 

feet from the portion of the existing garage that will remain. 

 

Associate Planner Darnell stated under normal circumstances, each detached garage would have 

a 5-foot setback from the property line and therefore create a space of 10 feet between the 

structures.  The applicant is meeting their required side yard setback and is proposing to locate 

the garage as far from the property line as possible, while still meeting the other side yard 

setback and keeping the required amount of space between the proposed new garage and house.  

However, they have no control over the encroachment of the neighboring property owner’s 

garage into their property. 

 

Staff recommends approval of the variance extension with the inclusion of the original 

conditions that still apply and two new conditions: 

1. Construction on the site shall be consistent with the site plan dated April 25, 2016.  

2. The structure shall be compatible in scale, mass, form and color with adjacent 

structures and the pattern of the surrounding neighborhood.   
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3. The house building lines, variable rooflines, door and window placement shall 

minimize blank wall mass and house orientation to the street must present a balanced 

and pleasing view from all sides.   

4. Landscaping shall be consistent with the landscaping plans dated March 23, 2016. 

The landscaping shall include a minimum of 2 trees and 8 shrubs. One of these trees 

will serve as the replacement for the existing tree on the northeast corner of the 

property that will be removed during construction. Trees shall be a minimum 2 1/2 

inches in diameter if deciduous, or six (6) feet in height if coniferous, measured at 4.5 

feet above ground.  Replacement trees shall be balled and burlap.  Landscaping must 

be complete prior to Certificate of Occupancy and have a warranty period of one year 

from installation.   

5. The applicant shall install a French drain or something similar as approved by the 

City’s Engineering Department, on the interior fence line between 208 Clay Street 

and the property to the west.  The applicant shall also submit a drainage plan to 

address potential run-off from the driveway to the house.  This plan shall be approved 

by the City’s engineering department.  

6. Exterior materials (siding, soffit, doors and windows) should be maintenance free. 

Brick, aluminum, vinyl, steel and stucco are preferred.   

7. The applicant shall construct an exterior wall on the west side of the portion of the 

existing garage that will remain to be of similar building materials to the other sides 

of the existing garage.  

8. Façade treatments - The following 7 elements shall be used as design features on the 

home. 

 Roof overhangs (minimum 12 inches on front, side and rear elevations)  

 Front façade containing no garage doors as garage is a separate structure  

 Decorative front door (minimum 25% glazing)  

 Accent siding, colored shakes on front gable, to match front door  

 Window grids, permanent, on front four windows only.  

 Gable accent or decorative gable vents  

 Change in elevation of roof ridge 

 

Commissioner Brewer commented there is a law that states if a structure is destroyed by more 

than 50%, it can be rebuilt on its existing footprint. She discussed with Associate Planner Darnell 

the encroachment of the existing garage onto the neighboring property and what would happen if 

the existing garage was destroyed. She requested language be added that states the existing 

garage would not be rebuilt on the neighboring property.  

 

Associate Planner Darnell stated the City attorney is still doing some research on this. If the 

garage was damaged enough to be replaced, the applicant would need to submit building permits. 

At that point the City attorney would need to determine the final action on how it should be 

treated.  
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Chair Kjonaas inquired if it could be added as a condition. Associate Planner Darnell stated he 

was not comfortable making it a condition based on the attorney not knowing whether the 

nonconforming language would allow him to place the structure two feet into the property. The 

nonconforming language might trump a condition of approval.  

 

Commissioner Bonthuis asked why the garage is not being taken down beyond the partition so 

the garage does not encroach on the property. Associate Planner Darnell stated the agreement 

stated the party wall between the two garages must be maintained. The garage owner owns the 

structure that is encroaching on the county’s land, not the land. 

 

Ms. Karen Skepper, Director of Community and Government Relations for Anoka County, 

stated the County’s attorneys have determined the shared party wall does encroach on the 

County’s property by a couple of feet. The County is consenting to the continued use of the 

garage as long as it remains there under this agreement. The property line is diagonal, so it only 

deals with the garage portion of the property and not two feet all the way down the property line.  

 

Commissioner Rech asked if the County anticipates any difficulty in selling the newly 

constructed home due to the encroachment of the neighbor’s garage. Ms. Skepper stated party 

wall agreements exist for this type of issue. The market for this type of home is high and they do 

not anticipate it to be an issue. The agreement will be clearly explained and put in writing, and 

they will suggest to future homebuyers they do the same.  

 

Associate Planner Darnell commented the City attorney has determined that if the City approves 

the removal of the garage and construction of a new garage, any damage that might occur to the 

existing garage is between the two property owners and the City is not liable. 

 

MOTION WAS MADE BY COMMISSIONER BRAHS, SECONDED BY 

COMMISSIONER BONTHUIS, TO APPROVE THE APPLICATION A2016-5 

VARIANCE EXTENSION, 208 CLAY STREET, WITH THE FOLLOWING 

CONDITIONS: 

 

1. Construction on the site shall be consistent with the site plan dated April 25, 2016.  

2. The structure shall be compatible in scale, mass, form and color with adjacent 

structures and the pattern of the surrounding neighborhood.   

3. The house building lines, variable rooflines, door and window placement shall 

minimize blank wall mass and house orientation to the street must present a balanced 

and pleasing view from all sides.   

4. Landscaping shall be consistent with the landscaping plans dated March 23, 2016. 

The landscaping shall include a minimum of 2 trees and 8 shrubs. One of these trees 

will serve as the replacement for the existing tree on the northeast corner of the 

property that will be removed during construction. Trees shall be a minimum 2 1/2 

inches in diameter if deciduous, or six (6) feet in height if coniferous, measured at 4.5 
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feet above ground.  Replacement trees shall be balled and burlap.  Landscaping must 

be complete prior to Certificate of Occupancy and have a warranty period of one year 

from installation.   

5. The applicant shall install a French drain or something similar as approved by the 

City’s Engineering Department, on the interior fence line between 208 Clay Street 

and the property to the west.  The applicant shall also submit a drainage plan to 

address potential run-off from the driveway to the house.  This plan shall be approved 

by the City’s engineering department.  

6. Exterior materials (siding, soffit, doors and windows) should be maintenance free. 

Brick, aluminum, vinyl, steel and stucco are preferred.   

7. The applicant shall construct an exterior wall on the west side of the portion of the 

existing garage that will remain to be of similar building materials to the other sides 

of the existing garage.  

8. Façade treatments - The following 7 elements shall be used as design features on the 

home. 

 Roof overhangs (minimum 12 inches on front, side and rear elevations)  

 Front façade containing no garage doors as garage is a separate structure  

 Decorative front door (minimum 25% glazing)  

 Accent siding, colored shakes on front gable, to match front door  

 Window grids, permanent, on front four windows only.  

 Gable accent or decorative gable vents  

 Change in elevation of roof ridge 

 

Commissioner Brewer stated she is proud of the applicant and neighboring homeowner for 

coming to an agreement so the application can move forward.  

 

5 ayes – 0 nays. Motion carried. 

 

PUBLIC HEARINGS ON NEW APPLICATIONS: 

 

None. 

 

MISCELLANEOUS: 

 

Next work session will be Tuesday, May 17, 2016 at 6:00 p.m.  

Next regular meeting will be Tuesday, June 7, 2016 at 7:00 p.m. 

 

Associate Planner Darnell advised on the work session agenda, there may be a discussion about 

home occupations and there has been one application received for the regular meeting. 

 

Commissioner Brewer stated she will not be at the work session meeting.  
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ADJOURNMENT: 

 

MOTION WAS MADE BY COMMISSIONER BREWER, SECONDED BY 

COMMISSIONER RECH, TO ADJOURN THE MEETING. 

 

5 ayes – 0 nays.  Motion carried. 

 

Time of adjournment: 7:22 p.m. 

 

Submitted by Chuck Darnell, Associate Planner 
 



NOT APPROVED 

 

 

 

 

PLANNING COMMISSION 

WORK SESSION 

ANOKA CITY HALL COMMITTEE ROOM 

Tuesday, May 17, 2016 

6:00 P.M. 

 

 

 

CALL TO ORDER: 

 

The Work Session of the Anoka Planning Commission was called to order at 6:00 p.m. 

 

ROLL CALL: 

 

Commissioners present:  Chair Don Kjonaas, Borgie Bonthuis, Manley Brahs, Sandy Herrala, 

Peter Rech and James Cook. 

 

Commissioners absent: Karna Brewer. 

 

Staff present:  Chuck Darnell, Associate Planner. 

 

DISCUSSION ITEMS:  

 

1. Discussion – Planned Unit Development Size 

Associate Planner Darnell introduced the topic, reviewing a recent development project that 

required a variance to create a Planned Unit Development (PUD) smaller in size than the 

minimum sized PUD that is normally required by City Code. The City Code currently states 

that a PUD must be at least five acres in size.  This initiated a discussion by the City Council 

on whether that size requirement accurately reflects the types of development and 

redevelopment sites that are available in the City. 

 

Staff reviewed other development sites available in the City and completed research on other 

cities that regular PUD size.  Based on that information, staff is proposing that the ordinance 

language related to the five acre minimum PUD size be updated to better reflect the 

development opportunities in the City of Anoka. Staff proposed that the language be changed 

as follows: Planned Unit Development districts (PCD, PID, PRD, PTOD), which may consist 

of a parcel or contiguous parcels of land, shall be not less than two acres or more in size. 

Tracts of less than two acres may be approved only if the Applicant can demonstrate that a 

project of superior design can be achieved or that greater compliance with comprehensive 

plan goals and policies or adopted master plans can be attained through the creation of a PUD 

district. 
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Chair Kjonaas asked what the negative impacts would be ok keeping the minimum size PUD 

at 5 acres.  Staff stated that if smaller development sites were to request a PUD, they would 

need to request a variance.  Staff also stated that the PUD language provides the City with 

much discretion in reviewing and approving a PUD, and the size allowed would not impact 

that. 

 

Commissioner Rech shared research that he completed on the size of development sites 

available in the City of Anoka’s Devleopment Opportunities booklet.  He determined that 

only 5 sites were larger than 5 acres, 11 sites were larger than 3 acres, and 16 sites were 

larger than 2 acres. 

 

Commissioner Bonthuis stated that if the PUD size was reduced to 2 acres, more of the 

development sites would meet the minimum size requirement. 

 

Commissioner Cook asked what the benefit would be to the City to reduce the size to 2 acres.  

Staff stated that it would provide more flexibility in the marketing and eventual development 

of the city-owned development sites.  Staff stated again that it would not impact the City’s 

discretion in reviewing and approving a proposed PUD. 

 

The Commissioners discussed the smaller size, and determined that they would find the 

smaller minimum size requirement for a PUD acceptable.  Associate Planner Darnell stated 

that staff would draft language changes and bring them forward at a future meeting. 

 

2. Discussion – Home Occupations in Accessory Structures  

Associate Planner Darnell provided an overview of a past request for an interim use permit to 

operate a home occupation in an accessory structure on a property in Anoka.  The request 

was denied due to the inability of the applicant to show that the proposed use would be 

temporary in nature, as required by the zoning ordinance. 

 

Staff also updated the Commissioners on a discussion that occurred at a City Council 

worksession, in which the Council directed staff to draft changes to the ordinance that would 

not allow for home occupations to be conducted in accessory structures. 

 

Commissioner Rech shared research that he completed on other cities’ regulations on home 

occupations being conducted in accessory structues.  Commissioner Rech found that many 

other communities, especially inner-ring cities, did not allow it. 

 

Commissioner Bonthuis stated that inner-ring cities may not allow them due to the size of 

their lots and the impacts that home occupations could have on surrounding properties. 

 

Commissioner Herrala stated that she felt that home occupations is accessory structures did 
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not seem like a good fit for Anoka based on the development pattern of the City. 

 

Chair Kjonaas stated that he would rather see some types of home occupations allowed in 

accessory structures, rather than to not allow any home occupations at all.  He stated that the 

home occupations could also only be located in detached accessory structures, so that the 

home occupation does not use up space in an attached garage that should be reserved for 

vehicles or other normal household storage. 

 

Commissioner Bonthuis stated that outdoor storage around accessory structures and detached 

accessory structures with home occupations could become an issue.  Associate Planner 

Darnell stated that having home occupations in a detached structure would create a situation 

where a small commercial building is located on a residential lot.  It would also allow for 

homeowners to specifically construct detached buildings to run a business, which does not 

necessarily meet the code requirements of the home occupation being accessory or secondary 

to the principal use of the property as a residence. 

 

Commissioner Brahs stated that he felt that home occupations in accessory structures were 

not a good fit for properties in Anoka.  He also stated that the definition of home occupation 

implies that the occupation is conducted in the home, not in an accessory structure. 

 

Commissioner Cook stated that the logistics of operating a home occupation outside of a 

home would be difficult, in terms of heating, electricity, and other amenities normally 

required to operate an office or a business. 

 

Chair Kjonaas stated that it could be possible that only certain types of home occupations 

would be allowed in accessory structures, such as those with no loud activities or customers. 

 

Commissioner Rech stated that it would be difficult to determine which home occupation 

should be permitted and not permitted, and which ones would be better suited in accessory 

structures.  Staff stated that it would also be difficult to enforce, as there would always be 

requests for home occupations that were not identified on the list as allowable in an 

accessory structure. 

 

Chair Kjonaas asked whether the City would be restricting small businesses from operating if 

home occupations were not allowed in accessory structures.  Staff stated that the recent 

request to operate in an accessory structure was the first formal request received, so there 

haven’t been many other small businesses requesting this. 

 

Commissioner Rech stated that the detached accessory structure seems to be more of a 

commercial use, which does not meet the intent of the home occupation being secondary. 
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Commissioner Bonthuis stated that allowing home occupations in accessory structures could 

also create a potential for property owners to rent out their garages or other structures for 

third parties to run businesses.  Staff stated that this would create a difficulty in enforcement 

of the home occupation code. 

 

Chair Kjonaas stated that the Planning Commission should hold off on providing any 

guidance to staff, and allow the Commissioners to think about the item further.  He suggested 

that it be brought back again at the next worksession. 

 

  

3. Discussion – Accessory Structure Permit Process 

Associate Planner Darnell provided an update on the Minnesota State Building Code, which 

was recently changed to state that buildings of 200 square feet or less do not require a 

building permit.  Previously, buildings of 120 square feet or less did not require a building 

permit, and that size is still referenced in the Anoka City Code.  With the change in the State 

Building Code, the City can no longer require that a building permit be obtained for buildings 

less than 200 square feet.  Therefore, the City has no way to monitor the placement of these 

types of buildings for compliance with zoning code requirements.  Buildings of this size used 

to be reviewed by staff to ensure that they complied with height, setback, impervious surface 

coverage, and size/number of accessory structure requirements.  

 

Staff stated that they have been considering adding an accessory building review process to 

the City Code, which would require a review process for any building smaller than 200 

square feet.  This review would be completed administratively by staff, and the review fee 

would be similar in cost to a fence or sign permit fee. 

 

Chair Kjonaas stated that the Planning Commission had discussed this briefly when they 

were considering ordinance language on temporary structures. 

 

Commissioner Cook agreed with Chair Kjonaas, and asked how many requests the City 

receives for this sized building.  Associate Planner Darnell stated that there have been many 

requests as the building season has begun, and staff has been informally asking people about 

their property to determine whether the addition of another accessory building would violate 

any zoning regulations on their property. 

 

Commissioner Bonthuis stated that staff should have an opportunity to review the addition of 

accessory structures to properties to ensure that zoning regulations are being complied with. 

 

The Commissioners directed staff to draft up a review process, and to bring back to the 

Planning Commission for consideration at a future meeting. 
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4. Discussion – Swimming Pools and Impervious Surface Coverage 

 Associate Planner Darnell introduced the topic, and described some recent scenarios in which 

property owners were interested in constructing a swimming pool, but the construction was 

not allowable due to issues with exceeding maximum allowable impervious surface 

coverage.  Staff completed research, and found that some other cities exempt swimming 

pools from their impervious surface coverage calculations. 

 

 Staff listed the reasons for and against counting swimming pools in impervious surface 

coverage calculations.  Staff also stated that the Public Services Department felt that 

swimming pools should be included in impervious surface coverage calculations, and that 

has been the City’s practice in the past. 

 

 Chair Kjonaas stated that he understood the argument for not including the water surface area 

of swimming pools, as they do not cause an increase in stormwater run-off from a property. 

 

 Commissioner Herrala asked what the impact would be of exempting the swimming pool 

from the calculations.  Staff stated that it would allow for a lot to be more fully built out with 

less actual green space, as a property owner could construct a large pool that would take up 

space but not be counted toward the impervious surface coverage. 

 

 Commissioner Bonthuis stated that a homeowner could add a cover to their pool, and that 

many pools do have covers, and this would then function as an impervious surface and 

increase stormwater runoff from the property.  For that reason, it should be kept in the 

calculation of impervious surface coverage. 

 

 Staff also stated that one recent request was received to potentially offset the additional 

square footage of coverage from a swimming pool by adding an engineered rain garden or 

other storage system to accommodate the same amount of stormwater runoff. 

 

 Commissioner Cook and Commissioner Rech discussed the storage capacity of stormwater 

tanks, and whether the ordinance could be updated to allow tanks or rain gardens to offset the 

square footage of surface water added by a swimming pool.  Staff stated that it may be better 

to not specifically allow that in the ordinance, but to consider that as a condition of approval 

on a potential variance request.  This would allow for the City to impose conditions that 

those other technologies or rain gardens are maintained so as to actually function as 

stormwater management facilities long term. 

 

 Commissioner Herrala stated that adding the ordinance language would allow any property to 

fully build out their lot, regardless of whether a special circumstance existed creating the 

need to do so. 
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 The Commissioners determined that a change to the ordinance would not be necessary, and 

that individual scenarios could be considered on a case-by-case basis.  The Commissioners 

directed staff to continue the practice of counting swimming pools in impervious surface 

calculations. 

 

 

Time of adjournment 7: 25 p.m.   

Submitted by: Chuck Darnell, Associate Planner 



STAFF  
REPORT 

Application A2016-10 
Rear Yard Setback Variance 

Alan Untereker 
1423 4th Avenue 

 
BACKGROUND 
 
The applicant, Alan Untereker, is requesting a variance to allow for the construction of a new 
deck at 1423 4th Avenue that will result in a rear yard setback that is smaller than the minimum 
rear yard setback required. The property is located in the R-1 Single Family Residential zoning 
district.  
 
The minimum rear yard setback in the R-1 zoning district is 25 feet. Decks are allowed to 
encroach into a front or rear yard setback area by a distance of 6 feet, therefore any deck must be 
located at least 19 feet from a rear property line. The deck that is being proposed would be 
located only 15.5 feet from the rear property line. 
 
The applicant had a deck on the property in a similar location, but it was removed because it was 
in poor condition. That deck was nonconforming, as it was located only 17.5 feet from the rear 
property line. The applicant would like to expand the size of the deck to create a more functional 
space, which is resulting in the variance request for the smaller rear yard setback. 
 
The following information is relevant to this request: 
 

Lot Dimensions: 116 feet wide; 83 feet deep 
Lot Size: 9,628 square feet 

 
Previous Deck Setback from Rear Property Line: 17.5 feet 

 Proposed Deck Setback from Rear Property Line: 15.5 feet 
 
Enclosed for your review: 

• Site Location Map 
• Site Photos 
• Site Plan (Submitted by Applicant) 
• Proposed Setbacks 
• Letters of Support from Surrounding Property Owners (Submitted by Applicant) 

 
VARIANCE REVIEW 
 
In considering a request for a variance, the City must make findings of fact for the following: 
 

(1) The proposed variance is in harmony with the general purpose and intent of the zoning 
ordinance. 
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In general, yard controls are established to provide for the orderly development and use 
of land and to minimize conflicts among land uses by regulating the dimension and use of 
yards in order to provide adequate light, air, open space and separation of uses. 
Specifically, the purpose of a side yard setback is to create separation from adjacent 
buildings and provide adequate light and air between buildings. The proposed deck 
would meet the required side yard setbacks, and therefore would not have any negative 
impact on the properties that share side lot lines.  
 
The purpose of a rear yard setback is to create separation from adjacent buildings and to 
provide adequate light, air, and rear yard space between buildings. The property at 1420 
3rd Avenue, which shares a rear lot line with the subject property, is 248 feet deep. That 
property’s depth is over double the minimum depth required of a single family lot, which 
is 120 feet. The single family dwelling that is located on the property at 1420 3rd Avenue 
is setback about 160 feet from the rear property line. The proposed deck would be located 
15.5 feet from the rear property line, only 2 feet closer than the deck that was previously 
located on the property. The proposed deck would be far from the existing structure at 
1420 3rd Avenue, and the applicant is arguing that the proposed deck would not cause any 
issues related to building separation or the ability to provide for adequate light, air, and 
space between buildings or uses.  

 
The circumstances mentioned above result in the request being in harmony with the 
general purpose and intent of the zoning ordinance. 
    

(2) The proposed variance is consistent with the comprehensive plan. 
 
There are various statements and goals in the 2030 Comprehensive Plan that relate to this 
request.  
 

• Land Use Chapter Goal: Consider physical development within a community-wide 
framework which recognizes the unique aspects of the City’s setting and ensures 
top quality design of new construction and development. 
 

• Land Use Chapter Goal: Protect and maintain the stability and diversity of the 
City’s neighborhoods.  

 
• Housing Chapter Goal: Increase the quality and value of the existing single family 

housing unit in the City of Anoka.  
 

The applicant is improving their property by constructing a new deck. In general, the 
2030 Comprehensive Plan and City goals are to improve residential properties and reduce 
blight. Therefore, in general, the granting of variance would be consistent with the 2030 
Comprehensive Plan. 
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Variances may be granted when the applicant for the variance establishes that there are 
practical difficulties in complying with the zoning ordinance. Economic considerations 
alone do not constitute practical difficulties. Findings for a practical difficulty are: 

 
1. That the property owner proposes to use the property in a reasonable manner not 

permitted by this ordinance. 
 

The applicant is proposing to replace a 200 sf. deck with a deck that is 240 sf. in size. The 
applicant is arguing that the increased size of the deck would provide for a more 
functional space and would better meet their needs. The 240 sf. deck is a reasonable size, 
and is not so dissimilar from other decks on single family residential properties in the 
City of Anoka. Therefore, the property owner is proposing to use the property in a 
reasonable manner. 

 
The applicant could replace the deck in the same footprint that it previously existed 
without the need for a variance. However, this would maintain a nonconforming structure 
and the applicant is arguing that the previous size of the deck would not meet their needs. 
The applicant has decided that they would rather request the variance than reconstruct the 
nonconforming structure to formalize the existence of the structure. 
 
In general, the deck that the applicant is proposing would be considered a reasonable use 
of the property.  

 
2. That the plight of the landowners is due to physical circumstances unique to the 

property not created by the landowner. 
 

As stated above, the deck that was previously located on the property was nonconforming 
because it was located only 17.5 feet from the rear property line. This deck was 
constructed prior to the current owner purchasing the home. The home has a sliding glass 
door on the upper level that was constructed to access the deck, which makes the 
proposed location of the deck the most feasible for the property owner. 
 
The lot in question is a nonconforming lot of record for two reasons. One is that the lot is 
smaller than the minimum lot area requirements in the R-1 Single Family Residential 
zoning district at 9,682 sf. The lot is also only 83 feet deep, and the minimum lot depth 
for a lot on which a single family dwelling is erected is 120 feet. The applicant is arguing 
that this creates a practical difficulty for the property owner in meeting all of the 
necessary zoning regulations when considering the construction of the deck. The home 
itself is only setback 27.5 feet from the rear property line, which creates a difficulty in 
constructing a deck on the back of the house without the need for a variance. 
 
The deck could be reconstructed in its previous location because Anoka City Code allows 
for the reconstruction of nonconforming structures in their exact footprint. However, the 
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applicant wishes to expand the deck to a more functional size and formalize the structure 
with the variance, rather than reconstruct a nonconforming structure. 
 
Given the unique size of the lot, specifically the smaller lot depth, and the existing 
configuration of the home on the lot, staff believes that there are physical circumstances 
unique to the lot not created by the property owner that results in the need of a variance. 

 
3. The proposed variance, if granted, will not alter the essential character of the locality. 

 
The property is located in a neighborhood surrounded by other single family homes. The 
poor condition of the previous deck was creating a negative impact on the character of 
the neighborhood, and the applicant intends to improve the locality by reconstructing the 
deck. The variance would create a deck that would not look out of place with the other 
improvements that have occurred on the surrounding properties. The property owner has 
also compiled letters of support from the adjacent property owners, all of which are 
supportive of the construction of the deck and the positive impact it will have on the 
property and the neighborhood. Overall the garage will be an improvement to the 
property and the surrounding neighborhood, and the factors described above should result 
in a new deck not being drastically different as to alter the essential character of the 
locality. 

 
RECOMMENDATION 
 
Staff believes that the applicant’s arguments could be considered to meet the criteria required to 
grant a variance based on the findings listed above. There could also be an argument that a 
variance is not necessarily required because the applicant has the ability to reconstruct the deck 
in its previous location, based on the previous deck’s nonconforming status. 
 
Staff believes that the unique size of the lot, specifically the lot depth that is much smaller than 
the normal depth required for a single family lot, creates a difficulty in the applicant meeting the 
rear yard setback requirements. If the Planning Commission agrees with the applicant’s 
arguments as described above, the granting of the variance would meet the criteria and would not 
cause any negative impacts on surrounding properties or the character of the locality. 
 
If the Planning Commission does not agree with the applicant’s arguments and recommends 
denial of the variance, a finding could be that the applicant has the ability to reconstruct a 
nonconforming structure and have a deck on the property without the need for a variance. 
 
If the Planning Commission recommends approval, staff recommends that approval be 
contingent on the following conditions: 
 

1.) The deck shall be constructed to be consistent with the plans submitted on April 18, 
2016. 
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2.) The deck shall be constructed to be setback 15.5 feet from the rear property line. 
 

3.) The applicant shall obtain a building permit prior to construction. 
  
If the Planning Commission recommends denial of the variance, with the required findings, the 
applicant would still have the ability to reconstruct the deck in its previous location because the 
previous deck was nonconforming. This would allow the applicant to construct a deck that is 
setback 17.5 feet from the rear property line. 
 
 
COMMISSION ACTION 
 

• The Commission may recommend approval of variance with any necessary conditions. 
• The Commission may recommend denial of the variance with required findings. 
• The Commission may postpone the application with reason. 

 
 
 

Chuck Darnell 
Associate Planner 
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STAFF  

REPORT 
Application A2016-11 

Preliminary Plat & Site Plan Review 

Green Haven Parkway Addition/1 Vista Way 

AD Center, LLC 

 

BACKGROUND 

 

The applicant, AD Center, LLC - property owner at 1 Vista Way, proposes to replat private and 

city-owned land that is located on the northeast corner of Thurston Avenue and Highway 10. The 

land that will be replatted encompasses the property that is addressed 1 Vista Way, 1 additional 

lot, and 2 surrounding outlots. The City of Anoka currently owns the 2 outlots that are included 

in the area that is being replatted. The name of the plat will be Green Haven Parkway Addition. 

 

The purpose of the plat is to create a development parcel in the center of the existing property, 

and plat other areas as right-of-way and outlot to allow for the construction of Green Haven 

Parkway and required stormwater management infrastructure in the future.  

 

The property owner has also submitted an application for site plan review to construct a 61,000 

sf. building expansion on the north side of the existing office/warehouse building. The property 

is located in the M-2 General Industrial zoning district, and office and warehouse uses are both 

permitted in that zoning district. 

 

Enclosed for your review: 

 Site Location Map 

 Site Photos 

 Preliminary Plat 

 Site Plan Package 

 

Surrounding Land Uses 

 

 EXISTING 

USES 

ZONING DISTRICT 

DESIGNATION 

EXISTING LAND USE 

DESIGNATION  

NORTH Freight ROW/Light 

Industrial in AEP 

(Across Freight ROW) 

ROW/M-1 Light Industrial 

(Across Freight ROW) 

ROW/Light Industrial 

(Across Freight ROW) 

WEST Bank, Hotel, and Anoka 

Hennepin Tech College 

B-1 Highway Business/M-1 

Light Industrial 

General 

Commercial/Institutional 

SOUTH Cemetery/Commercial 

(Across Highway 10) 

R-1 Single Family 

Residential/B-2 Shopping 

Center Business (Across 

Highway 10) 

Institutional/Shopping 

Center (Across Highway 

10) 

EAST Open Space/Golf 

Course 

R-F Rural Farm/R-1 Single 

Family Residential 

Institutional/Park and 

Recreation 
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PRELIMINARY PLAT ANALYSIS 

 

The plat encompasses 24.11 acres and encompasses 4 existing properties. 

 

The properties within the plat are Torrens. Torrens properties are properties that have been 

registered with the county recorder.  

 

City code requires every proposed subdivision 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. 

 

Lots  
 

The plat contains the lots described as follows:  

 

Lot 1, Block 1: 

Size: 19.22 acres 

Existing Use: Warehouse/office building 

Future Use: Continued use as warehouse/office building with a 61,000 sf. expansion 

 

Outlot A:  

 

Size: 1.97 acres 

Existing Use: Vacant land owned by the applicant and the City of Anoka 

Future Use: Will be used for shared stormwater management facilities to serve the future 

building expansion and the future construction of Green Haven Parkway 

 

Right-of-Way:  

 

Size: 2.92 acres 

Existing Use: Vacant land owned by the applicant and the City of Anoka.  

Future Use: Will be preserved for the future construction of Green Haven Parkway, which is the 

first phase of the Anoka Solution plans and is scheduled for construction in 2017 

 

Easements 

 

The preliminary plat contains four easements which are described as follows:  

 

1) 10 foot drainage and utility easement along the west, south, and southeast property lines 

of Lot 1. These easement areas will remain as they were recorded on the previous plat for 

this area (Eniva Addition). 

 

2) 25 foot drainage and utility easement along the north property lines of Lot 1. This 
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easement follows the south and west side of the Green Haven Parkway right-of-way. 

 

3) 10 foot drainage and utility easement along the east property line of Lot 1. This easement 

follows the west side of the Green Haven Parkway right-of-way. 

 

4) 20 foot sanitary sewer easement through the center of Lot 1. This easement will remain as 

it was recorded in Document Numbers 52890 and 55052. 

 

The Engineering Department has identified four other easements that should be identified on the 

final plat, which have all been included as conditions of approval.  Those easements are as 

follows: 

 

1) A 10 foot drainage and utility easement shall be identified on the final plat along the 

south lot line of Lot 1, which is measured as 257.24 feet. 

 

2) Outlot A shall be covered by a drainage and utility easement. 

 

3) The drainage and utility easement along the south and west side of the Green Haven 

Parkway right-of-way shall include sloping in the easement description on the 

preliminary plat.  

 

4) A 20 foot drainage and utility easement shall be identified on the final plat to be centered 

over the existing public watermain along the west side of the parcel. 

 

Streets/Access/Traffic 

 

The plat includes the dedication of ROW to the City of Anoka to allow for the future 

construction of Green Haven Parkway. This roadway is the first phase of the Anoka Solution 

plans for Highway 10, and is scheduled to be constructed in 2017. The City currently owns 

Outlot C, which is one of the outlots being replatted in the Green Haven Parkway Addition plat. 

This Outlot C was previously acquired by the City to allow for the construction of the roadway 

through the center of the site. Outlot C will be swapped with the applicant for the dedication of 

the ROW for Green Haven Parkway and the dedication of an outlot for stormwater management 

facilities necessary for the future roadway. The roadway will be constructed further north than 

was originally planned for in the alignment that went through Outlot C, which will allow for the 

existing building to be expanded. 

 

The access to the site currently is directly onto Thurston Avenue, as well as onto West Garfield 

Street on the east side of the property. Direct access will be maintained onto Thurston Avenue in 

the interim, with access being diverted to Green Haven Parkway once that roadway is 

constructed. The site will maintain access onto West Garfield Street. 
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SITE PLAN ANALYSIS  
 

Architecture 

 

The applicant is proposing to construct a 61,000 sf. building addition on the north side of the 

existing building that is located on the site. The building addition will be a single story. The 

building addition will be 2’ taller than the existing building, due to the grade sloping upwards on 

the northern portion of the site. 

 

The exterior materials of the building addition will be precast concrete units with surfaces that 

have been treated with stone to provide for a decorative texture. The exterior finish will not 

include a raked texture. Precast concrete units with applied decorative material are a permitted 

type of exterior wall finish in the M-2 General Industrial zoning district. The exterior materials 

of the building addition will be colored so as to best match the existing building. 

 

Zoning Requirements 

 

The following are the setbacks outlined in the M-2 General Industrial zoning district. The 

proposed building will become a corner lot with the construction of Green Haven Parkway. 

Therefore, the property will have 2 front yards on the north and west sides of the property, and 2 

side yards on the east and south sides of the property. The proposed building will follow these 

setbacks: 

 

 Required Proposed  

Front Yard Setback  20’ 40’ 

Side Yard Setback  10’ 226’ 

  Source: Chapter 74, Article V, Division 4, Section 74-257 of Anoka City Code 

   

The following table shows the percentage of impervious surface allowed in the M-2 zoning 

district: 

 

Maximum Building 

Coverage 

Proposed Building 

Coverage 

Maximum Lot 

Coverage 

Proposed Lot 

Coverage 

50% 32.73% 85%  76.29% 

 

The maximum building height allowed by City Code is 50’ in the M-2 district. The total height 

of the proposed building addition is 24’. 
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Access/Circulation  

 

The access to the site currently is directly onto Thurston Avenue, as well as onto West Garfield 

Street on the east side of the property. Direct access will be maintained onto Thurston Avenue in 

the interim, with access being diverted to Green Haven Parkway once that roadway is 

constructed. The site will maintain access onto West Garfield Street. 

 

Circulation through the site will be facilitated by a new access drive on the north side of the site, 

which will eventually connect to Green Haven Parkway. Truck traffic will use the north access 

drive to enter the property from Green Haven Parkway, and will enter a secure loading bay area 

on the east side of the building. Standard vehicles will enter and exit the property from West 

Garfield Street, as they do today, to access the main parking area that is located on the southeast 

portion of the site. 

 

In the future when the Thurston Avenue interchange is constructed at the intersection of 

Thurston Avenue and Highway 10, the access directly onto Thurston Avenue on the west side of 

the site will be severed. At this point in time, the applicant may construct a drive from the 

parking areas on the west side of the building to the new access drive on the north to provide 

access from the west side of the building onto Green Haven Parkway. This future drive is shown 

on the site plan and the applicant would be pre-approved to construct this drive in the future if 

necessary. 

 

A new concrete pad will be constructed on the east side of the building addition to allow for 

loading and unloading of trucks at the loading bays. This new concrete pad will connect with the 

existing concrete pad under the loading docks on the existing building. The plans currently show 

the remainder of the trailer parking area as Class V gravel as it exists today. However, Class V 

gravel is a nonconforming parking surface and Anoka City Code Section 74-257 (e)(4)(d) 

requires that nonconforming parking surfaces be updated to bituminous, concrete, or similar 

surface upon the need for a site plan approval.  The update of the area shown as Class V gravel is 

included as a condition of approval. 

 

Parking 
 

Anoka City Code requires that office uses in the M-2 zoning district provide a minimum of one 

parking stall per 250 square feet of floor area. The office portion of the building is 57,855 sf. in 

size, which equates to a requirement of 231 parking spaces. 

 

Anoka City Code requires that warehousing uses in the M-2 zoning district provide a minimum 

of one parking stall per 2,000 square feet of floor area. The warehousing portion of the building 

is 237,218 sf. in size, which equates to a requirement of 118 parking spaces. 

 



A2016-11 Staff Report 

June 7, 2016 

Page 6 of 8 

 

In total, a minimum of 349 parking spaces are required on the site, including the building 

addition. The plans currently show 281 exterior parking spaces on the property. The site plan 

also identifies a bituminous area on the southeast portion of the site to be used for overflow 

trailer and car parking. A condition of approval will be that an additional 68 parking spaces be 

identified within the overflow trailer and car parking area to meet the minimum parking 

requirement of 349 spaces. 

 

Grading, Drainage and Utility Plans 

 

The plans have been reviewed by the Engineering Department and their comments have been 

incorporated into the proposed plans or the conditions of approval. 

 

A stormwater infiltration basin is being proposed to be constructed on the north side of Green 

Haven Parkway in Outlot A. The stormwater basin has been sized to provide for the stormwater 

needs for the site and the new building addition, as well as for the future Green Haven Parkway 

roadway. A condition of approval will be that the owner enter into a development agreement, 

which will specify maintenance requirements for the stormwater basin located in Outlot A. 

 

This stormwater basin will be constructed for volume retention, rate control, and water quality 

treatment to meet the Lower Rum River Watershed Management Organization (LRRWMO) 

stormwater requirements. The applicants have applied for a permit from the LRRWMO, and 

their application will be considered by the LRRWMO on June 16, 2016. A condition of approval 

will be that the applicant obtain the LRRWMO permit before construction. 

 

Landscaping 

 

Anoka City Code states that all yards not occupied by parking, permitted open storage, or loading 

space shall either be landscaped, green areas, or be left in a natural state. All areas of the site 

around the building addition and parking areas that are not used for building or parking will be 

sodded to provide for green space. Landscaping exists around the south side of the building and 

around the entrances to the office portion of the building. These areas will be maintained, and the 

property owner plans to enhance these areas further as they are the most visible from Thurston 

Avenue and Highway 10. 

 

Lighting 

 

Any lighting used to illuminate the off-street parking area shall be arranged as to reflect the light 

away from any adjacent properties, streets, or highways. Lighting shall not exceed 0.5 foot 

candle at nonresidential property lines measured on a vertical plane, consistent with the 

performance standards in the M-2 zoning district. 
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Waste Enclosures/Open Storage 

 

The waste enclosure is not located on the exterior of the building, so will not be visible on the 

property. There is no open storage associated with the use of the property, other than the parking 

of trucks and trailers in the designated areas on the east side of the site. 

 

 

RECOMMENDATION 

  

Staff recommends approval of the preliminary plat for Green Haven Parkway Addition with the 

following conditions: 

 

1) The applicant shall complete the transfer of land with the City of Anoka, to be consistent 

with the lots and right-of-way as shown on the preliminary plat. 

2) A 10 foot drainage and utility easement shall be identified on the final plat along the 

south lot line of Lot 1, which is measured as 257.24 feet. 

3) Outlot A shall be covered by a drainage and utility easement. 

4) The drainage and utility easement along the south west side of the Green Haven Parkway 

right-of-way shall include sloping in the easement description on the preliminary plat.  

5) A 20 foot drainage and utility easement shall be identified on the final plat to be centered 

over the existing public watermain along the west side of the parcel. 

 

Staff recommends approval of the site plan for 1 Vista Way with the following conditions: 

 

1) The completed site must be consistent with the site plan documents dated June 1, 2016 

and all conditions stated herein. 

2) The applicant shall obtain all necessary federal and state approvals and permits for the 

use of the site prior to construction. 

3) The applicant shall obtain Lower Rum River Watershed Management Organization and 

National Pollutant Discharge Elimination System (NPDES) permits, and the completed 

site improvements must be constructed to be consistent with any conditions of approval 

included on those permits. 

4) All necessary building and sign permits shall be obtained. 

5) The applicant must provide a performance guarantee in the amount of 1.25 times the 

estimated cost of grading, parking lot improvements, landscaping and other exterior or 

public improvements, as authorized by Anoka City Code, Chapter 74, Article II, Section 

74-38(e). 

6) The developer must submit an as-built survey of the property to the City of Anoka 

Engineering Department upon completion of the project. 

7) The applicant, AD Center, LLC, shall enter into a development agreement with the City 

of Anoka prior to construction.  The development agreement should identify staging 
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considerations between the development work to be completed as shown in the site plan 

and the City road project to be constructed in 2017. 

8) The applicant, AD Center, LLC, shall construct a stormwater pond located in Outlot A to 

account for the stormwater needs for the development site and Green Haven Parkway. 

9) Any future city-owned infrastructure to be constructed in the Green Haven Parkway 

right-of-way must meet current city standards. 

10) All private utilities and infrastructure, including but not limited to the existing loop road, 

pump house, concrete around pump house, and light poles, shall be removed from the 

Green Haven Parkway right-of-way and Outlot A. 

11) The applicant, AD Center, LLC, shall submit a schedule for the use of the future drive, 

and if desired, the drive will need to be used temporarily to provide truck access from 

Thurston Avenue to the truck parking area before and during the construction of Green 

Haven Parkway in 2017. 

12) All grading and site work shall be coordinated with the City of Anoka to ensure 

compatibility with the future construction of Green Haven Parkway in 2017. 

13) The final design and location of the new private drive that will access Green Haven 

Parkway shall be reviewed and approved by the Engineering Department prior to 

construction. 

14) The trailer parking area shown as Class V shall be upgraded to bituminous, concrete, or a 

similar surface as required by Anoka City Code, Chapter 74, Article V, Division 4, 

Section 74-257 (e)(4)(d). 

15) An additional 68 parking spaces shall be identified within the overflow trailer and car 

parking area to meet the minimum parking requirement of 349 spaces. 

16) Any lighting used to illuminate the off-street parking area shall be arranged as to reflect 

the light away from any adjacent properties, streets, or highways. Lighting shall not 

exceed 0.5 foot candle at nonresidential property lines measured on a vertical plane. 

 

 

COMMISSION ACTION 

 

 The Commission may recommend approval of the preliminary plat and/or site plan, with 

any necessary conditions 

 The Commission may recommend denial of the preliminary plat and/or site plan with 

required findings. 

 The Commission may postpone the application with reason, such as the need for 

additional information. 

 

 

Chuck Darnell 

Associate Planner 
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