
CITY OF ALBERT LEA
PLANNING COMMISSION

ADVISORY BOARD

7/1/2014, 5:30 p.m.
City Council Chambers

AGENDA

A. CALL TO ORDER AND ROLL CALL

B. APPROVAL OF THE AGENDA

C. APPROVAL OF MINUTES
1. PC Minutes from May 20, 2014

D. NEW BUSINESS

1. Discussion of the proposed changes to the animal regulations

E. PUBLIC HEARINGS

1. An interim use permit request to allow a gravel parking lot as a principal use on the property
located at 2340 Crossroads Boulevard.

2. A conditional use permit request to allow for the construction of semi detached housing in
an R 1 Residential district on the property generally located at the southwest corner of
Keystone Drive and Crystal Drive.

3. The vacation of the following easements for drainage and utility purposes, generally
described as 907 Sykes Street ad 904 Plaza Street

F. OLD BUSINESS

1. Update on Housing Market Study

G. COMMISSIONER COMMUNICATIONS

H. STAFF COMMUNICATIONS

I. ADJOURNMENT













Infrastructure  Engineering  Planning  Construction 701 Xenia Avenue South 
Suite 300 
Minneapolis, MN 55416 
Tel: 763-541-4800 
Fax: 763-541-1700 

Memorandum

To: Planning Commission, City of Albert Lea 
Doug Johnson, Building Official 

From:  Breanne Rothstein, Planner 
  WSB & Associates, Inc. 

Date:  July 1, 2014 

Re: Request for an Interim Use Permit at Schipp’s Pro Power Wash Inc. property 
located at 2340 Crossroads Blvd.  - Application from John and Danielle Schipper to 
allow for a roadstone surfaced parking lot

Background 

The city has received a request for an interim use permit (IUP) from John and Danielle Schipper 
to allow for a roadstone surfaced parking lot, rather than concrete. The IUP is being requested 
for a minimum of 5 years. The property is zoned IDD (Interstate Development District) and the 
current building on the property to the south is used for Schipp’s Pro Power Wash Inc, a truck 
car washing facility. The applicant would like to expand their parking area to allow for the 
queuing of trucks to be serviced at the business. 

Analysis 
Section 74-1050 of City Code requires “parking areas, loading areas, and access drives” to be 
“covered with asphalt or concrete on a suitable base subject to approval by the city engineer” in 
all zoning districts. However, this is not currently enforced in any zoning district, therefore, staff 
has directed the applicant to apply for an interim use permit to allow the installation of a gravel 
parking surface as a principal use on the subject property. The justification for directing the 
applicant to do so is primarily based on the need to re-examine the city code requirement for 
parking areas to be paved, since the city has widespread non-compliance with this standard. 

In December of 2013, the City adopted an interim use permit ordinance that allows the 
establishment of any use within any zoning district on an interim basis. The ordinances requires 
findings to be established, and allows for uses that don’t otherwise conform to the zoning 
standards, as long as they are permitted on an interim basis. This tool is an alternative to 
permitting a variance, where a permanent allowance for such deviations may not be 
appropriate. Below is an analysis of the request, as it relates to the findings in city code: 

The use will not delay the permanent development of the site or prevent the orderly 
development of surrounding sites. Allowing a temporary, gravel parking lot on the subject 
property will not otherwise delay the establishment of a permanent, paved parking area. The 
site will need minimal grading and establishment of a base for the eventual paving of the site, 
and the proposed gravel parking lot will serve as an interim step to eventual paving. 



The use will not adversely impact implementation of the comprehensive plan. This property is 
guided in the Comprehensive Plan as “corridor”, which establishes goals of improving function 
and safety of the roadway, providing for a memorable travel experience, leaving a favorable 
impression on users of the corridor, and creating an environment where businesses and 
residents can co-exist. While the long-term use of this site as a gravel staging area for semi-
trucks is not consistent with the intent of this land use district, the temporary nature of this use 
can be justified, given the industrial zoning. 

The use will not be in conflict with any provisions of the code. The IUP ordinance allows uses 
that are not consistent with certain provisions of the zoning code, as long as those uses are 
temporary in nature. The applicant is requesting five years to allow time to bring their parking 
area in conformance with Section 74-1050, which requires paving. In the meantime, staff will be 
examining the requirement to determine the applicability in certain zoning districts. The 
proposed use meets all other provisions of the code, assuming it complies with contingencies of 
the Interim Use Permit. 

The use will not adversely impact nearby properties through characteristics including but not 
limited to, nuisance, noise, traffic, dust, or unsightliness and will not otherwise adversely impact 
the health, safety and welfare of the community. Given the temporary nature of the proposed 
use, it will not adversely impact nearby properties in the long term. Furthermore, many of the 
immediately adjacent businesses currently use gravel parking lots and staging areas, which is 
not consistent with city code (see location map). 

The date or event that will terminate the use has been identified. The permit will be valid for no 
more than 5 years. 

The use shall not cause or impose additional costs to the City of Albert Lea. The request does 
not pose any financial burden to the city. 

 Permission of the use will not impose additional costs on the public if it is necessary for the 
public to take the property in the future. The request does not impose additional public costs. 

Recommendation

Staff recommends approval of the Interim Use Permit for John and Danielle Schipper to allow 
for a roadstone surfaced parking lot at 2340 Crossroads Blvd, subject to the following 
conditions: 

1. The site shall be paved before the Interim Use Permit expires, or no later than August 
1st, 2019; 

2. A landscaping plan is submitted and approved by staff that indicates 20% of the lot to be 
landscaped, and according to the requirements of Section 74-1096; 

3. A landscaped buffer is installed along US Highway 69 to provide screening from the 
road, as reviewed and approved by city staff; 

4. The city reserves the right to access its easement across the property at any time, and 
that the applicant will be responsible for replacing/re-establishing any disturbed area; 

5. A plan for truck flow is submitted and approved by the City Engineer; 
6. A stormwater pollution prevention plan (SWPPP) is submitted and approved, in 

accordance with state regulations; 
7. In accordance with the provisions of city code, in the event of a public taking of property 

after the interim use is established, the property owner shall not be entitled to 
compensation for any increase in value attributable to the interim use. 



Requested Motion 

Motion to recommend that the City Council approve the Interim Use Permit for John and 
Danielle Schipper, subject to the conditions listed in the staff report, and direct staff to re-
examine Section 74-1050 that requires paving in all zoning districts. 

If you have any questions, please contact me at 763-231-4863. 
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Infrastructure  Engineering  Planning  Construction 701 Xenia Avenue South 
Suite 300 
Minneapolis, MN 55416 
Tel: 763-541-4800 
Fax: 763-541-1700 

Memorandum

To: Planning Commission, City of Albert Lea 
Doug Johnson, Building Official 

From:  Breanne Rothstein, Planner 
  WSB & Associates, Inc. 

Date:  July 1, 2014 

Re: Public hearing to consider a conditional use permit request to construct a total 
of eight twinhome units on the property located generally on the southwest 
corner of Keystone Drive and Crystal Drive 

Background 

The proposal before the Planning Commission is for consideration of an application from 
Jared Dawson for a conditional use permit request to allow eight semi-detached twinhomes 
in the R-1 single-family zoning district. The applicant is also seeking an administrative 
survey to re-plat the northernmost lots to re-adjust the property line and will be applying for a 
preliminary plat to re-plat the remaining six lots. 

Summer Dale Addition was originally platted in July 1959 and has been reconfigured by 
Jared Dawson to develop a neighborhood of for-sale twinhomes.  The reconfiguration has 
not significantly increased the number of lots or the density of residential development.  It is 
expected that the applicant will be submitting a preliminary plat to re-configure the remaining 
lots on the west side of Keystone Drive, just south of Crystal Drive (see location map). The 
conditional use permit request to allow for “semi-detached” twinhomes in the R-1 district 
applies to existing Lots 2 through 6, Block 6 of Summerdale Addition. 

Analysis 

Section 74-253 (4) of city code allows the issuance of a conditional use permit to develop 
two-family semidetached and clustered dwelling within the R-1 district, as long as each of 
the lots “shall be equal in area or as near equal in area as is reasonably possible” and that 
each lot contain “no less than one-half of the minimum land area requirements for a two-
family dwelling. While a formal application for preliminary plat has not yet been made, in the 
analysis of the proposed plat, it is anticipated that all lot size and depth requirements will be 
met. 

The minimum setbacks set forth in code are as follows: 25 foot front yard; 25 foot rear yard; 
12.5 foot side corner; variable for side yard (maximum of 8 feet). Setbacks will be reviewed 
at preliminary plat and verified at the time of building permit. 

Given that this is a re-plat of existing single family lots, the proposed development meets city 
code requirements for landscaping, utility installation, access, driveways, and all other 



applicable code standards. All streets and utilities are in place and no dedication is required 
for rights-of-way.   

The current policy is to pay the sanitary sewer and water development fee at the time the 
building permit is issued.  A fee is also required in lieu of parkland dedication and that is 
paid prior to the City Clerk signing the plat.  This fee will be calculated at the time of plat 
review. 

Recommendation

Staff recommends the following findings related to the conditional use permit request:
a. The population and density of the proposed project is consistent with the intent of the 

 R-1 Zoning District.  
b. The proposal will not generate any unusual noise that is not common to residential 

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

Staff recommends that the Planning Commission recommend approval of the conditional use 
permit to allow semi-detached twinhomes in the R-1 district on the subject property, subject to 
the following conditions: 

1) Approval of a plat that indicates satisfaction of the following items: 
 Each lot is equal in area or as near equal in area is reasonably possible; 
 Each lot contains no less than one half of the minimum land area 

requirement for a two-family dwelling; 
 Except for setbacks along the common property line all other setbacks 

and yard requirements are provided in accordance with the requirements 
of the R-1 District; 

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

 The development will not increase traffic congestion. 

2) A resolution approving the Conditional Use Permit to allow for semi-detached 
twin homes within the subdivision shall be recorded with the Plat. 

Requested Motion 

Motion to recommend that the City Council adopt a resolution approving a conditional 
use permit to allow semi-detached twinhomes in the R-1 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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Infrastructure  Engineering  Planning  Construction 701 Xenia Avenue South 
Suite 300 
Minneapolis, MN 55416 
Tel: 763-541-4800 
Fax: 763-541-1700 

Memorandum

To: Planning Commission, City of Albert Lea 
Doug Johnson, Building Official 

From:  Breanne Rothstein, Planner 
  WSB & Associates, Inc. 

Date:  July 1, 2014 

Re: Easement vacation request, administrative survey review, and establishment of 
two new easements along the western side of Ekko Avenue-between Plaza Street 
and Sykes Street. 

Request:

The proposal before the Planning Commission for consideration is an easement vacation 
request from Kevin Poppel, who is interested in developing the land with a dental office. 
Accompanying this application is also an administrative survey request and the 
establishment of two new easements. They plan to re-plat two existing lots into three tracts 
and vacate an existing 10’ wide easement drainage and utility easement and establish a 
new 10 foot easement along the new lot line between Tract B and Tract B-1.  

Easements to be vacated: 
 The North 5 feet of Lot 2, Block 1, Community Development Plat #4, as the same 
platted and recorded in the Office of the County Recorder of Freeborn County, Minnesota; 
less the East and West 10 feet thereof.  

 The South 5 feet of Lot 1, Block 1, Community Development Plat #4, as the same is 
platted and recorded in the Office of the County Recorder of Freeborn County, Minnesota; 
less the East and West 10 feet thereof.  

Proposed Easement #1:
 The North10 feet of the Southerly-most 111.37 feet of Lot 1, Block 1, Community 
Development Plat #4, as the same is platted and recorded in the Office of the County 
Recorder of Freeborn County, Minnesota.  

Proposed Easement #2: 
 The South 5 feet of the North 67.00 feet of Lot 2, Block 1, Community Development 
Plat No. 4, as the same is platted and recorded in the office of the County Recorder of 
Freeborn County, Minnesota. 

The property is currently zoned B2 (Community Business District).  



    Analysis: 
        State Statute requires that the city must find any vacation of easement to be in the public’s 
best interest. Staff has analyzed the request, reviewed the existing easement for the location of 
any utilities or drainage purposes, and notified the “affected” property owner (Hy-Vee). There 
are no existing utilities in the easement, and drainage will not be impacted by the vacation of 
this easement. In order to establish the new easement, however, an easement document will 
need to be executed prior to the vacation of the old easement. Easements cannot be dedicated 
without an easement document unless the property is platted. 

Recommended Motion:

Staff has reviewed the administrative survey, easement vacation request, and establishment of 
new easements and recommends approval of all. 

Staff recommends approval of the following motions: 
1) Motion to recommend that the City Council approve the easement vacation for Kevin 

Poppel, subject to the condition that a new easement is granted and recorded, as 
described in the attached exhibit, contingent upon new easements being established 
along the newly established lot lines; and 

2) Motion to recommend that the City Council approve the creation of the easement as 
described in the attached exhibit, subject to submittal and execution of an easement 
document.

If you have any questions, please contact me at 763-231-4863. 
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