
 
 
 

 
CITY OF NEWPORT 

PLANNING COMMISSION MEETING 
NEWPORT CITY HALL 

OCTOBER 11, 2012 – 7:00 P.M. 
 

Chairperson:   Susan Lindoo          City Administrator:  Brian Anderson 
Vice-Chair:  Dan Lund      Executive Analyst: Renee Helm           
Commissioner:  Janice Anderson             Council Liaison:  Tom Ingemann 
Commissioner:  Katy McElwee-Stevens        
Commissioner:  Matt Prestegaard 
 

AGENDA 
 
1. CALL TO ORDER 
 
2. ROLL CALL 

 
3. APPROVAL OF PLANNING COMMISSION MINUTES 

A. Planning Commission Minutes of September 13, 2012 
 
4. APPOINTMENTS WITH COMMISSION 

A. Public Hearing – To consider an application from the Washington County Regional Railroad 
Authority for Approval of a Station Area Plan, Station Site Plan, Conditional Use Permit, Variance 
and a Major Subdivision for Property Located at 2222 Maxwell Avenue 
1. Memos from Sherri Buss and John Stewart 
2. Application 
3. Notice of Public Hearing 
4. Resolution No. P.C. 2012-8 

 
5. COMMISSION & STAFF REPORTS 

 
6. NEW BUSINESS 

 
7. ANNOUNCEMENTS 

A. Upcoming Meetings and Events: 
1. City Council Meeting    October 18, 2012 5:30 p.m. 
2. Buckthorn Removal Day  October 27, 2012 9:00 a.m. 
3. City Council Meeting   November 1, 2012 5:30 p.m. 
4. Planning Commission Meeting  November 8, 2012 7:00 p.m. 

 
8. ADJOURNMENT 
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City of Newport 
Planning Commission Minutes 

September 13, 2012 
 
1.  CALL TO ORDER  
Vice Chairperson Lund called the meeting to order at 7:00 P.M. 
   
2.  ROLL CALL    -   
Commissioners present –Dan Lund, Janice Anderson, Katy McElwee-Stevens, Matt Prestegaard 
 
Commissioners absent – Susan Lindoo, 
                                   
Also present – Brian Anderson, City Administrator; Tom Ingemann, Council Liaison; Sherri Buss, TKDA Planner 
                      
3. APPROVAL OF PLANNING COMMISSION MINUTES 
A. Planning Commission Minutes of July 12, 2012 
 
Dan Lund – I had one minor comment, on page 2 I say “So what you’re saying is it sets a dangerous precedence?” and 
I believe it should be “precedent.” 
 
Motion by Prestegaard, seconded by Anderson, to approve the July 12, 2012 minutes as amended.  With 4 Ayes, 0 
Nays, 1 Absent, the motion carried. 
 
4.  APPOINTMENTS WITH COMMISSION 
A. Discussion Regarding the B-2 Zoning District 
 
Sherri Buss, TKDA Planner, presented on this item as outlined in the September 13, 2012 Planning Commission Packet. 
The key questions for the discussion are as follows: 
 

o The area now zoned MX-3 and the area to the east were previously one large B-2 District that straddled Highway 
61. We have changed the area west of Highway 61 to MX-3. What is the appropriate zoning classification for the 
remaining area zoned B-2 to the east of the MX-3 District? Is B-2 the appropriate zoning classification for this 
area? 

o We no longer have any area zoned B-1 in the City. Do we need the B-1 zoning classification in Newport? Are 
there areas that should be zoned for Business uses only now and for the long-term? If yes, how should we 
logically name the district(s)? 

 
The Planning Commission discussed the current uses in the north B-2 District. Currently, there is a variety of uses in this 
district such as residential, auto body, manufacturing, and commercial uses. The residential uses are currently 
nonconforming as they are not allowed in the B-2 District. The Planning Commission would like to revise this district so 
that the residential uses are allowed. One idea that the Planning Commission had was to rezone the area south of Ford 
Road into MX-1. If this was done, two businesses, Fritz Candy and Johnson Auto Body, would be made nonconforming. 
The Planning Commission agreed that rezoning this area to MX-1 would not work because they do not want to make 
businesses nonconforming. Instead, they would like to make a transition district that allows for a variety of broad uses 
including residential, manufacturing, auto body, and commercial. The Planning Commission discussed changing the 
northern B-2 District to an MX-4 Transitional Mixed-Use District. The Planning Commission also decided to rezone the 
area in the B-2 District that is west of Highway 61to MX-3.  
 
The Planner will provide some options for the Planning Commission to discuss at the November 8, 2012 meeting.  
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The Planning Commission also discussed the south B-2 District. The Planning Commission decided that this area should 
be kept as a business-only district. They discussed renaming the southern B-2 District Business Park, BP District.  
 
5.  COMMISSION AND STAFF REPORTS 
Admin. Anderson – There will be a public hearing at the next Planning Commission hearing to discuss and hopefully 
approve a Conditional Use Permit and Major Subdivision for the Transit Station.  
 
Dan Lund – Do we have any input on the design of the building? 
 
Ms. Buss – Yes 
 
Dan Lund – That awning looked peculiar to me is all. 
 
Admin. Anderson – They made the awning one level and brought the building up to the awning to make it flow better. 
 
Ms. Buss – You do have input on that. They’re bringing in the station design and site design so you can comment on it.  
 
Admin. Anderson – That will be built next year. There has been some update on the property behind City Hall. The City 
received a grant to conduct an investigation of the properties and we’ve started that. We’re hoping to get the report done 
by the end of September.  
 
Janice Anderson – Is the City involved in any new businesses that move in to town? 
 
Admin. Anderson – I talk to them quite a bit. I heard NAPA and Advanced Sportswear are doing pretty well with their 
new locations. We did send another letter to the BP station to get their tanks removed. We’re also working with the owner 
of the former A & W. In regards to the old Veolia site, it doesn’t look like they’re operating out of there anymore. I don’t 
think it’s been on the market yet. The HRA is in the process of establishing the TIF District for the Red Rock Gateway 
Area.  
 
6.   NEW BUSINESS 
No new business  
 
7.  ANNOUNCEMENTS 

A. Upcoming Meetings and Events: 
1. City Council Meeting    September 20, 2012 5:30 p.m. 
2. Parks Board Meeting   September 27, 2012 7:00 p.m. 
3. Fun Walk in Bailey School Forest  September 29, 2012 9:00 a.m. 
4. City Council Meeting   October 4, 2012  5:30 p.m. 
5. Planning Commission Meeting  October 11, 2012 7:00 p.m. 

 
8. ADJOURNMENT  
Motion by Anderson, seconded by Prestegaard, to adjourn the Planning Commission Meeting at 8:22 P.M.  With 4 
Ayes, 0 Nays, 1 Absent, the motion carried. 
 
 

Signed:  ____________________________ 
        Susan Lindoo, Chairperson 
Respectfully submitted, 
 
 
Renee Helm 
Executive Analyst 



 
 
 
 
 
 
 
 

 

Memorandum 
To: Newport Planning 

Commission 
 Reference: Newport Transit Station Planning 

Application 
Copies To: Brian Anderson, City 

Administrator 
   

 Renee Helm, Executive 
Assistant 

   

 Andy Gitzlaff, Washington 
County 

 Project No.: 15140.002 

From: Sherri Buss, RLA AICP, 
Planner 

 Routing:  

Date: October 4, 2012    
 
 
SUBJECT: Application for a Station Area Plan, Station Site Plan, Conditional 

Use Permit (CUP), Variance and Major Subdivision 
 
MEETING DATE:  October 11, 2012 
 
LOCATION:   2222 Maxwell Avenue 
    Newport, MN  55055 
 
APPLICANT:   Washington County Regional Rail Authority (WCRRA) 
    14949 62nd Street North 
    Stillwater, Minnesota 55082 
 
ZONING:   MX-3 Transit-Oriented Mixed Use District 
 
ITEMS REVIEWED: Planning Application and Memos, Site Plans, Elevations submitted 

on September 17, and supplemental information and revised plan 
sheets submitted in response to staff request 

  
BRIEF DESCRIPTION OF THE REQUEST 
 
The applicant is requesting approval of a Station Area Plan, Station Site Plan, Conditional Use 
Permit (CUP), Variance and Major Subdivision to allow development of a transit station on and 
subdivision of the parcel at 2222 Maxwell Avenue.  The site is 11.6 acres in size and is located 
in the MX-3 Transit-Oriented Mixed Use District.  The applicant is proposing to construct a new 
roadway, a transit station, and a park and ride lot on a portion of the site, and is platting the 
remainder of the site for future private development.   
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The proposed use requires approval of a Station Area Plan, Site Plan, and CUP based on the 
requirements of the MX-3 zoning district.  The applicant has requested a variance from the front 
setback requirements to allow construction of the transit station canopy within the required 
setback.  The project requires approval of a Major Subdivision because the applicant is 
proposing a new public roadway in addition to three new lots. 
 
BACKGROUND 
 
In April, 2010, the WCRRA purchased the former “Knox Lumber Site” at 2222 Maxwell Avenue 
for a future transit station, and entered into a Memorandum of Understanding (MOU) with the 
City of Newport to document each agency’s interests and requirements related to future 
development of the transit facility and redevelopment of the surrounding area. 
 
Development of the initial transit project on the site will include removal of the existing buildings 
on the site, development of the new roadway and utilities to serve the site, and construction of 
the new transit station building and park and ride lot.  The transit station is designed to include a 
climate-controlled waiting area and public restrooms.  The WCRRA is proposing to construct a 
new City street to allow buses to access the transit facility and circulate through the site.  The 
street will also serve future development on Lot 2 and Outlot A.  Future transit development on 
the site may include a station for commuter rail service adjacent to the rail corridor and a 450-
space parking structure that will serve as a park and ride facility.   
 
Future private development on the site may include a mixture of residential, office and retail 
uses.   
 
Development of the proposed transit facility, station area concept for future development, and 
subdivision of the parcel require the following City approvals: 

• Approval of a Station Area Plan for the site  
• Approval of the Site Plan for the transit facility 
• Approval of a Conditional Use Permit for the transit station and park-and-ride lot 
• Approval of a major subdivision to create the new roadway, two lots and an outlot 
• Approval of a variance from the required front yard setback for structures to allow the 

canopy of the transit station to be constructed within the setback area 
 
The site is located in the MX-3 District.  It is bordered by I-494 to the north, Maxwell Avenue to 
the west, a spur rail line and existing residential and commercial uses to the south, and a rail 
corridor and Highway 61 to the east.     
 
The applicant is proposing to develop Lot 1 as the transit station and park and ride facility.  Lot 2 
and Outlot A would be reserved for future development.  Lot 1 is approximately 4 acres in size; 
lot 2 is approximately 1.4 acres in size, and Outlot A is approximately 5 acres in size. 
 
Municipal sewer and water services are available to the site.  The applicant will need to address 
the City and South Washington Watershed District standards for stormwater management, 
analyze the potential traffic that will be generated by the site, and address the performance 
standards and design standards included in the City’s zoning ordinance for development in the 
MX-3 zoning district. 
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PLANNING COMMISSION MEETING AND PUBLIC MEETINGS 
 
The Planning Commission will hold a public hearing on the Newport Transit Station application 
at its meeting on October 11, 2012.  The applicant has been meeting with City staff to review 
the proposed plans for the site, and held a public meeting on the site plans at Newport City Hall 
on July 18, 2012 . 
 
EVALUATION OF THE REQUEST FOR APPROVAL OF THE STATION AREA PLAN: 
 
The applicant is requesting approval of a Station Area Plan for the entire 11.6-acre site.  Section 
1350.12 of the zoning ordinance identifies the criteria for approval of the Station Area Plan: 

• The plan must be consistent with the intent of the MX-3 District. 
• The proposed development shall not be detrimental to public health, safety or general 

welfare. 
• The proposed development shall not be hazardous, detrimental or disturbing to 

surrounding land uses. 
• The proposed development shall not create traffic congestion, unsafe access or parking 

needs that cause inconvenience to surrounding properties. 
• The proposed development must be served adequately by public utilities and services, 

and shall not be economically detrimental to the City. 
• The proposed development shall cause minimal adverse environmental impacts. 
• Each phase of the station area plan can exist as an independent unit. 

 
The Planner’s evaluation of the request based on the criteria includes the following: 
 

 
Comprehensive Plan and MX-3 Zoning District 

Newport’s 2030 Comprehensive Plan includes the following goals related to the transit station 
and surrounding area: 

• Encourage the development of facilities for the Red Rock Commuter Rail service in the 
area of the WCRRA’s proposed transit station. 

• Develop a mix of land uses in the area around the transit station, including commercial, 
residential, retail, restaurant and entertainment uses, and parking facilities to support the 
transit station. 

• Provide visual buffers from the industrial area to the west, and add attractive 
streetscaping and sidewalks within the area around the proposed station. 

 
The zoning ordinance indicates that the purpose of the MX-3 Zoning District is to “encourage a 
safe and pleasant pedestrian environment, maximize access to transit, provide parking in an 
efficient and unobtrusive manner, and encourage a sense of activity and liveliness on local 
streets.” 
 
The Station Area Plan addresses two of the Comprehensive Plan goals: it would create a transit 
facility in the recommended location, and it proposes development of a mix of uses that is 
consistent with the recommendations of the Plan.  The Site Plan includes sidewalks and 
boulevard trees in the station area that connect to the existing trail along Maxwell Avenue.  The 
Station Area Plan does not address the goal to provide visual buffers, streetscaping, or other 
elements that would buffer the site from the industrial area to the west.   
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The Station Area Plan is generally consistent with the goals of the City’s Comprehensive Plan, 
and with the purposes of the MX-3 Zoning District.  The conditions include a request that 
Washington County work with the City on future plans for Maxwell Avenue to plan for future 
streetscaping and buffer elements that will support redevelopment on the Red Rock Gateway 
site. 

 
Potential Impacts to Public Health and Safety and Sustainable Design 

The proposed use is not expected to create impacts to public health or safety.  It will not include 
activities that emit odors, dust or other materials that may be detrimental to the public or 
adjacent properties.  The use will not create excessive noise or smoke that exceed state 
standards.  The proposed site lighting will need to meet city standards so that it is not visible 
beyond the property line.   
 
The applicant indicated that the project will incorporate a number of sustainable design features.  
The project is funded in part with State of Minnesota bond funds and must be designed using 
the Minnesota Sustainable Building Guidelines B3 requirements.  The sustainability elements 
will include the following: 

• Recycling existing building materials to reduce landfill impacts 
• Reclaiming existing pavements to reuse as aggregate base 
• LED lighting systems for parking and pedestrian lighting 
• High-efficiency mechanical systems 
• Water-saving plumbing fixtures 
• Water-efficient irrigation systems 
• Drought and salt tolerant planting materials 

 

 

The Station Area Plan will not have potential negative impacts to public health and safety.  The 
proposed sustainable design elements will provide benefits to public health by minimizing 
impacts to land and water resources and by recycling building and pavement materials. 

 
Traffic, Roadway Access and Parking 

The applicant indicated that the County completed a traffic analysis to estimate trips that would 
be generated by the uses on the site at full development.  A summary of the analysis was 
included in the Memorandum submitted with the application. The analysis assumed full potential 
build-out of the site as mixed-use transit-oriented development including 300 apartment units, 
30,000 square feet of office use, 10,000 square feet of retail use, and a 450 staff park and ride 
lot.  The proposed uses are consistent with the types and intensities of uses included in the Red 
Rock Gateway Area Plan recently adopted by the City. 
 
The site plan includes a new two-lane city street that will provide access to and from Maxwell 
Avenue (County Road 38) for the transit station, Lot 2 and Outlot A.  The street includes a cul 
de sac at the east end that will allow buses to turn around to exit the station area.  The design of 
the street will need to meet the City’s engineering standards. 
 
The applicant’s analysis concluded that the proposed new two-lane street with left and right turn 
lanes for vehicles exiting the site and no traffic signal is adequate to serve the access needs 
and traffic that will be generated by the proposed development.  The applicant suggested that 
the intersection should be re-evaluated in the future if the fourth leg (to the west) is constructed 
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and as development progresses.  The applicant suggests monitoring traffic volumes at the 
intersection and installation of a traffic signal when it is warranted by traffic counts.  
 
The submittals did not include a full analysis of turning movements and traffic controls at full 
development, and recommended that “a more detailed analysis of traffic turning movements 
should be pursued as future development is contemplated on the north portion of the site or on 
surrounding parcels.   
 
Parking is discussed in a separate section, below. 
 
TKDA’s Traffic Engineer reviewed the applicant’s initial traffic analysis, and requested additional 
information regarding the following: 

• Information about the existing and future volumes of traffic at the intersection of the new 
street and Maxwell Avenue 

• Analysis of the right-of-way that should be set aside to meet future needs for a north-
bound right turn land or westbound through lane, particularly if the parking is expanded 
to serve the commuter rail station 

• Access management in the corridor 
• Internal intersection traffic control 
• ADA-compliant connections in the bus loading area, to the existing trail, and surrounding 

development 
 
Washington County and its consultant provided a supplemental analysis to address the Traffic 
Engineer’s questions, including the following: 

• The County is in negotiations with MnDOT to secure 150 of right-of-way along Maxwell 
Avenue.  This would allow for future expansion of the roadway to the west as 
development occurs. 

• The County has studied the access spacing issues along Maxwell.  The proposed 
spacing was chosen during the design process based on several factors that are 
detailed in the County’s memo. 

• A signal at the new street and Maxwell is not currently needed.  The county will do a 
more detailed analysis of traffic in the future as specific development is proposed. 

• The County confirmed that the internal intersection will have stop signs. 
• The site will be ADA compliant for pedestrians and bicyclists. Connections will be 

provided to the existing trail on Maxwell Avenue.   
 

The memo from Washington County is attached.  The responses addressed the traffic concerns 
related to development of the Transit Station on the site. The Planner has included a condition 
that the County or future developers complete a detailed analysis of traffic and traffic controls 
when future development applications are submitted for Outlot A
 

. 

 

 
Public Utilities and Services 

Copies of the plans and materials were submitted to the City Engineer for his comments.  The 
Engineer provided a memo dated October 1 with comments on the site plans.  The comments 
include requests for detailed changes to the plan documents, and comments regarding the 
infrastructure needed on the site to accommodate the Transit Station and future uses in the 
station area. (A copy of the Engineer’s memo is attached.) 
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The Engineer noted that the existing city water services that are available at the site are not 
adequate to accommodate the Transit Station or future uses.  His comments included the 
following: 

• The existing water main is a dead end line, which is not desirable.  A looped system is 
the preferred configuration.  The plans propose a new 6-inch line to serve the Transit 
Station.  The Engineer recommends a minimum pipe diameter of 8 inches with a looped 
configuration to serve the Transit Station. 

• A minimum 10-inch water main will be needed to serve the proposed future development 
on the entire site. 

 
The Engineer indicated that sewer service to the site is generally adequate.  His comments 
recommend a minimum of five feet of cover over the gravity main and a new manhole at the 
Unity Boulevard connection point. 
 
Other Engineering comments that may be of interest to the Planning Commission as they 
consider the application include the following: 

• The City should identify a name for the new street before the Final Plat is filed. 
• The County could identify opportunities to incorporate permeable pavers in the concrete 

walks, and incorporate infiltration swales at the southwest corner of the property to aid in 
stormwater management. 

 

 

The Planner has included a condition that the applicant must address the Engineer’s comments 
in the Final Plan submittal. 

 
Environmental Impacts 

The applicant included a stormwater analysis and wetland information in the application.  

 

The 
applicant will need to meet the City’s stormwater management requirements and obtain required 
stormwater and erosion and sediment control permits from the South Washington Watershed 
District and MPCA. 

There are no significant trees on the site.  No rare species or habitats would be impacted by the 
proposed development.  

 

Planning staff identified no potential adverse environmental impacts 
related to the proposed project. 

 
Phasing 

The applicant is proposing that the bus transit facility and park and ride be developed in 2013.  
Lot 2 and Outlot A are proposed for future development.  The application does not propose a 
schedule for development, and the timing will depend on private market interest in site 
development.  The Washington County HRA is working with the City to establish a Tax 
Increment Financing (TIF) District and market the site to potential developers. 
 

 

The proposed phasing plan is consistent with the City’s adopted plans for the Red Rock 
Gateway area. 
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EVALUATION OF THE REQUEST FOR APPROVAL OF THE SITE PLAN AND 
CONDITIONAL USE PERMIT (CUP): 
 
The proposed site plan for Lot 1 is included in the plan sheets numbered CO.01-C8.01, L1, A2-
A4, and E1.01-E1.03 submitted with the application. 
 
The site plan must meet the requirements of Section 1350 of the ordinance.  The plan must also 
meet the requirements for Conditional Use Permits included in Section 1310.10 of the zoning 
ordinance.  Many of the requirements for the site plan and CUP are similar, and therefore this 
section reviews the plan in light of those requirements for both approvals. 
 
Lot Requirements and Setbacks 
 
Lot 1 is proposed to be developed as the Transit Station.  The lot is 4.05 acres in size.  The MX-
3 District has no minimum lot size, width or depth requirements, or coverage requirement.  

 

The 
proposed lot meets the lot requirements in the ordinance. 

The minimum front yard setback in the MX-3 district is 10 feet, and the maximum setback is 15 
feet.  The minimum side yard setback is 10 feet, and the minimum rear setback is 20 feet.   
 
The proposed building meets the front, side and rear setbacks, but the proposed canopy 
encroaches approximately 4 feet into the front setback.  The applicant has requested a variance 
from the front setback to allow the canopy in the proposed location.  The building meets the 
other setback requirements in the ordinance.

 

  The variance request is discussed in the 
appropriate section, below. 

Parking Standards 
 
The applicant has proposed a 200-car park and ride facility for the bus transit station.  The City’s 
ordinance does not prescribe the number of parking spaces needed for transit facilities.  The 
proposed parking facilities meet the Metropolitan Transit Commission’s standards for bus park 
and ride facilities. 
 
The City’s ordinance requires that surface parking lots be located to the side or rear of buildings, 
and not in the front yard area.  The ordinance requires that bicycle parking be provided at a ratio 
of one bicycle parking space per 20 auto parking spaces.  The proposed facility should therefore 
have at least 10 bicycle parking spaces.  Revised plan sheet C1.01 indicates that 20 bicycle 
parking spaces will be provided at the Transit Station.  

 

The location of the parking lot and the 
number of bicycle parking spaces meet the ordinance requirements. 

The ordinance requires that screening be provided for parking lots with more than 10 spaces.  
The proposed parking area is screened by the transit station building, and in some locations by 
proposed seating walls.  The plans also indicate boulevard trees and some plantings in the 
parking area.  

 

The Planning Commission should discuss whether the plans indicate adequate 
screening of the parking lot. 
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Uses 
 
The proposed use on Lot 1 is a transit facility.  This use is allowed in the district with a 
Conditional Use Permit.  
 

The proposed use is consistent with the zoning ordinance. 

Dimensional Standards 
 
The maximum height for civic buildings in the district is 48 feet.  The proposed transit facility is 
19’9” tall at the highest point on the canopy.  
 
The dimensional standards also require that utilities be placed behind the minimum setback, 
and that driveways be perpendicular to the street. 

 

The building meets the height and 
dimensional standards of the ordinance. 

Open Space Requirement 
 
The ordinance requires that developers provide a minimum of 5% of non-residential sites as 
open space.  5% of the 11.6-acre site is .58 acres.  The site includes an “open lawn” and “plaza” 
areas as well as landscaped green space.  These open space areas total approximately .75 
acres.  

 

If all green space on the site is included in the calculation, the site meets the open space 
requirement.  The Planning Commission should discuss the site plan in relation to the open 
space requirement. 

Design Standards 
 
The MX-3 District includes a list of design standards that relate to connectivity and circulation, 
street-facing walls, corner buildings, tops of buildings, building enrances and orientation, 
exterior materials, screening, and buffers (Section1350.12, Item K of the ordinance.) 
 
The Planner reviewed the design standards and found that the transit station meets many of the 
standards.  Issues identified include the following: 

• No blank walls are permitted to face public streets, walkways and public open space.  
Blank walls should not exceed 20 continuous feet in length.  While most of the transit 
station walls are dominated by glass and meet the ordinance requirement, the west-
facing wall of the station is a blank wall.  In a sense, the station “turns its back” on the 
street and buildings to the west.  The wall is significant because it faces the street as 
well as future buildings to the west of the station.  

• The design standards do not allow the use of painted or unpainted concrete block as an 
exterior material.  The applicant indicated that the exterior materials will include 
“burnished block.”  

The applicant should consider design 
options for the west wall that add interest for pedestrians and adjacent buildings. 

 

The applicant should provide samples of the proposed material for 
review by the City. 

Lighting 
 
The application includes a lighting plan (sheet E1.02).  The City’s lighting standards include a 
minimum of 5.0 foot candles at building entrances, 2.0 foot candles on sidewalks, 1.0 foot 
candles on bikeways, 1.5 foot candles on plazas, 1.0 foot candles in waiting areas, and 1.0 foot 
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candles within parking lots.   Lighting may not exceed 0.5 foot candles on non-residential 
property lines. 
 
Issues related to the lighting plan include the following: 

• The plan does not appear to meet the lighting requirement at the entrances to the transit 
station.   

• The plan does not appear to meet the lighting requirement along the sidewalk on the 
north side of the transit station. 

• The lighting level exceeds the .5 foot candles standard in some locations along the 
southern property boundary. 

 
The proposed transit station would be isolated from other uses in the surrounding area at the 
time that it is constructed.  It is critical that this facility feel safe and be safe for transit users.  

 
The applicant should revise the lighting plan to meet the ordinance requirements. 

Signs 
 
The applicant submitted several plan sheets identifying concepts for signs identified as a trail 
kiosk and an entry sign.   
 
The ordinance includes requirements for signage in the MX-3 district and the city as a whole.  
The Planner suggests that the trail concept sign meets the definition of an “accessory sign” and 
requirements for “freestanding signs” in the ordinance, because the subject matter on the sign 
relates to the premises and services provided on the site where it is located.  The sign needs to 
meet the requirements for “freestanding” signs in commercial districts (Section 1380.04 of the 
City Code.)  The entry sign best meets the definition of a “pylon sign”, which is a freestanding 
sign that is more than 20’ tall and intended to be visible from freeways and highways.  Section 
1380.04 also discusses requirements for pylon signs in commercial districts.  (Commercial and 
business uses in Mixed-use Districts have the same sign requirements as commercial districts.) 
 
The proposed Trail Kiosk sign meets the ordinance requirements that the base of the sign 
complement the design of the building and incorporate brick, stone or similar substantial 
materials.  The sign meets the size requirements of the ordinance.  Signs may not be placed 
within any street right-of-way or on public easements, and must be located at least five feet from 
the curb in commercial districts.  

 

The final sign designs will need to meet the ordinance 
requirements. 

Illuminated signs and signs along major roadways such as I-494 and TH 61 require an 
administrative permit from the Zoning Administrator or Building Inspector.  The Zoning 
Administrator is the City Administrator.  

 

The Zoning Administrator will review and approve the 
final plans for the signs on the site.  The signs must meet the ordinance requirements for size, 
illumination, location, and other performance standards.  The concept sign proposed in the 
application generally meets the requirements. 

Landscaping 
 
The ordinance requires that landscaping include ground cover, shrubs, trees, and other 
plantings and features that conform to the City code, and that the landscaping support the 
purposes of the MX-3 District.  The City’s landscape standards include: 
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• At least one overstory tree for every 50’ of frontage 
• Materials shall be appropriate to the characteristics of the site 
• Areas not improved must be seeded or sodded 
• Parking lots must landscape 10% of the surface area.  Landscape islands must be a 

minimum width of 16 feet and a minimum surface area of 250 square feet 
 
The frontage of Lot 1 is approximately 500 feet, and therefore a minimum of 10 boulevard trees 
are required.  The plan indicates 15 boulevard trees.  The rain gardens and islands shown in the 
parking lot meet the requirements for parking lot landscaping. 
 
The bedrock is high in many areas of the site.  Adequate topsoil should be provided for 
plantings, and irrigation should be provided in planted areas.   
 
The planting plan submitted with the application does not indicate the proposed tree, shrub, 
grass and forb species proposed.  

 

The applicant shall submit a revised plan indicating the 
proposed species to be planted on Lot 1 for approval by the City prior to approval of the Final 
Plat, indicating a minimum of 12” of topsoil in planting area, and including irrigation for planted 
areas. 

The development agreement for the Transit Station should specify the County and City 
responsibilities for maintenance of plantings and other landscape features on the site. 
 
EVALUATION OF THE VARIANCE REQUEST 
 
The applicant is requesting a variance from the front setback to accommodate the proposed 
canopy that is part of the transit station design. The minimum front yard setback in the MX-3 
District is 10 feet.  The walls of the transit station are approximately 11 feet from the property 
line.  The front edge of the canopy is proposed to be approximately 4 feet from the property line.  
 
The zoning ordinance provides setback exemptions for similar situations, such as balconies, 
which are allowed to encroach into the setback.  The applicant indicated that the canopy is 
important for the safety and comfort of transit users. 
 
MN Statute (Statute 394.27, Subdivision 7) regarding variances was amended in 2011, 
replacing the “Hardship” standards with criteria for evaluating the “Practical Difficulties” that are 
the basis for the variance request and approval.  The Practical Difficulty standards are printed 
below in italics, with the Planner’s findings following each standard.   
 
Section 1310.11 of the the City’s zoning ordinance regarding variances has not yet been 
updated to include the “Practical Difficulties” standard, but it is advisable to use the state 
standard, until the City’s standard is updated. 
 
Variance Request Criteria: Evaluation and Findings 
 

• Variances shall only be permitted when they are in harmony with the general 
purposes and intent of the official control and when the variances are consistent 
with the comprehensive plan.  

 



Newport Transit Station Staff Review 
Planning Commission Meeting Page 11 October 11, 2012 
 

 

The purpose of the MX-3 Transit-Oriented Mixed Use District “is to encourage a mixture 
of residential, commercial, office and civic uses in proximity to transit facilities at 
densities and intensities that support and increase transit use.  Development should 
encourage a safe and pleasant pedestrian environment, maximize access to transit, 
provide parking in an efficient and unobtrusive manner, and encourage a sense of activity 
and liveliness on local streets.”  The Comprehensive Plan also supports development of a 
transit site and related development in the MX-3 District. 
 
The requested variance is in harmony with the purpose of the District and the 
Comprehensive Plan because the canopy will make the transit station more effective in 
supporting transit use and development around the station by providing a safe and 
pleasant environment for transit users and pedestrians.  It will encourage transit use on 
days where there are weather impacts such as rain, ice and snow or excessive heat.  The 
Canopy’s cover will provide protection and shade from the elements.  Failure to provide 
the canopy could increase user exposure to wet and icy surfaces that can affect rider 
safety, particularly for transit customers with limited mobility and senior citizens. 
 

• The variance request should be reasonable under the development code. 
 
The request is reasonable because the transit station is an allowed use and serves as the 
heart of a transit-oriented development district.  Canopies are a common feature for 
transit stations, to provide safety and comfort for transit users. 
 
Granting the variance may improve the public welfare by providing safe and effective 
loading and unloading areas for buses.  It also minimizes unnecessary imperious 
pavement that would result from other alternative designs, such as constructing a parallel 
drive system with a canopy on the south side of the station that would comply with the 
setback requirements. 
 

• The request is due to circumstances that are unique to the property, and were not 
created by the landowner. 

 
The difficulties are not created by the applicant, but are unique to the way that transit 
stations relate to the public right of way.  Other options to incorporate a canopy could 
include installing a parallel drive for bus loading/unloading on the back side of the transit 
station, but riders would be required to cross the bus lane to access it from the parking 
lot.  This would create unsafe conditions.  The proposed design responds to the nature of 
the site and need to design a transit station that is safe and comfortable for transit users. 
 

• The variance, if granted, will not alter the essential character of the area. 
 
Transit-oriented development is the focus of the MX-3 District.  Provision of a safe and 
comfortable transit station will support the essential character of the area and enhance 
the transit user experience.  Canopies are encouraged for other buildings in the district. 
Granting the variance will help to support the essential character of the neighborhood 
envisioned by the ordinance.  
 

• Economic considerations alone do not constitute practical difficulties.  
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The variance request is based on operational and safety concerns as well as transit user 
comfort, not economic factors.  The practical difficulty is due to the physical location of 
the street and proposed building, and the need to provide a safe and comfortable facility 
for transit users.   
 

• The proposed variance will not impair an adequate supply of light and air to 
adjacent properties, substantially increase the congestion of public streets,  
increase the danger of fire or endanger public safety, or substantially diminish or 
impair property values within the neighborhood. 

 
The proposed canopy will not impair the supply of light or air to adjacent properties, 
increase street congestion, increase the danger of fire or endanger public safety, or 
impair property values within the neighborhood. 
 

• The requested variance should be the minimum action required to eliminate the 
practical difficulty. 

 
The proposed building meets the structure setback.  The proposed canopy is the 
minimum size needed to protect transit users standing between the building and the bus 
loading area.  The proposed canopy size overall is the minimum needed to address the 
projected volume of transit users. 
 

• Practical difficulties include, but are not limited to inadequate access to direct 
sunlight for solar energy systems. 

 
Granting the variance request will not affect access to direct sunlight for solar energy 
systems. 
 

 

The findings support granting the variance.  The Planning Commission should discuss the 
Findings and make its recommendation to the Council regarding the variance request. 

 
EVALUATION OF THE PROPOSED SUBDIVISION 
 
Subdivision Ordinance Requirements 
 
The Subdivision process and requirements are described in Chapter 12 of the City’s Code.  The 
subdivision must be consistent with the City’s Comprehensive Plan, Zoning Ordinance and 
other adopted policies.  It must be suitable to the physical character of the site and not cause 
environmental harm.  The Subdivision Ordinance requires approval of the Preliminary Plat, and 
subsequent approval of the Final Plat.   
 
The sections that follow discuss the Preliminary Plat application and its relationship to each of 
the requirements of the City’s Subdivision Ordinance. 
 

1. Consistency with the Comprehensive Plan  

Newport’s 2030 Comprehensive Plan includes the following goals related to the transit station 
and surrounding area: 
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• Encourage the development of facilities for the Red Rock Commuter Rail service in the 
area of the WCRRA’s proposed transit station 

• Develop a mix of land uses in the area around the transit station, including commercial, 
residential, retail, restaurant and entertainment uses, and parking facilities to support the 
transit station 

• Provide visual buffers from the industrial area to the west, and add attractive 
streetscaping and sidewalks within the area around the proposed station  

 
The zoning ordinance indicates that the purpose of the MX-3 Zoning District is to “encourage a 
safe and pleasant pedestrian environment, maximize access to transit, provide parking in an 
efficient and unobtrusive manner, and encourage a sense of activity and liveliness on local 
streets.” 
 
The Station Area Plan addresses two of the Comprehensive Plan goals: it would create a transit 
facility in the recommended location, and it proposes development of a mix of uses that is 
consistent with the recommendations of the Plan.  The Site Plan includes sidewalks and 
boulevard trees in the station area that connect to the existing trail along Maxwell Avenue.  The 
Station Area Plan does not address the goal to provide visual buffers from the industrial area to 
the west.   
 

 

The proposed subdivision is consistent with the goals of the City’s Comprehensive Plan, and 
with the purposes of the MX-3 Zoning District.  The conditions include a request that 
Washington County work with the City on future plans for Maxwell Avenue to plan for future 
streetscaping and buffer elements that will support redevelopment on the Red Rock Gateway 
site. 

2. Zoning, Density and Lot Requirements 
The MX-3 District does not have a lot size requirement.  The proposed transit station use is 
consistent with the allowed uses in the district.  The lot size and design are consistent with the 
requirements of Section 1200.13 of the Subdivision Ordinance.  The concept plan indicates 
potential future uses including residential, office and retail uses.  These uses are consistent with 
the District regulations.  

 

Future uses on Lot 2 and Outlot A will need to meet the District 
requirements as the area is developed. 

3. Setbacks and Dimensional Requirements 
As noted above, the Transit Station will meet the setback and dimensional requirements if the 
variance is granted for the canopy setback.  The applicant is subdividing Lot 2 and Outlot A for 
future development.  

 

The conditions include a requirement that all buildings and structures 
developed in the future shall meet the setbacks, height, lot coverage and other dimensional 
requirements of the zoning ordinance. 

4. Infrastructure 
Sewer and Water 
 
The Engineer provided a memo dated October 1 with comments on the site plans.  The 
comments include requests for detailed changes to the plan documents, and comments 
regarding the infrastructure needed on the site to accommodate the Transit Station and future 
uses in the station area. (A copy of the Engineer’s memo is attached.) 
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The Engineer noted that the existing city water services that are available at the site are not 
adequate to accommodate the Transit Station or future uses.  His comments included the 
following: 

• The existing water main is a dead end line, which is not desirable.  A looped system is 
the preferred configuration.  The plans propose a new 6-inch line to serve the Transit 
Station.  The Engineer recommends a minimum pipe diameter of 8 inches with a looped 
configuration to serve the Transit Station. 

• A minimum 10-inch water main will be needed to serve the proposed future development 
on the entire site. 

 
The Engineer indicated that sewer service to the site is generally adequate.  His comments 
recommend a minimum of five feet of cover over the gravity main and a new manhole at the 
Unity Boulevard connection point. 
 
Other Engineering comments that may be of interest to the Planning Commission as they 
consider the application in clued the following: 

• The City should identify a name for the new street before the Final Plat is filed. 
• The County could identify opportunities to incorporate permeable pavers in the concrete 

walks, and incorporate infiltration swales at the southwest corner of the property to aid in 
stormwater management. 

 

 

The Planner has included a condition that the applicant must address the Engineer’s comments 
in the Final Plan submittal. 

 
Streets, Sidewalks, Trails 
 
The City Engineer’s comments include comments regarding the detailed design of streets and 
sidewalks.  The applicant noted that the plans include accessible facilities to access the transit 
station and the existing trail along Maxwell Avenue.  

 

The applicant will need to address the 
Engineer’s comments regarding streets and pedestrian facilities in the Final Plan submittal. 

5. Stormwater and Wetlands 
The application included a stormwater analysis, and was provided to the South Washington 
Watershed District and the City Engineer for comments.  The District requested revisions to the 
initial analysis, and the applicant submitted a a revised stormwater analysis to the City and the 
District.  Development of the site will need to meet both District and City standards.   
 
The District noted on October 2 that they do not have enough information from the applicant to 
provide comments, and requested that the City include a condition in any approval that the 
applicant obtain the required permits from the District.  

 

The applicant shall obtain the required 
stormwater and erosion and sediment control permits for the site, and shall provide the City 
copies of the Watershed District comments, copies of the approved permits from  the South 
Washington Watershed District (SWWD), and Minnesota Pollution Control Agency (MPCA 
NPDES Permit). 
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There are no wetlands on the site.  There is a low area north of the project site that lies within 
MnDOT right-of-way.  However, the WCRRA received confirmation from the Washington 
Conservation District (WCD) that impacts to this area have already been mitigated by MnDOT 
as part of the Wakota Bridge project.   
 

6. Landscaping 
The ordinance requires that landscaping include ground cover, shrubs, trees, and other 
plantings and features that conform to the City code, and that the landscaping support the 
purposes of the MX-3 District.  The City’s landscape standards include: 

• At least one over story tree for every 50’ of frontage 
• Materials shall be appropriate to the characteristics of the site 
• Areas not improved must be seeded or sodded 
• Parking lots must landscape 10% of the surface area.  Landscape islands must be a 

minimum width of 16 feet and a minimum surface area of 250 square feet 
 
The frontage of Lot 1 is approximately 500 feet, and therefore a minimum of 10 boulevard trees 
are required.  The plan indicates 15 boulevard trees.  The rain gardens and islands shown in the 
parking lot meet the requirements for parking lot landscaping. 
 
The planting plan submitted with the application does not indicate the proposed tree, shrub, 
grass and forb species proposed.  

 

The applicant shall submit a revised plan indicating the 
proposed species to be planted on Lot 1 for approval by the City prior to approval of the Final 
Plat. 

The development agreement for the site should specify the County and City responsibilities for 
maintenance of plantings and other landscape features on the Transit Station site.  
 

7. Tree Preservation 
The Subdivision Ordinance requires that the Applicant identify the significant trees and 
woodland areas on the site, and indicate on the plans the significant trees that will remain after 
development and the methods that will be used to protect the trees and woodlands during 
construction.   
 
The application indicated that no trees meeting the definition of “significant trees” exist on the 
site. 
 

8. Open Space and Park Dedication 
The MX-3 District standards require that developers provide a minimum 10% of residential 
development sites and a minimum of 5% of non-residential sites as open space.  

 

If all green 
space on the Transit Station site is included in the calculation, the site meets the open space 
requirement.  The Planning Commissiion should discuss the plan’s relationship to the open 
space requirement in the ordinance. 

 

The future development on Lot 2 and Outlot A will need to meet the park and open space 
dedication requirements. 
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9. Project Phasing 
The applicant is planning to remove the existing buildings on the site in 2012.  Construction of 
the Transit Station on Lot 1 is proposed in 2013.  Development on Lot 2 and Outlot A will occur 
based on private market demand 
 
 
PLANNING COMMISSION ACTION REQUESTED FOR STATION AREA PLAN, SITE PLAN, 
VARIANCE, AND SUBDIVISION APPLICATION 
 
The Planning Commission can recommend to the City Council: 

1. Approval 

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 WCRRA 
request for a Station Area Plan, Station Site Plan, Conditional Use Permit, Variance and Major 
Subdivision, based on the plans submitted to the City on September 17 and revised plans 
submitted through October 2, based on the following findings:   
 
Station Area Plan Findings: 
 
1. The proposed Station Area Plan is consistent with the intent of the MX-3 Zoning District and 

the City’s Comprehensive Plan. 

2. The proposed Plan is not detrimental to public health, safety or general welfare. 

3. The proposed Plan is not hazardous, detrimental or disturbing to surrounding land uses. 

4. The Plan will not create traffic congestion, unsafe access or parking needs that will cause an 
inconvenience for surrounding properties. 

5. The proposed Plan provides for adequate public utilities and services. 

6. The proposed Plan will not create adverse environmental impacts. 

7. Each phase of the Plan can exist as an independent unit. 

 

Transit Site Plan and CUP Findings: 

8. The proposed Site Plan is consistent with the intent of the MX-3 Zoning District, other 
sections of the City Code, the Comprehensive Plan, and Design Guidelines for the MX-3 
District. 

9. The Site Plan will not have a negative impact on public health, safety and general welfare, 
traffic, parking, public facilities, the environment and natural resources or surrounding land 
uses. 
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10. The proposed PUD will not compromise the health, safety and welfare of the community and 
residents of the PUD if the conditions proposed are addressed by the applicant;  

11. Conditions for approval of the Site Plan and CUP have been included to require that the Site 
Plan meets all requirements of the Zoning Ordinance and protect the best interest of the 
surrounding area and community as a whole. 

 

Variance Findings: 

12. The proposed variance is in harmony with the general purposes of the MX-3 Zoning District 
and the Comprehensive Plan. 

13. The variance request is reasonable because it provides for the safety and comfort of transit 
users and general welfare. 

14. The request is due to the nature of the site and proposed use, and were not created by the 
landowner. 

15. The variance would not alter the essential character of the area. 

16. The practical difficulties are based on the site, operational and safety needs, transit user 
safety and comfort, and not economic factors.   

17. The canopy structure will not impair an adequate supply of light and air to adjacent 
properties, increase congestion on public streets, increase the danger of fire or endanger 
public safety, or substantially diminish or impair property values within the neighborhood. 

18. The variance is the minimum action required to eliminate the practical difficulty. 

19. The canopy will not affect direct solar access for solar energy systems. 

 

Major Subdivision Findings: 

20. The subdivision is not in conflict with the City’s Comprehensive Plan, Zoning Ordinance, 
Capital Improvements Program, or other policy or regulation.   
 

21. The physical characteristics of the site are such that the site is physically suitable for the 
type of development or use contemplated, including topography, vegetation, susceptibility to 
erosion, susceptibility to flooding, and similar characteristics.   
 

22. The design of the subdivision and the proposed improvements are not likely to cause 
substantial and irreversible environmental damage. 

 
23. The design of the subdivision and the type of improvements will not be detrimental to the 

health, safety, or general welfare of the public.   
 
24. The design of the subdivision or the type of improvement will not conflict with easements on 

record or with easements established by judgment of a court.   
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RECOMMENDED CONDITIONS 
 

The Planner recommends the following conditions for the proposed Station Area Plan, Site 
Plan, Conditional Use Permit and Major Subdivision: 
 

1. The Applicant shall submit a Final Plat that is substantially in conformance with the 
Preliminary Plans dated September 17, 2012.   All elements of the Final Plans must 
meet the requirements of the zoning ordinance. 

2. The major subdivision will be in accordance with the Preliminary Plat for the Newport 
Station Addition dated September 17, 2012. 
 

3. The Final Plat shall be on file at Washington County Recorder’s/Registrar’s Office, 
Government Center, 14949 62nd Street North, P.O. Box 6, Stillwater, MN 55082. 

 
4. The Applicant shall address the Engineer’s comments. 

5. The Applicant shall finalize a developer agreement for the site with the City. 

6. The Applicant shall discuss the future of Maxwell Avenue with the City, including 
consideration of potential streetscaping and other improvements to support the City’s 
goals for redevelopment of the Red Rock Gateway area. 

7. All buildings and structures developed within the subdivision shall meet the setbacks, 
height requirements, other dimensional requirements and performance standards of the 
Zoning Ordinance. 

8. The Applicant shall submit a revised design for the west wall of the Transit Station that 
meet the ordinance requirements for no blank walls, and that add interest for pedestrians 
and views from the street and adjacent buildings. 

9. The Applicant shall provide samples of the proposed “burnished block” building material 
for review by the City. 

10. The Applicant shall revise the lighting plan to meet the ordinance requirements. 

11. The Applicant shall submit the final size plans for the site for review and approval by the 
Zoning Administrator. 

12. The Applicant shall submit a revised landscaping plan that includes the species 
proposed for planting on the site for review and approval by City staff and addresses the 
items identified by City staff regarding topsoil and irrigation in planted areas. 

13. The Applicant shall submit a final sign plan to the City for approval by the Zoning 
Administrator. 

14. Outside open storage is prohibited on all properties in the MX-3 District. 

15. Utilities must be placed behind the minimum setback to meet the requirements of the 
zoning ordinance. 

16. The Applicant shall obtain the required agency permits for stormwater management, and 
provide the City copies of the permits approved by the South Washington Watershed 
District (SWWD) and Minnesota Pollution Control Agency (MPCA NPDES Permit). 

17. The Applicant shall satisfy the City’s park dedication requirements as development 
occurs on Lot 1, Lot 2 and Outlot A. 
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18. The Applicant or future developers shall complete a detailed analysis of traffic and traffic 
controls when future development applications are submitted for Outlot A. 

19. The applicant shall pay all fees and escrows associated with this application. 
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MEMO 
  
 

 To: City of Newport, Administrator, Planning Commission, and City Planner 

 From: John Stewart, PE 

 Subject: Newport Transit Station 

 Date: October 2, 2012 
     

 
We reviewed the plans submitted to the City for the purpose of evaluating the Applicants’ 
request of the Planning Commission. Engineering comments reviewing the plans for 
construction that are immaterial to the planning request have not been addressed. We provide 
the following observations, comments and recommendations for your consideration: 

G1.01 Cover sheet Add City and Small Utilities contacts for bidding purposes. 

G1.02  No comment. 

Alta Survey/ACSM Land No comment (previously reviewed and approved.) 
Title Survey  

Preliminary Plat                 The Applicant must address the following: 

1. Remove reference to Twp and Rng on Outlot A and 
Lot 2 (not permitted on final plat.) 

2. Remove dashed lines across alleys and public street 
on Farmers Packing Company Addition (not permitted 
on final plat.) 

3. The northerly and westerly line of the proposed plat 
are shown to be restricted by a recorded MnDOT 
Controlled Access Document. This means the City 
cannot approve the preliminary or final plat unless 
the applicant provides documentation from MnDOT 
either releasing the Controlled Access restriction or 
granting a permit (with accompanying description of 
the proposed street right-of-way (ROW).) 
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4. The applicant should supply evidence that 
Washington County will issue a permit allowing 
connection of Street A to Maxwell Avenue. 

5. Newport should designate the name of Street A it is 
very confusing to record a plat then later change the 
name of a platted street. 

6. The plats should be tied into a section corner, please 
show lengths and bearings of ties shown below: 

 

Provide lengths and bearings from section line anchoring the plat to the section marker. 

7. Preliminary and final plat should show locations for 
property irons found and property irons set by the 
surveyor. 

C0.01 Exiting Conditions 1.  Please show an approximate location for the six-inch 
diameter watermain located under the floor of the 
Knox Lumber retail store.  

 2.  Locate driveways and entrances on west side of 
Maxwell Avenue. 

 
C0.02 Removal Plan 1. Please address the proposed disposition of the six-

inch diameter watermain located under the floor of 
the Knox Lumber retail store. 
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2.  Please address how temporary access control to the 
Chicago Milwaukee Saint Paul Railway will be 
maintained once the fencing is removed. 

 
C1.01 Site Plan 1.  Designate No Parking along the length of Street A 

and as appropriate in the parking area. 
2.  Show location on the site plan of entrance to the 

I494 ramp, Cold Storage entrance and to gravel road 
accessing lift station south of Maxwell Avenue. We 
note that the access roadway serving the lift station 
is used by heavy trucks as an entrance to Aggregate 
Industries Batch Plant.  

3.  We are concerned by the disparate spacing along this 
section of Maxwell Avenue. To alleviate the spacing 
issues, consideration should be given to: 
consolidating and aligning the Cold Storage entrance 
and Street A. As noted; heavy trucks are prohibited 
by the Batch Plant’s CUP from using the graveled 
path to the Cold Storage lift station as a heavy 
vehicle access. Enforcement of the Batch Plant’s CUP 
conditions would help assuage concerns regarding 
turning movement conflicts. 

4.  Is a 30 foot diameter inside turning radius sufficient 
to accommodate turning movements required by bus 
and semi-trailer traffic? 

 
C1.02 Paving Plan 1.  Are there opportunities to incorporate permeable 

pavers in the concrete walks around the building and 
behind the parking area curbing that abuts the plaza?  

 2. City of Newport Staff has indicated a preference of 
not using pavement markers to designate crosswalks. 
In the intersection of Street A and the parking lot 
entrance it is unclear as to whether markings are 
proposed.  

3. We are concerned by the mixed use of concrete and 
bituminous pavements. There are many locations in 
the City that exhibit pronounced vertical heaving 
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movements during freeze/thaw. Might it be better to 
propose a concrete section on Street A from 
intersection of Street A and the parking lot to the 
turn around? Bituminous and concrete sections abut 
for a distance of 230 feet. 
 

C1.03 Plaza Enlargement Plan 1. Irrigation should be incorporated in the perennial 
planting areas. The area lacks irrigation and it is 
extremely difficult to sustain plant survival. In the 
event irrigation is not provided please designate a 
surface treatment alternative to perennial and other 
vegetated areas. 

2.  Please provide an explanation of the surface finishes 
proposed within the curbed islands in the parking 
area. Without irrigation facilities sod would be 
impractical. Provide a legend describing surface 
treatments proposed. 

 
C20.01 Temporary Erosion Control 1. Due to the prevalence of bedrock please provide a 

12” minimum depth of topsoil over the rock in any 
area proposed to be vegetated. In the event a 
separation of 12” cannot be achieved alternative 
surfacing should be proposed.  

2. Include a requirement that construction related 
siltation in the pond on the northern edge of the site 
be removed and that pond grading be returned to 
preconstruction conditions. 

3.   See item 11 add:  The Contractor shall designate and 
maintain a concrete truck wash-down facility. 

4.  Please indicate which entity will obtain the SSWP 
permit and require that transfer of the plan and that 
the Contractor is to assume responsibility for permit 
requirements once construction begins. 

 

C3.01 Grading Plan 1.  Please add a note that sanitary service to the area 
north of Street A will be via the gravity sewer system 
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discharging to the City facilities located at the 
intersection of Unity Boulevard and 2nd Avenue. 

 2.  We suggest the sheet grading on the northern 
boundary be configured to drain to the stormwater 
infiltration and treatment pond via a swale to help 
reduce nutrient loadings, and facilitate access of 
maintenance vehicles. 

 3.  We note that the grading shows fill placed over an 
existing wetland. Please show evidence that the 
applicant has complied with remediation 
requirements and that a permit for such work has 
been obtained. 

 4.  The applicant should show evidence of permission to 
accomplish off site grading on MnDOT owned 
property. 

 5. Is it possible to incorporate infiltration swales of rain 
gardens on the southwest corner of the property to 
mitigate runoff rates and remove nutrients? We 
understand that the storm sewer system constructed 
at the Intersection of Maxwell Avenue and 21st Street 
was designed by MnDOT with no capacity to add 
additional run off. Please provide stormwater 
calculations showing before and after conditions as 
required by the City’s design manual.  

   
 

 

 

 

 

 

C4.01 Utilities 

Watermain 1. Please amend water main as shown: 
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 2. The applicant may consider utilizing the existing six -
inch main located under Knox Lumber retail store to 
provide additional looping. 

Sanitary Sewer

 

 1.  Please amend sanitary sewer as shown: 
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Storm Sewer No comment. 

Landscaping No comment. 

Architectural Plans No comment. 

Photometric Plan

 

 Lighting intensities meet engineering requirements. 
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SITE PLAN NOTES:
1. CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR EXACT

LOCATIONS AND DIMENSIONS OF DOORS, BUILDING DIMENSIONS AND
BUILDING UTILITY ENTRANCE LOCATIONS.

2. ALL DIMENSIONS AND RADII ARE TO THE FACE OF CURB UNLESS
OTHERWISE NOTED.

3. SITE BOUNDARY, TOPOGRAPHY, UTILITY AND ROAD INFORMATION TAKEN
FROM A SURVEY BY A LAND SURVEYOR.

4. REFER TO ELECTRICAL PLANS FOR SITE LIGHTING.
5. REFER TO LANDSCAPE PLANS FOR SITE FURNISHINGS.
6. REFER TO SHEET C1.02 FOR PAVING MATERIALS.

SITE DATA
ZONING CLASSIFICATION: MX-3

LOT AREAS:
LOT 1   4.05 AC.
LOT 2   1.36 AC.
OUTLOT A   5.01 AC.
RIGHT OF WAY   1.18 AC.
TOTAL SITE AREA =  AC.  11.60 AC.

BUILDING SETBACKS REQUIRED PROPOSED
FRONT (STREET 'A') 10' TO 15' 11.04'
REAR (SOUTH) 20' 239.01'
SIDE (WEST) 5' 118.86'
SIDE (EAST) 5' 301.03'
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PARKING SETBACKS REQUIRED PROPOSED
FRONT (STREET 'A') NOT ALLOWED 62.57'
REAR (SOUTH) 5' 16.29'
SIDE (WEST) 5' 10.00'
SIDE (EAST) 5' 54.33'

PARKING DATA
STANDARD 203
ACCESSIBLE 6
VAN ACCESSIBLE 1
TOTAL 210

BICYCLE PARKING: 1 SPOT PER 20 AUTOMOBILE STALLS REQUIRED.
                            20 BICYCLE SPOTS PROVIDED

BUILDING HEIGHT LIMITATIONS: CITY CODE MAXIMUM = 48 FEET
PROPOSED = 19.75 FEET

1 BIKE PARKING 10/1/12







































Owner Address Owner's Mailing Address City, State Zip
Wilson Lines of MN 155 21st Street 2131 2nd Avenue Newport, MN 55055
Current Resident 2120 2nd Avenue 2120 2nd Avenue Newport, MN 55055
Wayne Bauer 2120 2nd Avenue 16805 Neill Path Hastings, MN 55033
Shirley Castillo 2123 2nd Avenue 2123 2nd Avenue Newport, MN 55055
Wilson Lines of MN 2131 2nd Avenue 2131 2nd Avenue Newport, MN 55055
Current Resident 2133 3rd Avenue 2133 3rd Avenue Newport, MN 55055
M and D Peterson 2133 3rd Avenue 9774 85th Street Place Cottage Grove, MN 55016
Dan Loiselle 2148 2nd Avenue 2148 2nd Avenue Newport, MN 55055
Christopher Veiman 2155 3rd Avenue 2155 3rd Avenue Newport, MN 55055
Current Resident 2156 2nd Avenue 2156 2nd Avenue Newport, MN 55055
Duane Beto 2156 2nd Avenue 75 Douglas Street St. Paul, MN 55102
Current Resident 2163 2nd Avenue 2163 2nd Avenue Newport, MN 55055
Duane Beto 2163 2nd Avenue 75 Douglas Street St. Paul, MN 55102
Robert Lana 2175 3rd Avenue 2175 3rd Avenue Newport, MN 55055
Michael Ball 2182 2nd Avenue 2182 2nd Avenue Newport, MN 55055
James Mccrory 2189 2nd Avenue 2189 2nd Avenue Newport, MN 55055
Current Resident 2190 2nd Avenue 2190 2nd Avenue Newport, MN 55055
Robert and Emily Hintz 2190 2nd Avenue W1555 Highway 63 S Hayward, WI 54843
Gerald Stangeland 2193 2nd Avenue 2193 2nd Avenue Newport, MN 55055
Blue River Property 2193 3rd Avenue 3725 Burgundy Drive St. Paul, MN 55122
Current Resident 2193 3rd Avenue 2193 3rd Avenue Newport, MN 55055
Current Resident 222 21st Street 222 21st Street Newport, MN 55055
Newport Car Wash 222 21st Street 1019 Crestview Drie Hudson, WI 54016
Newport St. Paul Cold Storage 2233 Maxwell Avenue 2233 Maxwell Avenue Newport, MN 55055
Current Resident 245 21st Street 245 21st Street Newport, MN 55055
Tinucci's 245 21st Street 396 21st Street Newport, MN 55055
Current Resident 303 21st Street 303 21st Street Newport, MN 55055
KRI Investments 303 21st Street 21311 NE Viking Blvd Wyoming, MN 55092
John Seliga 312 21st Street 312 21st Street Newport, MN 55055
Current Resident 355 21st Street 355 21st Street Newport, MN 55055
M and D Peterson 355 21st Street 9774 85th Street Place Newport, MN 55055
Houle Newport RE LLC 37 21st Street 37 21st Street Newport, MN 55055
Red Rock Saloon 374 21st Street 374 21st Street Newport, MN 55055
Tinucci's 396 21st Street 396 21st Street Newport, MN 55055
Current Resident 45 21st Street 45 21st Street Newport, MN 55055
Virginia Roise 45 21st Street 819 Minnehaha Pkwy W Minneapolis, MN 55419
Metro Gravel 47 21st Street PO Box 289 Newport, MN 55055
Newport Terminal 50 21st Street 54 21st Street Newport, MN 55055
Aggregate Industries 57 21st Street 2195 Waters Road #105 Eagan, MN 55121
Paul Abbott 76 21st Street 76 21st Street Newport, MN 55055
Current Resident 94 21st Street 94 21st Street Newport, MN 55055
James Kaiser 94 21st Street 12088 Gantry Ct Apple Valley, MN 55124
Thomas Fedorowski 1470 Saint Claire Avenue St. Paul, MN 55105



PLANNING COMMISSION 
RESOLUTION NO. P.C. 2012-8 

 
A RESOLUTION RECOMMENDING CITY COUNCIL APPROVE A STATION AREA PLAN, 

STATION SITE PLAN, CONDITIONAL USE PERMIT, VARIANCE AND MAJOR 
SUBDIVISION REQUESTED BY THE WASHINGTON COUNTY REGIONAL RAILROAD 

AUTHORITY, 11660 MYERON ROAD NORTH, STILLWATER, MN 55082 FOR PROPERTY 
LOCATED AT 2222 MAXWELL ROAD, NEWPORT, MN 55055 

 
WHEREAS, the Washington County Regional Railroad Authority, 11660 Myeron Road North, 
Stillwater, MN 55082 has submitted a request for a Station Area Plan, Station Site Plan, Conditional Use 
Permit, Variance and Major Subdivision; and 
 
WHEREAS, the proposed rezoning is for property located at 2222 Maxwell Road, Newport, MN 55055, 
and is more fully legally described as follows: 
 
PID #26.028.22.41.0001 - PT N1/2-NE1/4-SE1/4 LYING WLY OF CM & ST P RR R/W & LYING 
ELY OF PT TAKEN BY ST OF MN FOR HWY PURP SUBJ TO EASE ALSO: PT SE1/4-NE1/4 SD 
SEC26 LYING WLY OF SD RR R/W & LYING SLY OF PT TAKEN BY ST OF MN FOR HWY 
PURP EXC PARC 3 MNDOT R/W PLAT 82-102 SUBJ TO EASE Section 26 Township 028 Range 022 
 
PID #26.028.22.41.0003 - PT S1/2-NE1/4-SE1/4 WHICH LIES WLY OF R/W OF CM & STP RR CO 
& WHICH LIES ELY OF THAT PT OF SD PROPERTY TAKEN BY STATE OF MINN FOR HWY 
PURPOSES EXC TO HWY EXC EASE EXC PT PLATTED EXC 26.028.22.41.0004 Section 26 
Township 028 Range 022; and 
 
WHEREAS, The described property is zoned Transit-Oriented Mixed Use District (MX-3); and 
 
WHEREAS, Chapter 12, Section 1200.03, of the Code of Ordinances states; “The purpose and intent 
of this Chapter shall be to ensure that subdivisions are consistent with all applicable provisions of all 
applicable plans, laws, and regulations, and to provide for the orderly subdivision of land.” And 
 
WHEREAS, Section 1350.12 of the zoning ordinance states that the criteria for approval of the Station 
Area Plan are as follows: The plan must be consistent with the intent of the MX-3 Zoning District; the 
proposed development shall not be detrimental to public health, safety or general welfare; the proposed 
development shall not be hazardous, detrimental or disturbing to surrounding land uses; the proposed 
development shall not create traffic congestion, unsafe access or parking needs that cause inconvenience 
to surrounding properties; the proposed development must be served adequately by public utilities and 
services and shall not be economically detrimental to the City; the proposed development shall cause 
minimal adverse environmental impacts; and each phase of the station area plan can exist as an 
independent unit; and  
 
WHEREAS, Section 1350.12 of the zoning ordinances states the criteria for approval of the site plan 
include consistency with the performance standards identified for the MX-3 zoning district and general 
performance standards for non-residential districts included in Section 1350 of the zoning ordinance; and  
 
WHEREAS, Section 1310.10 Subd. 2 Criteria states the criteria for acting upon a Conditional Use 
Permit (C.U.P.) application as follows:  “In acting upon an application for a conditional use permit, the 
City shall consider the effect of the proposed use upon the health, safety, and general welfare of the City 



including but not limited to the factors of noise, glare, odor, electrical interference, vibration, dust, and 
other nuisances; fire and safety hazards; existing and anticipated traffic conditions; parking facilities on 
adjacent streets and land; the effect on surrounding properties, including valuation, aesthetics and 
scenic views, land uses, character and integrity of the neighborhood; consistency with the Newport 
comprehensive plan; impact on governmental facilities and services, including roads, sanitary sewer, 
water and police and fire; effect on sensitive environmental features including lakes, surface and 
underground water supply and quality, wetlands, slopes flood plains and soils; and other factors as 
found relevant by the City.  The City may also consider whether the proposed use complies or is likely to 
comply in the future with all standards and requirements set out in other regulations or ordinances of the 
City or other governmental bodies having jurisdiction over the City.  In permitting a new conditional use 
or the alteration of an existing conditional use, the City may impose, in addition to the standards and 
requirements expressly specified by this chapter, additional conditions which it considers necessary to 
protect the best interest of the surrounding area or the community as a whole.”; and   
 
WHEREAS, Minnesota Statutes 394.27 states that the criteria for granting a variance include that 
variances are permitted when they are in harmony with the general purpose and intent of the official 
control and are consistent with the comprehensive plan; that the request shall be reasonable under the 
development code; the need for the variance is due to circumstances that are unique to the property and 
were not created by the landowner; the variance, if granted, will not alter the essential character of the 
area; economic considerations alone do not constitute practical difficulties; the proposed variance will 
not impair an adequate supply of light and air to adjacent properties, substantially increase the congestion 
of public streets, increase the danger of fire or endanger public safety, or substantially diminish or impair 
property values within the neighborhood; the requested variance should be the minimum action required 
to eliminate the practical difficulties; and practical difficulties include, but are not limited to inadequate 
access to direct sunlight for solar energy systems; and  
 
WHEREAS, Section 1200.10 of the Subdivision Ordinance states that the criteria for approval of a 
Major Subdivision include: that the proposed subdivision must be consistent with the Comprehensive 
Plan; the Subdivision must be consistent with the Subdivision Ordinance; the physical characteristics of 
the site are such that the site is suitable for the type of development or use contemplated; the design of 
the subdivision and proposed improvements is not likely to cause substantial and irreversible 
environmental damage; the design of the subdivision will not be detrimental to the health, safety, or 
general welfare of the public; and the design will not conflict with easements on record or established by 
a court; and  
 
WHEREAS, Following publication, posted, and mailed notice thereof, the Newport Planning 
Commission held a Public Hearing on October 11, 2012.   
 
WHEREAS, the Planning Commission’s findings related to the request for approval of a Station Area 
Plan, Station Site Plan, Conditional Use Permit, Variance and major Subdivision included the following:  
 
Station Area Plan Findings: 

1. The proposed Station Area Plan is consistent with the intent of the MX-3 Zoning District and the 
City’s Comprehensive Plan. 

2. The proposed Plan is not detrimental to public health, safety or general welfare. 

3. The proposed Plan is not hazardous, detrimental or disturbing to surrounding land uses. 

4. The Plan will not create traffic congestion, unsafe access or parking needs that will cause an 
inconvenience for surrounding properties. 



5. The proposed Plan provides for adequate public utilities and services. 

6. The proposed Plan will not create adverse environmental impacts. 

7. Each phase of the Plan can exist as an independent unit. 

Transit Site Plan and CUP Findings: 

8. The proposed Site Plan is consistent with the intent of the MX-3 Zoning District, other sections of 
the City Code, the Comprehensive Plan, and Design Guidelines for the MX-3 District. 

9. The Site Plan will not have a negative impact on public health, safety and general welfare, traffic, 
parking, public facilities, the environment and natural resources or surrounding land uses. 

10. The proposed PUD will not compromise the health, safety and welfare of the community and 
residents of the PUD if the conditions proposed are addressed by the applicant;  

11. Conditions for approval of the Site Plan and CUP have been included to require that the Site Plan 
meets all requirements of the Zoning Ordinance and protect the best interest of the surrounding area 
and community as a whole. 

Variance Findings: 

12. The proposed variance is in harmony with the general purposes of the MX-3 Zoning District and the 
Comprehensive Plan. 

13. The variance request is reasonable because it provides for the safety and comfort of transit users and 
general welfare. 

14. The request is due to the nature of the site and proposed use, and were not created by the landowner. 

15. The variance would not alter the essential character of the area. 

16. The practical difficulties are based on the site, operational and safety needs, transit user safety and 
comfort, and not economic factors.   

17. The canopy structure will not impair an adequate supply of light and air to adjacent properties, 
increase congestion on public streets, increase the danger of fire or endanger public safety, or 
substantially diminish or impair property values within the neighborhood. 

18. The variance is the minimum action required to eliminate the practical difficulty. 

19. The canopy will not affect direct solar access for solar energy systems. 

Major Subdivision Findings: 

20. The subdivision is not in conflict with the City’s Comprehensive Plan, Zoning Ordinance, Capital 
Improvements Program, or other policy or regulation.   

21. The physical characteristics of the site are such that the site is physically suitable for the type of 
development or use contemplated, including topography, vegetation, susceptibility to erosion, 
susceptibility to flooding, and similar characteristics.   

22. The design of the subdivision and the proposed improvements are not likely to cause substantial and 
irreversible environmental damage. 

23. The design of the subdivision and the type of improvements will not be detrimental to the health, 
safety, or general welfare of the public.   

24. The design of the subdivision or the type of improvement will not conflict with easements on record 
or with easements established by judgment of a court.   



 
NOW, THEREFORE, BE IT FURTHER RESOLVED That the Newport Planning Commission 
Hereby Recommends Newport City Council Approval for a Station Area Plan, Station Site Plan, 
Conditional Use Permit, Variance, and Major Subdivision with the following conditions:  
 

1. The Applicant shall submit a Final Plat that is substantially in conformance with the Preliminary 
Plans dated September 17, 2012.   All elements of the Final Plans must meet the requirements of 
the zoning ordinance. 

2. The major subdivision will be in accordance with the Preliminary Plat for the Newport Station 
Addition dated September 17, 2012. 

3. The Final Plat shall be on file at Washington County Recorder’s/Registrar’s Office, Government 
Center, 14949 62nd Street North, P.O. Box 6, Stillwater, MN 55082. 

4. The Applicant shall address the Engineer’s comments. 

5. The Applicant shall finalize a developer agreement for the site with the City. 

6. The Applicant shall discuss the future of Maxwell Avenue with the City, including consideration 
of potential streetscaping and other improvements to support the City’s goals for redevelopment 
of the Red Rock Gateway area. 

7. All buildings and structures developed within the subdivision shall meet the setbacks, height 
requirements, other dimensional requirements and performance standards of the Zoning 
Ordinance. 

8. The Applicant shall submit a revised design for the west wall of the Transit Station that meet the 
ordinance requirements for no blank walls, and that add interest for pedestrians and views from 
the street and adjacent buildings. 

9. The Applicant shall provide samples of the proposed “burnished block” building material for 
review by the City. 

10. The Applicant shall revise the lighting plan to meet the ordinance requirements. 

11. The Applicant shall submit the final size plans for the site for review and approval by the Zoning 
Administrator. 

12. The Applicant shall submit a revised landscaping plan that includes the species proposed for 
planting on the site for review and approval by City staff and addresses the items identified by 
City staff regarding topsoil and irrigation in planted areas. 

13. The Applicant shall submit a final sign plan to the City for approval by the Zoning 
Administrator. 

14. Outside open storage is prohibited on all properties in the MX-3 District. 

15. Utilities must be placed behind the minimum setback to meet the requirements of the zoning 
ordinance. 

16. The Applicant shall obtain the required agency permits for stormwater management, and provide 
the City copies of the permits approved by the South Washington Watershed District (SWWD) 
and Minnesota Pollution Control Agency (MPCA NPDES Permit). 

17. The Applicant shall satisfy the City’s park dedication requirements as development occurs on 
Lot 1, Lot 2 and Outlot A. 



18. The Applicant or future developers shall complete a detailed analysis of traffic and traffic 
controls when future development applications are submitted for Outlot A. 

19. The applicant shall pay all fees and escrows associated with this application. 

 
Adopted this 11th day of October, 2012 by the Newport Planning Commission. 
  

VOTE:  Lindoo   ________________ 
     Lund         ________________ 
     Anderson        ________________ 
     McElwee-Stevens ________________ 
     Prestegaard  ________________ 
             

 
Signed: _______________________________ 

         Susan Lindoo, Chairperson 
 
ATTEST: _____________________________ 
     Brian Anderson, City Administrator 
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