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 Suite 300 
 Minneapolis, MN 55416 
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Memorandum 
 
To: Planning Commission, City of Albert Lea 
  Doug Johnson, Building Official 
 
From:  Breanne Rothstein, Planner 
  WSB & Associates, Inc. 
 
Date:  August 20, 2013 
 
Re: PUBLIC HEARING: A request for a zoning amendment from St. John’s 

Lutheran Home to re-zone the property generally on the southwest corner of 
Lakeview Boulevard and Richway Drive from R-1 Density Residential to PD-
Planned Development District; 

 
PUBLIC HEARING: A request for preliminary plat consideration from St. 
John’s Lutheran Home to subdivide the property located generally on the 
southwest corner of Lakeview Boulevard and Richway Drive into several lots to 
accommodate a senior housing facility; 

 
PUBLIC HEARING: A request from St. John’s Lutheran Home for a 
conditional use permit to allow a senior housing facility in a PD Planned 
Development District. 

 
    
 
Background 
St. John’s Lutheran Home (the applicant) has purchased a portion of the land previously held by 
the Albert Lea Golf Course for the development of a Continuing Care Retirement Community 
called St. John’s on Fountain Lake. The applicant is requesting preliminary plat consideration, a 
re-zoning to PD Planned Unit Development, and a conditional use permit to allow for a 
Continuing Care Retirement Community within the PD district. 
 
The applicant has been meeting with the city for over a year to discuss the details of the 
proposed development, and is still in discussions regarding how the cost of sewer and water 
infrastructure and public road construction will be paid. For the purposes of land use analysis, 
this report does not address financing details, but those details will be required to be worked out 
through the drafting and execution of a development agreement between the city and St. John’s 
Lutheran Home.  
 
Analysis 

 
Proposed Use 

 The project will include four different buildings to be developed on Lots 1 and 2 of the 
proposed plat of St. John’s Addition. Three of the buildings include a skilled nursing home (84 
beds for a total square footage of 58,866 square feet), an assisted living apartment building (32 
rooms/beds for a total square footage of 27,100 square feet), and independent, age-restricted 



 
 

 

apartments (40 units for a total of 54,600 square feet). The fourth building will be a town center, 
which will house a therapy center, fitness center, barber and beauty shop, gathering spaces, 
coffee shop, a library, a small store, and a porch. This building totals 20,300 square feet.  
 
There are plans for future additions to the town center and the assisted living facility, which 
would require an amendment of the requested conditional use permit at a future date. 
 
The total number of people living at the facility is proposed to be a total of 72 units and 84 
nursing home beds and up 176 people. 
 
The proposed uses are consistent with the PD-Planned Development zoning district. A 
conditional use permit will be required for development within this district to provide a framework 
for appropriate use and maintenance of the property. 
 
Zoning 
As part of this application, a re-zoning to Planned Development District (PD) is proposed. The 
proposed uses will be: multi-family housing, assisted living, nursing home, and some limited 
commercial. Given the mix of uses, the PD District is the most appropriate for this type of land 
use.  
 
This development is located in the Shoreland Overlay District of the city, which is designed to 
protect the lake from adverse land uses and development. All uses, setbacks and lot sizes 
comply with the overlay district. Height is limited to 35 feet, but can be increased through the 
issuance of a conditional use permit. 

 
Lot size and depth 
The preliminary plat proposes a total of four lots and an outlot to accommodate the proposed 
uses.  
 
Outlot A (totaling 5.51 acres) is shown to encompass the primary access road within the site.  
Lot 1 (2.31 acres) is proposed to accommodate the independent living portion of the site.  
Lot 2 (11.25 acres) is proposed to accommodate the assisted living building, skilled nursing care 
building, and town center building of the development.  
Lot 3 totaling 3.23 acres and Lot 4 of 26.97 acres is intended for future development area, open 
space areas, and consists of wetland areas. 
 
Streets, Access and Parking 
The development is proposing access from two locations. St. John’s Lutheran Drive is proposed 
to connect to existing Richway Drive, which is a County Road. The County will have to review 
and approve this location, but has expressed concern over the location, given its proximity to a 
sharp curve in the road, and have preliminarily recommended a right-in/right-out access. Full 
County comments are expected at a later date. 

 
The second access is proposed to be from Crescent Drive, which is located on private property 
not currently under the control of the city or the applicant. The Shell Rock Watershed District 
plans to purchase this property, and has expressed a willingness to work with the city and St. 
John’s to dedicate a public easement or right-of-way, however there is uncertainty in the exact 
location of this access. Crescent Drive could in the future serve other development in the future. 
Resolution in the form of a public street easement or dedication of right-of-way will be required 
before final plat approval. 

 
Also, the site is proposed a “ring road” to access the four buildings to be constructed, as well as 
provide access for potential future phases. This is proposed to be a private road (accompanying 
by a public drainage and utility easement) and owned and maintained by St. John’s, as required 



 
 

 

by the USDA grant stipulations. However, the applicant would like the road to be public, 
therefore, discussions are underway with the USDA at this time. All access from the “ring road” 
is subject to review and comment by the city’s public safety department. 

 
Staff would recommend any road intended to be a public road is located in public road 
easement or dedicated right of way, and be built to city specifications and standards. As 
proposed, this would include St. John’s Lutheran Drive and Crescent Drive. 

 
The entire site includes 224 parking stalls. City Code requires that .8 spaces are provided for 
each senior housing unit and one stall provided for every 4 nursing home beds. Additionally, 
provisions should be made for the employees. Schools and hospital uses require 1 stall for 
every 2 employees, which would be reasonable to require in this type of use. Given their plans 
for 72 units, 84 nursing home beds, and 95 staff, code requires a total of 127 stalls. The site 
more than accommodates the amount of required parking.  
 
The City will require payment of a surety to secure the construction and completion of public 
road facilities, the details of which will be agreed upon in a development agreement prior to final 
plat approval. 
 
Utilities 
City sanitary sewer is not currently available to the site.The site proposes to gain access to 
existing sanitary sewer facilities located at Highway 13 and West Edgewater Drive, which is 
approximately .25 miles from the site. There is a large cost associated with making this 
connection. The extension of sewer from this location will also benefit the Stables project, as 
well as other, therefore it is intended that this would be a public improvement project. The 
details of financing and contributions will be worked out before final approval of the plat and 
upon execution of a development agreement. 

 
City water services are not currently available to the site. The site proposes to gain access to 
existing water facilities located at Sundance Drive along Highway 13, which is over .25 miles 
from the site. There is a cost associated with making this connection, and the details of the cost 
allocations will be worked out in a development agreement. 
 
The installation of stormwater pipes are also proposed to connect the development to the 
proposed stormwater retention areas. 
 
All on-site infrastructure for public utilities will be required to be located in public utility 
easements. 
 
The City requires payment of sewer and water trunk fees and financial sureties in association 
with all new development. The exact calculations of these fees will be agreed upon in the 
development agreement prior to final plat approval. 

 
Stormwater Management and Wetlands 
There are several small wetlands on the site, but they are located mostly near the lake, and 
none are being impacted by this development proposal, as evidenced by the applicant’s wetland 
delineation report. 
 
Several stormwater basins are proposed as part of this development, and staff is analyzing the 
drainage calculations to ensure they are properly sized. 
 
Park Dedication 
Park dedication is required, per city code on all newly created lots. Park dedication is 
determined by calculating the value of the land (set by fee schedule of 6,500 per acre) multiplied 



 
 

 

by number of units (72 units) divided by 54. Nursing home beds are not addressed in the park 
dedication ordinance, but it’s reasonable to assume that there will be some impact to parks from 
these residents. Therefore, staff is recommending using a similar calculation to the parking 
calculation to determine impact (1 “unit” per 4 beds). The total resulting units would be 93, 
would require a park dedication fee of $11,194.00 ((93/54)*$6,500). Any public trail construction 
cost or land dedication would be deducted from this cash payment. 
 
The Park Commission will be required to review and provide a recommendation regarding the 
requirements for this site.  
 
 
Recommendation 
 
Staff recommends approval of the rezoning request from R-1 Residential to PD 
Planned Development District, subject to the following conditions: 

1) Development of the site in accordance with the approved plans, as outlined in the 
conditional use permit and final plat; 

2) Entering into a development agreement with the City of Albert Lea, including the 
payment of all required sewer and water trunk charges, park dedication, and 
sureties. 

 
 
Staff recommends approval of the preliminary plat application, subject to the following 
conditions: 

1) Approval of a re-zoning ordinance to PD Planned Development District and 
issuance of a conditional use permit; 

2) Acquisition and public dedication (or public easement acquisition) of the right of 
way for Crescent Drive or some other alternative access along the private 
property located to the east; 

3) Resolution of the ring road ownership; 
4) Approval by the City Engineer of drainage calculations and grading plans; 
5) Approval by the City Engineer of the design of the sanitary sewer and water 

designs; 
6) Approval by the Public Safety Department of all accesses, drive aisles, and 

turnaround areas; 
7) Approval by Freeborn County of the proposed access on Richway Drive; 
8) Development of the site in accordance with the approved plans, as outlined in the 

conditional use permit and final plat; 
9) Entering into a development agreement with the City of Albert Lea, including the 

payment of all required sewer and water trunk charges, park dedication, and 
sureties. 

 
 

Staff recommends approval of the conditional use permit with the same conditions as above, 
and adopting the following findings: 

a. The subdivision of the lots is being accomplished in accordance with Chapter 54 
 of the City Code (Subdivision Ordinance); 

b. The development will not substantially increase traffic congestion. 
c. The population and density of the proposed project is consistent with the intent of the 

PD Zoning District.  



 
 

 

d. The proposal will not generate any unusual noise that is not common to residential 
development. 

e. The proposed development will not have a negative impact on land values. 
f. There are no unacceptable public health, safety, and welfare issues. 
g. The aesthetics are not detrimental to surrounding property. 

 
 
 
Requested Motions 
 

1.   Motion to recommend that the City Council adopt an ordinance to re-zone the subject 
property from R-1 Residential to PD-Planned Development District; 
 

2.   Motion to recommend that the City Council adopt a resolution approving the request for 
a preliminary plat for St. John’s Addition, subject to the conditions listed in the staff 
report; 

 
3.   Motion to recommend that the City Council adopt Findings of Fact relating to the request 

for a conditional use permit to allow a Continuing Care Retirement Community in the PD 
District; 
 

 
4.   Motion to recommend that the City Council adopt a resolution approving a conditional 

use permit to allow a Continuing Care Retirement Community in the PD District, subject 
to the conditions listed in the staff report.  

 
 
 
If you have any questions, please contact me at 763-231-4863. 
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Memorandum 
 
To: Planning Commission, City of Albert Lea 
  Doug Johnson, Building Official 
 
From:  Breanne Rothstein, Planner 
  WSB & Associates, Inc. 
 
Date:  August 20, 2013 
 
Re: Discussion Outdoor Seating Ordinance 
 
    
 
Background 
 
 
The City Manager has requested a discussion on considering a change to the city code to allow 
for outdoor seating in the business districts. We are proposing an administrative permit to allow 
for outdoor seating. The outdoor seating areas would be allowed within the B-1, B-2, and B-3 
districts as an accessory use subject to the application of an administrative permit. Listed below 
are considerations to think about when drafting the ordinance and permit requirements.  
 
 

 Add a definition of outdoor seating. Outdoor seating can be defined as follows: An area 
of additional outdoor seating for a dining establishment on or adjacent to the public right-
of-way or public property. 

 
 The applicant could be required to possess a valid food establishment license. 

 
 The outdoor seating area should be limited to the area directly adjacent to the property 

owned and/or operated by the primary business use. The area occupied by the outdoor 
seating area should abut and should be operated as part of the food establishment 
operated by the applicant. No part of the outdoor seating area should adjoin any 
premises other than the applicant's establishment. 

 
 The outdoor seating area could be required to be segregated from pedestrian circulation 

by means of temporary fencing bollards, ropes, or plantings. Some cities require this 
only is liquor is being served in the outdoor area. 

 
 The city should find that the outdoor seating area will not restrict the safe usage of the 

sidewalk by the public after taking into consideration the location of obstructions, 
vehicular traffic and other impediments to the passage of pedestrians.  

 
 A minimum of 48 inches of clear travel space between the outdoor seating area and curb 

should be maintained on the public sidewalk adjacent to the sidewalk cafe. 
 



 
 

 

 Minimum clearance for the pedestrian right of way should be at least five feet without 
interference from parked motor vehicles, bollards, trees, curbs, stairways, trash 
receptacles, street lights, etc. 

 
 A distance of at least 200 feet should be maintained between the nearest point of the 

sidewalk cafe to the nearest point of property zoned for R-1. 
 

 Over-story canopy of umbrellas extending into the pedestrian aisle should have a 
minimum of seven feet above the sidewalk.  

 
 Annual/perennial flowers could be encouraged to enhance the street scape 

 
 Site plan should be submitted outlining the Design of site furnishing and outdoor seating 

layout should be reviewed prior to installation 
 

 Signage related to the outdoor seating area should be limited to within the signage 
allowances for the establishment. 

 
 Any lighting used to illuminate the outdoor seating area should be arranged to reflect the 

light away from the adjoining property and public streets or alleys.  
 

 The property owner, restaurant operator, and the city should enter into a hold harmless 
agreement, as provided by the city, exempting the city from all liability claims associated 
with the outdoor seating use, if located in the public right-of-way.  

 
 Maintenance of public right-of-way, including landscaping, for which the outdoor seating 

area is located upon should be the property owner's responsibility.  
 

 The city could require the applicant to furnish to the city evidence that insurance has 
been procured “in amounts not less than $1,000,000.00 per occurrence and 
$2,000,000.00 in aggregate for commercial general liability coverage.” 

 
Requested Action 
 
Motion to direct staff to prepare a draft ordinance for consideration and public hearing at the 
next Planning Commission meeting. 
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