
  CITY OF ALBERT LEA 
PLANNING COMMISSION 

ADVISORY BOARD 
 

10/6/2015, 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 September 1st, 2015 
 

D. PUBLIC HEARINGS 
 
None 

 
E. NEW BUSINESS 

 
Consider Proposal by Clayton Petersen to develop mini-storage in Wedgewood Cove 
Estates 2  
 

F. OLD BUSINESS 
 

G. COMMISSIONER COMMUNICATIONS 
 

H. STAFF COMMUNICATIONS 
 

I. ADJOURNMENT 
 









 

 
 
 

Infrastructure  Engineering  Planning  Construction 23 2
nd

Street South 
 Suite 200 
 Rochester, MN 55902 
 Tel: 507-218-3745 
 Fax: 507-289-3919 

Memorandum 
 

To: Planning Commission, City of Albert Lea 

  Chad Adams, City Manager 

 

From:  Molly Patterson-Lundgren, Planner 

  WSB & Associates, Inc. 

 

Date:  September 30
th

, 2015 

Re: Consideration of a proposal for personalized (mini) storage business at 

Wedgewood Cove Estates 2 

____________________________________________________________________________ 
 

Background 

Clayton Petersen owns Lot 5 of Block 1 

Wedgewood Cove Estates 2, a “flag 

lot” with access off both 9
th

 street and 

Wedgewood Road.  It is located west of 

Highway 69 and east of the 

Wedgewood Cove club house (see 

image).  Mr. Petersen has approached 

the city to determine if a mini-storage 

facility may be constructed at this site 

and what the process would be for 

getting approvals to do so.   

 

The property is currently zoned PDD, 

which was approved as part of the 

Wedgewood Estates 2 addition.  The 

PDD site plan approved for the 

development indicates this property as 

future multi-family housing.   

 

Analysis 

Uses allowed in the PDD zoning district are those that were approved as part of the preliminary 

development plan (PDP) when each PDD was rezoned and approved.  As the approved PDP for 

this property indicates a multi-family use, the mini-storage, under this current zoning is not 

allowed.  The property will need to be rezoned to allow the development of this proposed 

commercial use.   

 

 



 
 

 

State statute indicates that zoning ordinances are “for the purpose of carrying out the policies and 

goals of the land use plan”
1
, therefore it is often policy or practice to heavily rely on the land use 

(comprehensive) plan when considering a change in zoning.   

 

Comprehensive Plan Land Use Designation 

The designated land use for this property in the comprehensive plan is Residential Edge.  

Characteristics of these areas in town include street patterns with larger block sizes, larger lot 

sizes, integrated park and open space patterns and diversity of single family attached and 

detached housing. Goals and policies of this district indicate a variety of residential uses along 

with “neighborhood commercial nodes …developed at key intersections”.   

 

As the property in question is not located at a “key intersection”, the Residential Edge land use 

designation does not support the rezoning of this parcel to a commercial zone.  The City Planner 

is suggesting that an amendment to the Land Use Plan (a section of the Comprehensive Plan) 

should be considered prior to considering the possibility of rezoning the property for the 

proposed mini-storage use. This is not to suggest that an amendment of the comprehensive plan 

should be taken lightly; the process for determining and adopting the existing plan included 

considerable participation of the public and review by the city prior to its completion and 

adoption.   

 

State Statute,
2
 indicates that “before adopting the comprehensive municipal plan or any section 

or amendment of the plan, the planning agency shall hold at least one public hearing thereon. A 

notice of the time, place and purpose of the hearing shall be published once in the official 

newspaper of the municipality at least ten days before the day of the hearing.”   

 

Rezoning 

Based on the language of the land use plan, The B-1 zoning most closely aligns with commercial 

land use in the Residential Edge designated areas.  “It is the purpose of the B-1 neighborhood 

business district to permit and to encourage the establishment of small convenience goods and 

personal service centers located as to be a functional and harmonious part of a residential 

neighborhood.”
3
  There are no specified permitted or conditional uses for this zone, thus the 

purpose provides the guidelines for uses allowed.  All uses in the B1 district require a CUP. 

 

The process for rezoning requires the Planning Commission to hold a public hearing and report 

to the City Council, providing them with a recommendation on the proposed ordinance 

amendment.  The City code indicates, “if a protest against a proposed zoning district amendment 

is presented duly signed by … the owners of one-third or more of the area contiguous thereto, 

such amendment shall not be passed except by a five-sevenths affirmative vote of the members 

of the council.”   

  

Conditional Use Permit 

Rezoning the property to a B-1 district will allow for the development of the mini-storage units 

with the issuance of a conditional use permit. All elements of the site development in this zoning 

district are controlled within the CUP including but not necessarily limited to: building design 

and construction, site layout and development, parking and traffic flow, fencing and screening, 

paving and drainage, signs and canopies, waste collection and storage devices, and landscaping. 

                                                           
1
 MNSS 462.357 Subd. 2 

2
 462.355 Subd. 2, 

3
 City Zoning Code 74.451 



 
 

 

 

Staff Recommendation: 

Based on the analysis above, staff is recommending the following process for review and 

consideration of the proposed project.  This recommendation does not assume an automatic 

movement forward through each step resulting in a final project approval, but rather it suggests 

that each step must be considered in orderly beginning with the need to determine if a proposed 

business at this location meets the goals established in the comprehensive plan.    

 

1. Request an amendment to the Comprehensive Plan either changing the land use map 

modifying this property’s designation from Residential Edge to one that is suitable for the 

type of commercial activity proposed (storage units) and/or to the description of the 

Residential Edge district to clearly allow commercial at this location.   

2. Request an amendment to the Zoning Ordinance to allow for commercial mini-storage to be 

developed at this site.  B-1 zoning is preliminary recommended. 

3. Apply for a Conditional Use Permit (assuming rezoning to B1 or other zoning district where 

a CUP is required) 
  

Public hearings require notification in the newspaper 10 days prior to the Planning Commission 

meeting and a notice to the newspaper must be submitted 3 days prior to publication.  The City is 

provided 15 days under state statute for review of application completeness. Applications 

requiring a public hearing are typically required 4 weeks prior to the meeting when the hearing is 

held.  The following provides a tentative timeline based on publication requirements and 

established meeting dates and deadlines.   

 

 Public hearing at 

Planning 

Commission 

Application Due Application Fee Anticipated  

City Council 

meeting  

Comprehensive 

Plan 

Amendment 

November 3
rd

  

 

October 14
th

 

(noon) 

 November 23
rd

 

Zoning 

Amendment  

January 5
th

  December 8
th

  $500 plus $700 

escrow * 

January 25
th

  

Conditional Use 

Permit  

February 2
nd

  January 6th $500 plus $700 

escrow * 

February 22
nd

  

* Applicants will be responsible for submitting the escrow payment in addition to assuming all 

other city accrued costs on the application review. 

 

Requested Motion: 

No decisions are being sought at this time.  Staff is providing this information to allow for initial 

questions of the applicant and seeking indication that the proposed process, in particular that the 

first step of land use plan consideration/amendment is correct.   
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