
 
 
 
 
 
 

CITY OF NEWPORT 
PLANNING COMMISSION MEETING 

NEWPORT CITY HALL 
NOVEMBER 10, 2016 – 5:30 P.M. 

 
Chairperson:   Anthony Mahmood          City Administrator:   Deb Hill 
Vice-Chair:  Kevin Haley   Asst. to the City Admin:  Renee Eisenbeisz     
Commissioner:  Marvin Taylor   Planner:   Sherri Buss  
Commissioner:  David Tweeten   Council Liaison:   Tom Ingemann 
Commissioner:  Saengmany Ratsabout 

 
 

AGENDA 
 
1. CALL TO ORDER 
 
2. ROLL CALL 

 
3. APPROVAL OF PLANNING COMMISSION MINUTES 

A. Planning Commission Minutes of the October 13, 2016 Meeting 
 

4. APPOINTMENTS WITH COMMISSION 
A. Public Hearing – To consider amendments to Section 1350 and Rezone 

1. Memo from Sherri Buss 
2. Resolution No. P.C. 2016-12  

B. Discussion Regarding Catherine Drive  
 

5. COMMISSION & STAFF REPORTS 
 

6. NEW BUSINESS 
 

7. ANNOUNCEMENTS 
A. Upcoming Meetings and Events: 

1. City Council Meeting   November 17, 2016 5:30 p.m. 
2. City Offices Closed for Thanksgiving November 24-25, 2016 
3. City Council Meeting   December 1, 2016 5:30 p.m. 
4. Planning Commission Meeting  December 8, 2016 5:30 p.m. 

 
8. ADJOURNMENT 
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City of Newport 
Planning Commission Minutes 

October 13, 2016 
 
1.  CALL TO ORDER  
Chairperson Mahmood called the meeting to order at 5:30 P.M. 
 
2.  ROLL CALL     
Commissioners Present – Anthony Mahmood, Kevin Haley, Marvin Taylor, David Tweeten, Saengmany Ratsabout 
(arrived at 5:47 p.m.) 
 
Commissioners absent –  
 
Also present –Renee Eisenbeisz, Asst. to the City Administrator, Sherri Buss, TKDA Planner, Tom Ingemann, Council 
Liaison  
 
3. APPROVAL OF PLANNING COMMISSION MINUTES 
A. Planning Commission Minutes of the August 11, 2016 Meeting 
 
B. Planning Commission Minutes of the September 8, 2016 Workshop Meeting 
 
Motion by Haley, seconded by Taylor to approve the August 11, 20016 and September 8, 2016 Workshop Meeting 
Minutes. With 4 Ayes, 0 Nays, 1 Absent, motion carries. 

 
4. APPOINTMENTS WITH COMMISSION 
A. Red Rock Square Open Space Review 

 
Sherri Buss, TKDA Planner, presented on this item as outlined in the October 13, 2016 Planning Commission packet.  
 
Motion by Haley, seconded by Taylor, to accept the Park Board comments and making them advisory. With 5 
Ayes, 0 Nays, the motion carried. 
 
B. Discussion Regarding MX-5 District Rezoning and Ordinance Amendment 

 
Sherri Buss, TKDA Planner, presented on this item as outlined in the October 13, 2016 Planning Commission packet and 
in the attached memo from Ms. Buss. The Planning Commission directed staff to change the Resolution to say that 
everything except single-family, greenspace, and buffer space needs to be 300 feet from a residential district or use and 
will need a conditional use permit. The Planning Commission asked staff to notify residents within the proposed district of 
the ordinance change and that it will be before the City Council on November 3, 2016.  
 
Motion by Mahmood, seconded by Taylor, to approve Resolution No. 2016-11 as amended. With 5 Ayes, 0 Nays, 
the motion carried.  
 
C. Discussion Regarding Catherine Drive Potential Development 
 
Sherri Buss, TKDA Planner, presented on this item as outlined in the October 13, 2016 Planning Commission packet. The 
City Council will be discussing this at their October 20, 2016 NEDA meeting and the Planning Commission is invited to 
attend.   
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5.  COMMISSION AND STAFF REPORTS 
 
6. NEW BUSINESS 
 
7.  ANNOUNCEMENTS 

A. Upcoming Meetings and Events: 
1. City Council Meeting    October 20, 2016 5:30 p.m. 
2. Park Board Meeting    October 27, 2016 6:00 p.m. 
3. Buckthorn Removal Day, Bailey School  October 29, 2016 9:00 - 12:00 

Forest    
4. City Council Meeting   November 3, 2016 5:30 p.m. 

 
8. ADJOURNMENT  
Motion by Mahmood, seconded by Haley, to adjourn the Planning Commission Meeting at 6:47 p.m.  With 5 Ayes, 
0 Nays, the motion carried. 
 
 

Signed:  ____________________________ 
         Anthony Mahmood, Chairperson 
 
Respectfully submitted, 
 
 
 
Renee Eisenbeisz 
Assistant to the City Administrator 



 
 
 
 
 
 
 
 

 

Memorandum 
To: Newport Planning 

Commission 
 Reference: MX-5 District Rezoning and 

Ordinance Amendment -- Update 
Copies To: Deb Hill, City Administrator    
 Renee Eisenbeisz, Assistant 

to the Administrator 
   

   Project No.: 16021.000 
From: Sherri Buss, RLA AICP, City 

Planner 
 Routing:  

Date: October 4, 2016    
 
At the Planning Commission meeting in September, the Planning Commission discussed the 
proposed MX-5 district, and Western Refining’s continuing purchase of residential properties 
within the area of the proposed district.  Since that meeting, the City has learned about 3 
additional properties that the refinery is in the process of purchasing within the proposed district. 
 
The Planning Commission requested information about the financial impact of the Western 
Refining purchase and clearing of the residential properties north of the refinery.  The City 
Administrator estimates that the annual cost of the lost property taxes, sewer and water 
fees to the City budget is approximately $40,000.  Newport’s budget is tight, and other 
property owners in the City bear these costs as the tax and fee contributions from the refinery-
owned parcels declines.  The attached spreadsheet provides information about the parcels that 
the refinery has purchased to date.  The columns at the right side show the total property tax 
dollars for each property, the amount that goes to the City, and the amount that would go to the 
city if the property were rezoned to a mixed use or other commercial/industrial district. 
 

 
Recent Meeting with Western Refining and MX-5 District Discussion 

The City Administrator and City Attorney are continuing to work with Western Refining on the 
City’s concerns and potential options to address the lost revenue.  They met with 
representatives of Western Refining on October 4.  The Refinery representatives indicated that 
they are interested in pursuing rezoning of the area north of the refinery to a new MX-5 district, 
and believe that this may be the best option both the Refinery and the City. 
 
The Refinery reviewed an earlier draft of the proposed district use table, and provided some 
comments.  Their suggested MX-5 District list of uses is attached for Planning Commission 
discussion.  Some key questions may be about the proposed Diesel and Motor Vehicles Fuel 
Retail Sales and Warehousing uses, and standards for separating these uses from adjacent 
residential areas if allowed.  The refinery will also be requesting a rezoning for a parcel at 101 
7th Avenue, and the proposed zoning district and rezoning could be noticed and considered at 
the same meeting.  Please be prepared to discuss the proposed district on October 13. 













 
 
 
 
 
 
 
 

 

Memorandum 
To: City of Newport Planning 

Commission 
 Reference: St. Paul Park Refining Rezoning 

Request and Ordinance 
Amendment 

     
Copies To: Deb Hill, City    
 Administrator    
 Renee Eisenbeiz, Assistant 

to the City Administrator 
 Project No.: 15258.002 

 Jason Akey, St. Paul Park 
Refining Co. LLC 

   

From: Sherri Buss, RLA, AICP, 
Planner 

 Routing:  

Date: November 1, 2016    
 
 
SUBJECT: St. Paul Park Refining Co. Request for Ordinance Amendment to include 

Offices as a permitted use in the I-1 Zoning District and for Rezoning a 
Parcel from from I-S to I-1 

 
MEETING DATE: November 10, 2016 
 
LOCATION:  101 7th Avenue 
 
APPLICANT:  St. Paul Park Refining Co. LLC 
   c/o Jason Akey 
   301 St. Paul Park Road 
   St. Paul Park, MN 55071 
 
CURRENT ZONING: I-S (Industrial Storage) 
 
60-DAY PERIOD:  December 15, 2016 
 
ITEMS REVIEWED: Application form and attachments received October 17, 2016 
    
BRIEF DESCRIPTION OF THE REQUEST 
 
The applicant is requesting a rezoning of one parcel from I-S (Industrial Storage) to I-1 (Light 
Industrial).  St. Paul Park Refining has purchased this property, and wants to convert the future 
use of the building to Warehousing and Office uses.  These uses are not permitted in the I-S 
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Newport Planning Commission 
 

 

District.  The Warehouse use is permitted in the I-1 District, and Offices uses are currently 
occurring as accessory uses in the I-1 District.   
 
BACKGROUND 
 
The subject property includes one parcel that is 1.75 acres in size.  The parcel is located on 7th 
Avenue at the City’s southern boundary with St. Paul Park.  The Refinery recently purchased 
the property, and plans to convert the existing building to office and warehouse uses in the 
future. 
 
Office and warehouse uses are not permitted in the I-S District.  Warehouse uses are permitted 
in the I-1 District and in Business Districts in Newport.  Office uses currently exist in some of the 
businsses in the I-1 District as accessory uses.  These office uses were established prior to 
adoption of the current Zoning Ordinance. 
  
The applicant has requested that the City amend the uses permitted in the I-1 district to permit 
Office uses, and then rezone the property at 101 7th Avenue to I-1 so that Warehouse and 
Office uses will be permitted on the parcel..   
 
The parcel proposed for rezoning is between an existing I-1 District to the east and the I-S 
District to the west.  Adjacent parcels to the south in St. Paul Park are zoned I-2 General 
Industrial.  The building on the parcel in Newport extends onto an adjacent parcel in St. Paul 
Park, as noted on the attached aerial photo. 
 
EVALUATION OF THE REQUEST 
 
Zoning Ordinance Amendment 
 
The applicant is requesting that the City amend the I-1 District use list to permit Office uses in 
that district.  The proposed amendment is attached.  Office uses are currently occurring in this 
district (for example, at Newport Cold Storage).  Office uses are generally compatible with the 
other uses in the district, and are are often a part of a Warehouse use.   
 
Office uses are consistent with the purposes of the I-1 District as described in the Zoning 
Ordinance: “such uses are non-polluting, not excessively noise or dirty, limited traffic producers, 
and do not produce hazardous wastes as by-products.” 
 
The Planner has provided a draft ordinance amendment to include Office uses as permitted 
uses in the I-1 District.  The Planning Commission should discuss whether the office use should 
be permitted as a primary or accessory use, and if any performance standards are needed for 
this use.  The Planner suggests that the existing setback, lot coverage, building height and 
General Performance Standards in Section 1330 seem sufficient to regulate Office uses in the I-
1 District. 
 
Rezoning Request 
 
Rezoning requests are evaluated based on the following criteria: 

• Existing and proposed land uses on and around the site 



St. Paul Park Refining Rezoning Request Page 3 November 1, 2016 
Newport Planning Commission 
 

 

• How the proposed zoning would fit in with the general zoning pattern of the 
neighborhood and city 

• The conservation of property values 
• Advantages to the entire City 
• No change shall be recommended unless it is in the interest of public health, safety and 

welfare, and is compatible with the comprehensive plan. 
 
The next sections include the staff evaluation of the proposed rezoning based on the criteria in 
the ordinance listed above.  A draft map showing the proposed zoning change and adjacent 
districts is attached. 
 

 
Existing and proposed land uses on and around the site 

The existing uses on the site include industrial storage.  The uses on adjacent parcels are 
industrial uses, and the adjacent parcels are zoning for industrial use in both Newport and St. 
Paul Park.   
 
The applicant proposes that future uses on the site will be warehousing and offices uses for the 
St. Paul Park Refinery. 

 

The proposed uses are more consistent with the purposes and uses in 
the I-1 District than the I-S District.  The Zoning Ordinance describes I-1 uses as “non-polluting, 
not excessively noisey or dirty, limited traffic producers, and do not produce hazardous waste as 
by-products,” while the I-S District provides areas for “storage of petroleum products and other 
similar storage uses.” 

 
Fit with the City’s General Zoning Pattern 

 

A change to I-1 zoning will be compatible with the general zoning patterns of the City.  The area 
surrounding the site is zoned for industrial uses.  The parcel is adjacent to the I-1 District to the 
east, surrounded by parcels zoned for industrial use in Newport and St. Paul Park. 

 
Conservation of Property Values 

 

The change from I-S to I-1 zoning is unlikely to affect property values, since the parcel will still 
be classified as Industrial for property tax purposes.   

 
Advantages for the Whole City 

 

The change in classification may have advantages for the whole city in that the addition of new 
uses could provide additional jobs and increase the property’s value in the long-term. 

 
Public Health, Safety, and Welfare 

The Planner asked the applicant to identify any changes in traffic or infrastructure that may 
occur with the proposed change in use and zoning for the parcel.  The applicant stated that the 
change in use will not change traffic levels or patterns, and will not require any change in city 
services to the property.  

 

The proposed warehouse and office uses will not have negative 
impacts on public health, safety, welfare, or public services. 
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Compatibility with the Comprehensive Plan 

The Comprehensive Plan update adopted in 2010 supports the continuing Industrial zoning for 
the area around the St. Paul Park Refinery that is currently zoned Industrial.  

 

The proposed 
rezoning is consistent with the goals in the Comprehensive Plan. 

 
ACTION REQUESTED 
 
The Planning Commission can recommend to the City Council: 
 

1. Approval of the ordinance amendment and rezoning 

2. Approval with conditions 

3. Denial with findings 

4. Table the request, if additional information is needed to make a decision 

 
PLANNING STAFF FINDINGS AND RECOMMENDATIONS 
 
The Planner recommends that the Planning Commission recommend approval of the St. Paul 
Park Refinery request for an amendment to the Zoning Ordinance to permit Office uses in the I-
1 Zoning District, and to rezone the parcel at I01 7th Avenue from I-S to I-1. 
 
 







City of Newport  Section 1350 Non-Residential Districts 
 

1350-9 

 
 

B. Business and Industrial District Uses 
 
P=Permitted Use; C=Permitted with a Conditional Use Permit; N=Not Permitted, sf=square feet 
 
Use B-1 B-2 I-1 I-2 I-S 
Civic and Public Uses 
Airports N N C C N 
Cemetery and/or crematorium C N N N N 
Day care centers C C C C C 
Day care centers in a mixed-use building P P C C C 
Essential services/public utilities P P P P P 
Funeral Home P P N N N 
Hospitals C C N N N 
Medical Clinics P P N N N 
Military reserve, national guard centers C C N N N 
Park and public recreation facilities P P P P P 
Parking Garage (as a principal use) C C N N N 
Parking Lot, Surface (as a principal use) N C P P P 
Penal/correctional facilities N N C C N 
Place of worship and associated facilities, except 
schools 

P P N N N 

Post Office P P N N N 
Public Facilities including government offices, 
emergency services facilities, public works facilities, 
schools, libraries, museums, and other municipally 
owned or operated facilities 

C C C C C 

Sanitary landfill N N C C N 
Schools-trade, college, vocational, and associated 
facilities 

P P C N N 

Schools for business, trade, dancing, music C C C N N 
Social, Fraternal clubs and lodges, union halls P P N N N 
Transit stations and related parking facilities C C N N N 
Commercial Uses      
Adult uses (bookstore, theater, nightclub, nude or 
partially nude dancing) 

N N N C C 

Animal boarding, grooming,  retail sales N C N N N 
Auto painting and body work N N C N N 
Auto storage N C C P C 
Bakery, wholesale N C N N N 
Biotechnology businesses C C N N N 
Brewery, craft P P P N N 
Building materials and services N C N N N 
Commercial greenhouse operations C C P N N 
Convenience stores P P N N N 
Data centers N C N N N 
Distillery, craft P P P N N 
Fabrication of apparel, leather products and products 
from prepared products 

N P N N N 

Fabrication of office and computer equipment N P N N N 
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Use B-1 B-2 I-1 I-2 I-S 
Gas, diesel or other motor fuel retail sales P P N N N 
Hotels, motels P P N N N 
Industrial Buffer N N P P P 
Medical, dental or veterinary clinics and laboratories N C N N N 
Offices P P P P N 
Printing, publishing, bookbinding, blueprinting N C N N N 
Processing and packaging of drugs, pharmaceuticals, 
perfumes and cosmetics 

N C N N N 

Restaurants, traditional or liquor served; bar and grill P P N N N 
Salvage yards (auto or scrap iron) N N N P N 
Small brewery or winery as an accessory use to a bar or 
restaurant 

P P P N N 

Storage, mini-storage, cold-storage N N N N P 
Vehicle Sales, display and Service N C N N N 
Vehicle Storage Lot N C N N N 
Veterinary clinic, animal hospital C C P N N 
Wholesale sales P P N N N 
Winery, craft P P P N N 
Warehouse and Industrial Uses      
Manufacturing C C P P N 
Micro- and regional brewery N P P N N 
Retail sale, installation and remanufacturing of vehicle 
parts and accessories 

N N P N N 

Storage and distribution of bulk petroleum products, oil 
and gasoline 

N N N N C 

Storage, mini-storage, cold storage N N N N P 
Warehousing C C P P N 
Accessory Uses      
Outdoor sales, in conjunction with a permitted use N C N N N 
Renewable energy system P P P P P 
Parking lot, as an accessory use P P P P P 
 
 



















 
 

PLANNING COMMISSION 
RESOLUTION NO. P.C. 2016-12 

 
A RESOLUTION RECOMMENDING CITY COUNCIL APPROVE A REZONING AND ORDINANCE 

AMENDMENT REQUESTED BY ST. PAUL PARK REFINING CO., 301 ST. PAUL PARK ROAD, ST. PAUL 
PARK, MN 55071, FOR PROPERTY LOCATED AT 101 7TH AVENUE, NEWPORT, MN 55055 

 
WHEREAS, St. Paul Park Refining Co., 301 St. Paul Park Road, St. Paul Park, MN 55071, has submitted a request for a 
rezoning and ordinance amendment; and 
 
WHEREAS, The proposed rezoning is for property located at 101 7th Avenue, Newport, MN 55055, and is more fully 
legally described as follows: 
 
PID#01.027.22.24.0019 - LOTS 1 THROUGH 10, EAST OF RAILROAD, BLOCK 13, DIVISION NO. 1 OF ST. PAUL 
PARK TOGETERH WITH THAT PART OF VACATED ALLEY WHICH ACCRUED TO LOT 10 BY REASON OF 
VACATION THEREOF; LOTS 11 THROUGH 15, BLOCK 13, DIVISION NO. 1 OF ST. PAUL PARK; LOTS 16 
THROUGH 26 EAST OF RAILROAD, BLOCK 13, DIVISION NO. 1 OF ST. PAUL PARK; TOGETHER WITH 
THAT PART OF VACATED 1ST STREET WHICH ACCRUED TO LOTS 15 AND 16, BLOCK 13, DIVISION NO. 1 
OF ST. PAUL PARK AND THAT PART OF VACATED 2ND AVENUE EAST O FHT ERAILROAD WHICH 
ACCRUED TO LOTS 1 AND 30, BLOCK 16, DIVISION NO. 1 OF ST. PAUL PARK, AND TOGETHER WITH 
THAT PART OF VACATED ALLEY WHICH ACCRUED TO LOTS 11 THORUGH 20, BLCOK 13 BY REASON OF 
VACATION THEROF, AND TOGETHER WITH THAT PART OF VACATED SECOND STREET WHICH 
ACCRUED TO LOTS 28, 29, AND 30, BLOCK 16, DIVISION NO. 1 OF ST. PAUL PARK, AND TOGETHER WITH 
THAT PART OF VACATED THIRD STREET WHICH ACCRUED TO LOTS 1, 2, AND 3, BLOCK 16, DIVISION 
NO. 1 OF ST. PAUL PARK.  
 
WHEREAS, The described property is zoned Industrial Storage (I-S); and 
 
WHEREAS, The request is to rezone the property to Light Industrial (I-1) and amend the uses to permit offices in the I-1 
district; and 
 
WHEREAS, Chapter 13, Section 1310.02, Subdivision 3, of the Code of Ordinance states; “Proceedings for 
amendment, which are initiated by the petition of the owner or owners of the property, shall be filed with the Zoning 
Administrator. All applications shall be accompanied by an administrative fee as prescribed in Subsection 1310.01 and 
shall include the following information:  

A. The name and address of the applicant or applicants; 
B. A description of the area proposed to be rezoned; the names and addresses of all owners of property lying 

within such area and a description of the property owned by each; 
C. The present zone classification of the area and the proposed zone classification; 
D. A description of the present use of each separately owned tract within the area, and the intended use of any 

tract of land therein; 
E. A site plan showing the location and extent of the proposed building, parking, loading, access drives, 

landscaping and any other improvements; 
F. A statement of how the rezoning would fit in with the general zoning pattern of the neighborhood, and the 

zoning plan of the entire City; 
G. A map showing the property to be rezoned, and the present zoning of the surrounding area for at least a 

distance of five hundred (500) feet, including the street pattern of such area, together with the names and 
addresses of the owners of the lands in each area; and 

 
WHEREAS, Following publication, posted, and mailed notice thereof, the Newport Planning Commission held a Public 
Hearing on November 10, 2016. 
 



 
 

NOW, THEREFORE, BE IT RESOLVED, That the Newport Planning Commission recommends Newport City 
Council approval for a Rezoning of the described property from I-S to I-1 and a Zoning Amendment to amend the present 
language found in Section 1350 Nonresidential Districts. It will read as follows: 

 
Section 1350 Nonresidential Districts 

 
1350.16 Uses in the Non-Residential Districts  
B. Business and Industrial District Uses 
 
P=Permitted Use; C=Permitted with a Conditional Use Permit; N=Not Permitted, sf=square feet 
 
Use B-1 B-2 I-1 I-2 I-S 
Civic and Public Uses 
Airports N N C C N 
Cemetery and/or crematorium C N N N N 
Day care centers C C C C C 
Day care centers in a mixed-use building P P C C C 
Essential services/public utilities P P P P P 
Funeral Home P P N N N 
Hospitals C C N N N 
Medical Clinics P P N N N 
Military reserve, national guard centers C C N N N 
Park and public recreation facilities P P P P P 
Parking Garage (as a principal use) C C N N N 
Parking Lot, Surface (as a principal use) N C P P P 
Penal/correctional facilities N N C C N 
Place of worship and associated facilities, except 
schools 

P P N N N 

Post Office P P N N N 
Public Facilities including government offices, 
emergency services facilities, public works facilities, 
schools, libraries, museums, and other municipally 
owned or operated facilities 

C C C C C 

Sanitary landfill N N C C N 
Schools-trade, college, vocational, and associated 
facilities 

P P C N N 

Schools for business, trade, dancing, music C C C N N 
Social, Fraternal clubs and lodges, union halls P P N N N 
Transit stations and related parking facilities C C N N N 
Commercial Uses      
Adult uses (bookstore, theater, nightclub, nude or 
partially nude dancing) 

N N N C C 

Animal boarding, grooming,  retail sales N C N N N 
Auto painting and body work N N C N N 
Auto storage N C C P C 
Bakery, wholesale N C N N N 
Biotechnology businesses C C N N N 
Brewery, craft P P P N N 
Building materials and services N C N N N 
Commercial greenhouse operations C C P N N 
Convenience stores P P N N N 
Data centers N C N N N 
Distillery, craft P P P N N 



 
 

Use B-1 B-2 I-1 I-2 I-S 
Fabrication of apparel, leather products and products 
from prepared products 

N P N N N 

Fabrication of office and computer equipment N P N N N 
Gas, diesel or other motor fuel retail sales P P N N N 
Hotels, motels P P N N N 
Industrial Buffer N N P P P 
Medical, dental or veterinary clinics and laboratories N C N N N 
Offices P P P P N 
Printing, publishing, bookbinding, blueprinting N C N N N 
Processing and packaging of drugs, pharmaceuticals, 
perfumes and cosmetics 

N C N N N 

Restaurants, traditional or liquor served; bar and grill P P N N N 
Salvage yards (auto or scrap iron) N N N P N 
Small brewery or winery as an accessory use to a bar or 
restaurant 

P P P N N 

Storage, mini-storage, cold-storage N N N N P 
Vehicle Sales, display and Service N C N N N 
Vehicle Storage Lot N C N N N 
Veterinary clinic, animal hospital C C P N N 
Wholesale sales P P N N N 
Winery, craft P P P N N 
Warehouse and Industrial Uses      
Manufacturing C C P P N 
Micro- and regional brewery N P P N N 
Retail sale, installation and remanufacturing of vehicle 
parts and accessories 

N N P N N 

Storage and distribution of bulk petroleum products, oil 
and gasoline 

N N N N C 

Storage, mini-storage, cold storage N N N N P 
Warehousing C C P P N 
Accessory Uses      
Outdoor sales, in conjunction with a permitted use N C N N N 
Renewable energy system P P P P P 
Parking lot, as an accessory use P P P P P 
 
Adopted this 10th day of November, 2016 by the Newport Planning Commission. 
  

VOTE: Mahmood  ________________ 
     Haley         ________________ 
     Taylor   ________________ 
     Tweeten  ________________ 
     Ratsabout  ________________ 
             

Signed: _______________________________ 
         Anthony Mahmood, Chairperson 
ATTEST: _____________________________ 
     Deb Hill, City Administrator 
 
 



 
 
 
 
 
 
 
 

 

Memorandum 
To: Newport Planning 

Commission 
 Reference: Planning and Zoning for Potential 

Development near  
Catherine Drive 

Copies To: Deb Hill, City Administrator    
 Renee Eisenbeisz, Assistant 

to the City Administrator 
   

   Project No.: 16021.000 
From: Sherri Buss, RLA AICP, City 

Planner 
 Routing:  

Date: November 1, 2016    
 
The City Council has decided to extend the development moratorium for the area near 
Catherine Drive where sewer and water services will be provided.  The moratorium could be 
extended for up to 18 months.  Staff estimate that 8-9 months will be needed to complete the 
zoning changes, discussions with Woodbury, and comprehensive plan amendment that will be 
needed to lift the moratorium.   
 
The City needs to make the following planning and zoning decisions for the area before the 
moratorium is repealed. 

1. Determine the future zoning district(s), densities, and standards in the area that will 
receive municipal services. 

2. Complete a Comprehensive Plan Amendment and obtain approval by the Metropolitan 
Council for the rezoning and utility extension 

 
The extension of municipal services could serve an area of up to 160 acres (shown on the 
attached figures as the Proposed Utility Service Area).  The Reiling parcel and city-owned 
parcel that a developer is currently discussing with the city include approximately 53 acres of 
that area. 
 
Current Zoning for the Proposed Utility Service Area 
 
The area proposed for extension of utility services is currently zoned RE (Residential Estates).  
The requirements for parcels in the RE District include the following: 

• Parcels in the RE district may be developed at a minimum size of 2 acres without 
municipal services; and 

• Parcels in the RE District must be treated as R-1 parcels if sewer and water are 
available.    (Section 1340.02 D of the Zoning Ordinance: “Any lot or parcel of land 
located in a Residential Estates Zone (RE) served by municipal sewer service shall be 
treated as a Single Family Residential [R-1] parcel and shall be required to meet all 
requirements of R-1 zoning.) 
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• The minimum lot size currently permitted in the R-1 District is 9,100 (4-5 units per acre). 
• The uses permitted in the R-1 District include single-family detached residential (1 unit 

per lot), single-family detached residential more than 1 unit per lot ( with a PUD), group 
homes with up to 6 residents, manufactured dwellings, churches, day care facilities (up 
to 14 children), public facilities and utilities, and a limited number of uses with a CUP that 
are also permitted in the RE district. 

 

 

If the City wants to allow and limit development of the area proposed for utility service to single-
family homes at current R-1 district densities and standards, no change is needed in the zoning 
ordinance. 

Future Zoning 
 
City Council members have expressed interest in permitting a higher level of density in the area 
proposed for public utilities, and allowing additional residential uses such as townhouse and 
multifamily uses.  Metropolitan Council policies also support increased densities in new 
development and redevelopment areas in urban communities.   
 
City staff interviewed several developers about the potential housing market for the Reiling and 
City parcels.  Most said that they thought the market for these parcels would primarily be single-
family homes on lots 40’ wide or larger, and some developers thought that there may be a 
market for “villa” or other townhome residential products on the site.  The developers stated that 
redevelopment of other parcels in the area proposed for utilities with existing single-family 
homes would be challenging because a developer would need to assemble multiple parcels, 
and the cost of purchasing and demolishing existing homes would reduce the profit for such 
development. 
 
The process to rezone (completing a zoning amendment) would include: 

• Identify the boundaries of the area to be rezoned 
• Identify the existing or a new zoning district for the area 
• Create the standards for the new zoning district 
• Hold a public hearing on the rezoning, and make a recommendation to the Council 
• Council adoption of the new zoning for the area.  

 

 
Issue #1: Boundaries for Rezoning 

The Planning Commission may consider: 
• 
• 

Rezoning the entire area proposed for utility service extension 
Rezoning a subset of the area

 

—such as the 53-acre area that includes the city-owned 
and Reiling parcels at this time.  This is the area of current development interest, and the 
area that includes relatively large undeveloped parcels.  This would leave the remainder 
of the area in the RE District with the requirement that new development meet the R-1 
District standards 

 

Issue #2: Approaches to Rezoning or Flexible Development of the Area Proposed for Utility 
Extension 

Several options are possible for rezoning 
• Use an existing zoning district 
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• Create a new zoning district 
• Use the Planned Unit Development (PUD) ordinance, or modify the PUD ordinance to 

allow more flexibility with a current zoning district 
• Create a PUD District for the area 

 
1) 

o Existing zoning districts that permit single family and other residential uses 
include the R-2, R-3, MX-1, MX-2, and MX-4 Districts.  The MX districts permit a 
variety of commercial uses in addition to residential uses.   

Existing Zoning Districts 

 
o The tables that show the requirements for these districts are attached.   

 Maximum density in the R-2 District is 7.5 units per acre 
 Maximum density in the R-3 District is 14.5 units per acre 
 Maximum density in the MX-1 District is 18 units per acre 
 Maximum density in the MX-2 District is 10.9 units per acre 
 The maximum density in the MX-1 District is 18 units per acre 

 
The Zoning Ordinance includes several Bonuses and Special Regulations for the R-2 
and R-3 Districts (Section 1340.05 and 06 of the ordinance), including: 

a. If parking spaces are provided within or below the structure, the density can be 
increased 

b. If the sites adjacent to the development are zoned R-1 or R-1A, the density of the 
area within 150 feet of those districts must be reduced 

c. If total lot coverage is less than 20%, the density may be increased 
d. For each unit containing more than 2 bedrooms, the density can be increased. 
e. The ordinance includes minimum floor areas for multiple-family dwellings and 

design review requirements, including landscaping, sidewalks, etc. 
f. Multiple-family residential projects in these districts must set aside at least 20% 

of the site area for parks, recreation, and open space, excluding stormwater 
management areas. 

 
• The requirements for the R-2 and R-3 Districts were developed for the small 

multifamily districts that were created within the older areas of Newport in the past.  
Some of the requirements, such as the 20% open space requirement, are higher 
than would be required for new development in most communities. 

 
2) 

 
New Zoning District 

The Planner reviewed ordinance options from some other communities for areas where 
municipal services are being extended.  Woodbury has an interesting ordinance that 
applies to new areas that allows much flexibility in the types and densities of residential 
uses in such areas, based on land use areas identified in the Comprehensive Plan.  The 
ordinance is attached for discussion.  Some features include: 

o The ordinance allows for staged development as municipal services are 
provided with a variety of residential uses 

o Single-family residential uses on a variety of lot sizes are permitted uses 
 Minimum lot sizes are included in item (f) 
 Minimum lot width is 80 feet 
 Maximum building coverage is 35% 
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o Multi-family uses and other non-residential uses are conditional uses 
o PUD’s are permitted with a CUP 

 
3) 

 
PUD Ordinance 

PUD’s are both a form of development and a development process.  PUD provisions in 
zoning ordinances allow large lots or a group of lots to be developed in a more flexible 
way than allowed by the underlying zoning.  They may allow flexibility in densities, uses, 
and design (such as street widths).  PUD’s often require that the developer provide 
some benefit to the city (such as additional open space or trails, protection of 
environmental features) to compensate for the flexibility granted from the standard 
requirements. 
 
Newport has a Planned Unit Development (PUD) ordinance but it does not allow 
flexibility in uses from the underlying zoning category, and it allows flexibility in density 
only in the RE District.  The PUD ordinance would need to be amended in order to allow 
multifamily residential uses or flexibility from the R-1 density standards for the parcels 
included in the area of proposed utility expansion. 
 
Some communities identify PUD’s as a development process (Woodbury), and others 
require the creation of a PUD District for each PUD (Cottage Grove, Rosemount).  
Examples of each approach are attached.  I have highlighted some items in the 
examples that are of interest for developing a Newport ordinance. 
 
Some Pros to the PUD approach: 

o Allows for flexibility and creativity in design that can address some unique 
conditions or opportunities on a site. 

o Allow for development of an area with a mix of uses and densities in a 
comprehensive way.  Provides coordination in design for phased 
developments. 

o Allows the City to work with a developer to meet specific goals of each party 
o The City could identify the City and Reiling parcels as a “District,” requiring a 

single developer for the district, and avoiding potential purchase & 
development of the Reiling parcel only. 

 
Some Cons to the PUD approach: 

o Negotiations can be lengthy and challenging, especially if a developer wants 
a high degree of flexibility from standards, and the City does not agree or 
does not know what it wants.  Can become a kind of “bargaining”—especially 
if the City has not set some minimum design or development standards, and 
the developer wants a lot of flexibility. 

o Can result in neighborhoods with very unique standards that are difficult to 
track over time.  Some cities with many PUDs that all have different 
standards have found this to be a problem. 

 
Options 
 
Some options that the Planning Commission may consider include: 
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1) Keep the current zoning for the RE District are that will be served by municipal utilities.  
This would require that parcels that are served by municipal utilities develop to meet R-1 
requirements. 

2) Keep the current zoning for the RE District and designate the City/Reiling parcels as a 
PUD District.  Adopt an amended PUD District ordinance to allow flexibility in 
development standards. 

3) Adopt new zoning district(s) for the whole area to be served by municipal utilities—such 
as the Woodbury R-4 Urban District.  A PUD could be an option with this district. 

4) Adopt new zoning district(s) for the whole area to be served by municipal utilities, and 
designate the City/Reiling parcels as a PUD District. 
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