City
Faribault

Planning Commission Work Session
Monday, December 18, 2023 at 6:00 PM
Council Chambers
AGENDA

1. Call to Order

2. Items for Discussion
A. Preliminary Review of a Proposed Urban Flea Market at 112 2nd Avenue SW

Routine Business
Future Discussion

5. Adjournment

Please contact the Departments of Community & Economic Development at 507-334-0100 if you need special
accommodations to participate in this meeting.
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City,
Flaol"cibault

Planning Commission Work Session Memorandum

TO: Planning Commission

THROUGH: David Wanberg, Community and Economic
Development Director

FROM: Harry Davis, City Planner

MEETING DATE: December 18, 2023

SUBJECT: Preliminary Review of a Proposed Urban Flea

Market at 112 2nd Avenue SW

Background:

Corey Newby will attend the Planning Commission work session to continue
the discussion of a proposed urban flea market at 112 2nd Avenue
SW. See the attached staff report for additional information.

Attachments:
1. Preliminary Review of a Proposed Urban Flea Market at 112 2nd
Avenue SW
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Cityort.
Faribault

Staff Report to the Planning Commission

TO: Planning Commission

THROUGH: David Wanberg, Community and Economic
Development Director

FROM: Harry Davis, City Planner

MEETING DATE: December 18, 2023

SUBJECT: Urban Flea Market Concept

Background:

Corey Newby of Urban Flea Market in New Prague, MN requests Planning
Commission feedback regarding a potential move of his business from New
Prague to the former Immaculate Conception Church property at 112 2nd
Avenue SW in Faribault, MN.

The property is zoned P-I for Public Institutional, approximately two acres
southwest of downtown, and between Division Street and 1st Street SW. The
surrounding properties are zoned R-3 to the north and east, R-2 to the west,
and P-I for Bethlehem Academy to the south. The Land Use Plan guides the
subject property for Institutional, including Bethlehem Academy to the south,
while it guides the surrounding properties to the east, west, and north as
Established Neighborhood Residential. The property currently has a large
paved area with little vehicle parking striping and three distinct structures:
the elementary school building (SW), house of worship (NW), and rectory
(NE). The house of worship (church) is on the National Register of Historic
Properties.

Concept:

Newby's proposed first phase of redevelopment includes the adaptive reuse
of the former religious and school structures to hold online auctions, provide
retail space, store auction items, and host three or four flea markets a year.
The business will be open to the public Thursday through Saturday with an
anticipated 50 customers a day coming to browse merchandise or pick up
action items. Newby anticipates the flea markets would host roughly 300
people per hour. In Newby’s proposed second phase of redevelopment, he
intends to renovate the house of worship (chapel) for community events and
corporate gatherings.

Discussion:
Comprehensive Plan and Zoning

Please see the attached report from the December 4t Planning Commission

K:\Common Share\Projects\2023\Preliminary and Other Projects\112 2nd Ave NW - Urban Flea Market\12.18.23 PC\Review 1
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workshop.
Conditional Use Permit

Please see the attached report from the December 4th Planning Commission
workshop.

Planning Commission Workshop December 4t", 2023 Summary

At the December 4% Planning Commission Workshop, the City Planner
presented the business and subject property concept. Cory Newby followed
with a presentation of their own. The reaction from the Planning Commission
to the proposed flea market use was mixed and included discussion on traffic,
parking, the viability of the use, the current state of the buildings, and
consideration of what the property should or should not be going into the
future. Planning Commission requested Cory Newby work with staff on
establishing more details regarding parking and use of the structures on the
property.

Planning Commission Workshop December 18t", 2023

Cory Newby submitted new documents with additional details and a
preliminary site plan for parking, which are attached to this report. City staff
are concerned about utilizing the existing paved area on-site and converting
into efficient and useable parking for the proposed (or any potential)
business. The initial parking plan provided by Cory Newby did not adequately
provide parking improvements expected with a change of use, so the City
Planner suggests, and Cory Newby supports, a potential parking layout as
shown below and in the attachments.
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This preliminary parking plan would provide 100 spaces on-site, but requires
minor parking variances, such as parking space length (18-feet vs 20-feet)
and parking setbacks (five feet vs 10-feet). Cory Newby’s calculations for
parking needs based on to-be-used space on the property are 46 parking
spaces. Calculations are shown below:

Total Building Space: ~33,500 sq ft

Space Not Used/Open to Public: ~10,900 sq ft
- House 5216 sq ft
- Church Basement 1143 Sq Ft
- Church & House breezeway 450 sq ft
- School Basement 1360 sq ft
- School 2nd floor 2695 sq ft

Usable Space: ~22,600 sq ft

Proposed Use Space: ~18,000 sq ft
- Retail ~12,000 sq ft (Open to Public)
- Storage/Limited Processing ~6,000 Sq Ft (Not Open to Public)

Retail: 1 Space per 300 sq ft = 40 spaces
Storage/Limited Processing: 1 Space per 1,000 sq ft = 6 spots
Total Spaces Needed: 46

Based on the preliminary calculations from Cory Newby and the preliminary
parking improvement plan, adequate parking exists for the uses proposed.
Although the UDO does not specifically account for storage and processing
areas for a business like this, the City Planner sees the proposed 1 space per
1,000 sq ft as reasonable for discussion. With the possibility of 100 parking
spaces provided on-site, the ratio of parking spaces to building area is around
1 space per 225 sq ft of useable space, as noted by Cory Newby above and
attached. This is a higher ratio of parking than generally required for retail
uses elsewhere in the city. Against the total existing building area, including
parts Cory Newby is not proposing to use, would raise the ratio to
approximately 1 space per 335 square feet.

In addition to the building use and parking calculations, Cory Newby provided
a rough traffic impact analysis (see attached). The City Engineer did not
review the analysis before writing this report, so initial feedback is
unavailable.

As this project moves forward, the City Planner recommends a conditional
use permit that is specific and comprehensive in terms of conditions: what is
required, which buildings/spaces are used for the proposed business, if an
annual review is required, etc. These conditions are not atypical compared
to conditional uses approved in other jurisdictions. If the proposed
development does not adhere to the conditions, enforcement of the
conditions could be challenging for city staff and the business operator.

K:\Common Share\Projects\2023\Preliminary and Other Projects\112 2nd Ave NW - Urban Flea Market\12.18.23 PC\Review 1
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Recommendation:

The City Planner recommends that the Planning Commission discuss the above
and attached information and provide feedback to Cory Newby on the potential
business and if it meets criteria for approval.

Requested Action:
No official action needed.

Attached:
e City Planner Recommended Preliminary Parking Improvements

e Urban Flea Market Updated Documents
e 12/4/23 PC Work Session Report

K:\Common Share\Projects\2023\Preliminary and Other Projects\112 2nd Ave NW - Urban Flea Market\12.18.23 PC\Review 1
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SITEPLAN

112 2nd Ave SW
Faribault, MN 55021
Parcel ID: 18.31.4.26.029

Property line

No.112
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Sec. 7-30. - Development standards.
Adaptive reuses of institutional or public buildings.

(1)The city council shall find before granting a conditional use permit for an adaptive reuse that
the long-term benefits of the proposed adaptive reuse outweigh any negative impacts on the
neighborhood of the proposed project and on the city, as compared with the alternative of
having the structures demolished, remaining vacant, or underutilized.

Any use is better than demolishing or vacant property

(2)The proposed adaptive reuse must be residential, commercial, institutional, or a combination
of such uses.

Commercial

(3)Densities greater than would be allowed in the underlying zoning district may be approved, at
the discretion of the city council.

(4)The proposed adaptive reuse shall not cause traffic volumes to exceed the capacities for
which the adjacent streets have been designed.

Traffic will be going down

(5)The proposed adaptive reuse must not generate daily semi-truck traffic on local residential
streets.

Will not be daily semi traffic

(6)Improvements to reduce the impact of driveways/access points on the traffic flow of adjacent
streets have been identified where needed.

Yes, parking lot layout supplied. Also future street updates are scheduled.

(7)The proposed reuse includes adequate amounts of on-site parking and loading areas to meet
the requirements of Section 8-200 of this Code; where required parking cannot be provided on-
site, reasonable provision for off-site parking shall be required.

Ample parking planned out.

(8)Screening must be provided to sufficiently protect the privacy of residents in the surrounding
residential areas from the impact of off-street parking, loading, and driving areas, noise or glare
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exceeding permissible standards, potential safety hazards, or to subdue differences in
architecture and bulk between adjacent land uses.

Screening will be in place and loading will be tucked out of sight.

(9)There shall be no exterior storage of goods or equipment except for properly screened trash
containers.

No outdoor storage needed. Trash will be in the garage.

(10)Hours of operation shall be as identified by the applicant in the conditional use permit
application and agreed to by the city council.

Hours have been provided Thursday - Saturday.

(11)Exterior renovation or remodeling of the structure must endeavor to maintain existing
architectural features so as to not alter the character of the neighborhood.

No major renovations needed. No effect on existing features or neighborhood.

(12)The requirements for institutional signage within a residential district shall be used in the
evaluation of signage for the site. Consideration shall be given to reusing the existing, historical
signage on the site and designing any additional signage to complement the existing residential

district.

No major signs present
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Total Space vs Usable Space

Total Property Sq Ft. 33,462
Re designed Maximum Parking spots 100

Ratio 1 for 335 sq ft

Space Not open to public or used

House 5216 sq ft

Church Basement 1143 Sq Ft
Church & House breezeway 450 sq ft
School Basement 1360 sq ft

School 2nd floor 2695 sq ft

Usable Space - 22598 Sq Ft
Re designed Maximum Parking spots 100

Ratio 1 spot for 226 Sq Ft

12,000 Sq Ft retail 1 parking spot per 300 sq ft = 40

6,000 Sq Ft Storage/Limited Processing 1 parking spot per 1000 sq ft = 6 spots

Ratio 1 Spot for 180 Sq Ft

Totaling 46 Parking spaces needed.

No more than 12,000 sq ft would ever be open to the public.

Highlighted is the max amount of space | would be using for the next 10 years.

This leaves ample room for parking and growth.

Minus 10% from total sq ft (Sec. 8-60. - 1)
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Occupancies & Traffic

Current property use has 286 occupants 5 days a week.
Future property use has 50 occupants 3 days a week.

Which will result in less traffic.

Neighboring property is much larger in size and has Occupancy of 271 5 days a week.

Also hosting sport events at 112 2nd ave SW (property in question).

1 block away is

Faribault City
208 1st Ave NW

Which has more daily traffic Then property in question currently and future use.
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SITE PLAN
112 2nd Ave SW

Faribault, MN 55021
Parcel ID: 18.31.4.26.029

Lot area: 2 Acres
Paper Size: 11"x17"
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Parking/Loading

Land Use

10,000 sq ft of Retail - 1 per 300 = 34 Spots

5,000 sq ft storage/ workspace - 1 per 1000 = 5 spots
(pdf also attached with dimensions of spots and aisles)

Current planned parking holds 69 spots - 9’ x 20’ with 22’ One way aisles

Exit only facing 2nd ave sw, Entrance only facing 1st Street SW.

This will help keep traffic away from residential areas, while directing traffic towards the
downtown district.

Leaves 2600 sq ft for loading and unloading off the street.

Leaving 30 extra spots for future growth.

Long term growth plan.
Relocate playground and loading zone adding an additional 40 spots.

Page 14 of 34



Parking could also be extended in front of the existing parish house.
Phase 2

Offices - 6000 sq ft - 1 per 300 = 20

Retail - 5000 sq ft - 1 per 300 = 17

Home converted to Offices - 2500 sq ft - 1 per 300 = 9

Adding 46 spots totaling 85 spots needed.
69 current parking spots, adding 40 parking spots = 109 total spots. Leaving 24 extra spots.
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Gym - Main Store Front
(Entrance facing 1st SW - Non Residential)

42 42 4

(IS )

418"

L -

646"

Approximately 5000 sq ft

Exits - 2 Front exits with double doors and panic hardware, 1 rear emergency exit located in
Back of School within 250’ of other exits

Aisles - All Aisles will remain a minimum for 48”

Front Door on east side is ground level and ADA Compliant already - It will be converted to
double door pictured in diagram above.

Front door on west is a double door with a single step - It will have an ADA ramp added.
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1st Floor Classrooms
(North of Gym - Connected)

(Approximately 5000 sq ft)
Aisle - 1 main aisle 12’ wide running to rear.
Doors - 2 double doors heading into the gym. 1 Fire exit double door on rear North end of
building. ADA ramp will be installed.

This area will be utilized for storage and workspace.
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City,
Flaol"cibault

Planning Commission Work Session Memorandum

TO: Planning Commission

THROUGH: David Wanberg, Community and Economic
Development Director

FROM: Harry Davis, City Planner

MEETING DATE: December 4, 2023

SUBJECT: Urban Flea Market

Background:

Corey Newby of Urban Flea Market in New Prague, MN requests Planning
Commission feedback regarding a potential move of his business from New
Prague to the former Immaculate Conception Church property at 112 2nd
Avenue SW in Faribault, MN.

The property is zoned P-I for Public Institutional, approximately two acres
southwest of downtown, and between Division Street and 1st Street SW.
The surrounding properties are zoned R-3 to the north and east, R-2 to the
west, and P-I for Bethlehem Academy to the south. The Land Use Plan
guides the subject property for Institutional, including Bethlehem Academy
to the south, while it guides the surrounding properties to the east, west,
and north as Established Neighborhood Residential. The property currently
has around 60-70 parking spaces on-site with three distinct structures: the
elementary school building (SW), house of worship (NW), and rectory (NE).
The house of worship (church) is on the National Register of Historic
Properties.

Newby's proposed first phase of redevelopment includes the adaptive
reuse of the former religious and school structures to hold online auctions,
provide retail space, store auction items, and host three or four flea
markets a year. The business will be open to the public Thursday through
Saturday with an anticipated 50 customers a day coming to browse
merchandise or pick up action items. Newby anticipates the flea markets
would host roughly 300 people per hour. In Newby’s proposed second
phase of redevelopment, he intends to renovate the house of worship
(chapel) for community events and corporate gatherings.

The City Planner sees this business as an adaptive reuse of the religious
and school structures on the property, which is allowed by conditional use
permit in every residential zoning district except RM. In order to facilitate
the conditional use permit, the property requires a rezoning and
comprehensive plan amendment from P-I and Institutional to a residential
zoning district (the City Planner recommends R-3, which is consistent to
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the north and east) and an appropriate, corresponding future land use
designation (the City Planner’s preliminary recommendation is Established
Residential Neighborhood, consistent with properties to the north, east,
and west). The Planning Commission can provide a perspective on whether
a rezoning is allowed or warranted through the following criteria (Sec. 2-
180):

e Whether the amendment is consistent with the applicable policies of
the city's Land Use Plan.

o Whether the amendment is in the public interest and is not solely for
the benefit of a single property owner.

e Whether the existing uses of property and the zoning classification
of property within the general area of the property in question are
compatible with the proposed zoning classification, where the
amendment is to change the zoning classification of a particular
property.

e Whether there are reasonable uses of the property in question
permitted under the existing zoning classification, where the
amendment is to change the zoning classification of a particular
property.

e Whether there has been a change in the character or trend of
development in the general area of the property in question, which
has taken place since such property was placed in its present zoning
classification, where the amendment is to change the zoning
classification of a particular property.

With regard to amending the comprehensive plan, which must be done
prior to rezoning, reasoning must be established how the amendment is in
the best interest of the health, safety, and welfare of the public. Further
analysis is required on impacts to adjacent properties, transportation,
utilities, natural features, and other significant aspects of the community.
Comprehensive plan amendments are not uncommon in Minnesota (and
the country), but significant deviations from the original direction and
vision of the plan should be avoided, or contain well documented findings
prior to adoption.

In addition to the rezoning and comprehensive plan amendment, a
conditional use permit has a set of criteria for determining if a proposed
use is compatible with the area and appropriate for the property. The
criteria are (Sec. 2-300):

e The conditional use will not be detrimental to or endanger the public
health, safety, comfort, convenience, or general welfare.

e The conditional use will not be injurious to the use and enjoyment of
other property in the vicinity and will not impede the normal and
orderly development and improvement of surrounding property for
uses permitted in the district.
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e The conditional use will be designed, constructed, operated, and
maintained in a manner that is compatible in appearance with the
existing or intended character of the surrounding area.

e The conditional use will not impose hazards or disturbing influences
on neighboring properties.

e The conditional use will not substantially diminish the value of
neighboring properties.

e The site is served adequately by essential public facilities and
services, including utilities, access roads, drainage, police and fire
protection, and schools or will be served adequately as a result of
improvements proposed as part of the conditional use.

e Development and operation of the conditional use will not create
excessive additional requirements at public cost for facilities and
services and will not be detrimental to the economic welfare of the
community.

e Adequate measures have been or will be taken to minimize traffic
congestion in the public streets and to provide for adequate on-site
circulation of traffic.

e The conditional use will not result in the destruction, loss, or damage
of a natural, scenic, or historic feature of major importance to the
community.

e The conditional use is consistent with the applicable policies and
recommendations of the city's Land Use Plan or other adopted land
use studies.

e The conditional use, in all other respects, conforms to the applicable
regulations of the district in which it is located.

Sec. 7-30 of the city code outlines criteria for adaptive reuse of institutional
or public buildings, which the City Planner reviewed and provides
preliminary findings below:

e The city council shall find before granting a conditional use permit
for an adaptive reuse that the long-term benefits of the proposed
adaptive reuse outweigh any negative impacts on the neighborhood
of the proposed project and on the city, as compared with the
alternative of having the structures demolished, remaining vacant,
or underutilized.

The City Planner sees the possibility of this business providing long-
term benefits to the city in-general as a commercial destination for
visitors and city economic growth. The church in the northwest part
of the site is on the National Register for Historic Properties, so a
strong case exists for adaptive reuse of that building to preserve its
history and architectural presence in the neighborhood. The
elementary school building to the south is not considered historic and
does not, in the opinion of the City Planner, provide an architectural
character consistent with the neighborhood or unique to the city.
Preliminary information from the applicant indicates the building may
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require significant maintenance and ADA improvements prior to use
and occupancy by the general public, which could be a cause for
concern and reasoning for demolishing the building. In assuming the
best of the situation, it would be more environmentally sustainable to
reuse the building rather than demolish it, and if the applicant can
handle improvements to the structure, then the City Planner defers
to the applicant about feasibility. Leaving the building vacant or
underutilized is potentially detrimental to the neighborhood and city
since a consistent, full-time occupant will take care of the property
and seek avoiding degradation. The City Planner gives the benefit of
the doubt to the applicant on the positives outweighing negatives to
the community’s benefit, but the applicant will need to continue
working on lessening negative impacts. The proposal needs to
demonstrate for a formal planning process that any traffic or parking
issues are alleviated through on- and off-site options without relying
on on-street parking.

e The proposed adaptive reuse must be residential, commercial,
institutional, or a combination of such uses.

The proposed use complies as a commercial business.

e Densities greater than would be allowed in the underlying zoning
district may be approved, at the discretion of the city council.

The proposed use is not residential, so this density criteria does not
apply.

e The proposed adaptive reuse shall not cause traffic volumes to
exceed the capacities for which the adjacent streets have been
designed.

The City Engineer will review the use and impact on adjacent streets
as this development moves forward.

e The proposed adaptive reuse must not generate daily semi-truck
traffic on local residential streets.

The applicant states semi-trucks will deliver products on a monthly
basis and auction winners will collect products in-person, therefore
meeting this criteria.

e Improvements to reduce the impact of driveways/access points on
the traffic flow of adjacent streets have been identified where
needed.

The City Planner and City Engineer will review the development as it
moves forward for necessary access improvements.
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e The proposed reuse includes adequate amounts of on-site parking
and loading areas to meet the requirements of Section 8-200 of this
Code,; where required parking cannot be provided on-site,
reasonable provision for off-site parking shall be required.

For regular operations, preliminary calculations from the applicant
using Faribault parking ratios show a need for 66 spaces. Staff will
need an accurate breakdown of space within the building to finalize
parking space needs and a final site plan showing a parking layout
compliant with city standards.

The City Planner suggests the applicant find options for
accommodating parking demand during peak periods, such as the 3-
4 proposed market days. Some options could include:

e Getting an agreement with Bethlehem Academy to use their
parking lot for overflow.

e Getting an agreement to use a parking lot in downtown (or
elsewhere) for overflow parking and having customers walk to
the business or the business provide a shuttle service to and
from the subject property.

Using an off-site parking lot would necessitate clear advertisement to
customers and strict enforcement to avoid business-related parking
on-street in the surrounding neighborhood.

e Screening must be provided to sufficiently protect the privacy of
residents in the surrounding residential areas from the impact of off-
street parking, loading, and driving areas, noise or glare exceeding
permissible standards, potential safety hazards, or to subdue
differences in architecture and bulk between adjacent land uses.

Staff will work with the applicant as this project moves forward to
provide adequate screening along with any other improvements to
the property.

e There shall be no exterior storage of goods or equipment except for
properly screened trash containers.

This will be a condition as this project moves forward.

e Hours of operation shall be as identified by the applicant in the
conditional use permit application and agreed to by the city council.

The applicant is proposing business operation on Thursday through
Saturday during normal business hours. Final hours of operation and
detailed operation of the 3-4 market days are required for a formal
planning application.
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e Exterior renovation or remodeling of the structure must endeavor to
maintain existing architectural features so as to not alter the
character of the neighborhood.

The applicant is currently not proposing any alterations to the outside
of the buildings, so staff will continue working with the applicant to
provide an accurate depiction of any exterior changes with a future,
formal planning process.

e The requirements for institutional signage within a residential district
shall be used in the evaluation of signage for the site. Consideration
shall be given to reusing the existing, historical signage on the site
and designing any additional signage to complement the existing
residential district.

The applicant provided no depiction of business signage at this stage
of development, so staff will work with them as this project moves
forward to be compliant with this criterion.

The criteria listed above for zoning map amendments, comprehensive plan
amendments, conditional use permits, and adaptive reuse of institutional
buildings ensure every proposal brought before the city receives a fair,
transparent, and sound decision. If the Planning Commission find the
proposal to be inconsistent with the comprehensive plan or zoning code
and would not recommend the adaptive reuse, the City Planner requests
the Planning Commission provide guidance for the city on what uses would
be appropriate at the subject property. The use of the property as an
institutional and educational facility will end and is unlikely to continue in
the future. The City Planner, in talking to Newby or any other potential
owners of the property, would appreciate direction regarding:

e What uses would be appropriate on the property? Is the location, a
block away from CBD-zoned properties along Central Avenue in
downtown, ideal for commercial, residential, or a mix of uses?

e Is there an ideal range on density or intensity of a use on the
property?

e Would the city strongly advise reuse of the church due to its status
on the National Historic Register?

e Would the city prefer redevelopment of the whole, part, or none
(complete adaptive reuse) of the property?

e Is there an ideal aesthetic or character for any new redevelopment
to better fit the neighborhood context?

Attachments:

1. City Engineer Memo - Urban Flea Market Concept Review
2. Location Map
3. Zoning Map
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Future Land Use Map

City Code Sec 2-180 Zoning Amendments Criteria

City Code Sec 10-30 Table 10-1, Page 2

Comprehensive Plan Established Residential Neighborhood Definition
City Code Sec 2-300 CUP Criteria

City Code Sec 7-30 Institutional Building Adaptive Reuse Criteria
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Falibault

Engineering Department Memorandum

TO: Harry Davis, City Planner

FROM: Mark DuChene, City Engineer

DATE: November 29, 2023

SUBJECT: Urban Flea Market - 112 2nd Avenue SW: Concept Plan
Review

Following are my comments on the concept plans for Urban Flea Market that
were received via emails on 11/27/23 from the applicant. The proposed project
is an adaptive reuse of the former Immaculate Conception church and rectory as
well as the current Divine Mercy Catholic School to a commercial retail sales
business.

Streets, Parking and Driveway Access
The entire site encompasses a standard City block and has frontages on Division

Street W, 37 Avenue SW, 2" Avenue SW and 1st Street SW. Due to grade and
elevation changes, there is no direct access to Division Street.

Division Street is classified as a two-lane minor arterial urban roadway according
to the City’s functional classification. Traffic counts for division street in the
area were last done in 2023 and the average daily traffic is 4,260.

The other streets are all classified as local residential streets with an urban
design. There are multiple residential driveways on the west side of 34 Ave SW
and the east side of 2" Avenue SW. 1st Street SW separates the subject site
from the Bethlehem Academy middle school/high school. There is striped angle
parking on the east side of 34 Avenue SW as well as non-striped perpendicular
parking on the north side of 1st Street SW that is partially in the right-of-way.

As the proposed adaptive reuse is a change in use from the current property
use, driveway access locations and widths, off street parking requirements and
design and off-street loading/unloading requirements should be verified to be in
compliance with City Unified Development Ordinances. A complete site
redevelopment plan needs to be submitted identifying possible max uses for the
property so that parking requirements and traffic circulation patterns can be
verified. No loading/unloading of goods or materials shall occur within the
public right-of-way and access locations shall meet separation requirements.
Setbacks for parking lots and loading areas shall also be verified.
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Non-compliant parking, access and loading requirements must be brought into
compliance or variances sought.

Utilities

Based on the current information provided, the proposed adaptive reuse is
viewed as a less intensive use regarding public utility needs and no upsizing of
utilities or services is anticipated.

Site Work

All sitework must meet the requirements of the City’s Developer’s Guide for
Stormwater Management.
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11/29/23, 2:20 PM Faribault, MN Code of Ordinances

Sec. 2-180. - Required findings on zoning amendments.

The City Council shall make each of the following findings before granting approval of a request to amend

this ordinance or to change the zoning designation of an individual property:

(1) Whether the amendment is consistent with the applicable policies of the city's Land Use Plan.

(2) Whether the amendment is in the public interest and is not solely for the benefit of a single

property owner.

(3) Whether the existing uses of property and the zoning classification of property within the
general area of the property in question are compatible with the proposed zoning
classification, where the amendment is to change the zoning classification of a particular
property.

(4) Whether there are reasonable uses of the property in question permitted under the existing
zoning classification, where the amendment is to change the zoning classification of a
particular property.

(5) Whether there has been a change in the character or trend of development in the general
area of the property in question, which has taken place since such property was placed in its
present zoning classification, where the amendment is to change the zoning classification of a
particular property.

(Ord. No. 99-20, 8 1, 11-23-99)
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11/29/23, 2:24 PM Faribault, MN Code of Ordinances

Use District Development
Standards
R1|R- |R2|R3|R4|RM | SH
1A

Relocation of a dwelling previously C C C C c |- C |x
occupied in another location

Relocation of a new dwelling P P P P P - P X
Congregate living

Residential care facility, serving six or | P P P P P - P X
fewer persons

Residential care facility, serving seven | - C C C P - C X
to sixteen persons

Residential care facility, serving - - - - C - C X
seventeen or more persons

Correctional residential care facility, - - - C C - C X
serving up to sixteen persons

Correctional residential care facility, - - - - C - C X
serving seventeen or more persons

Dormitories, student housing - - - - P - -

Nursing home, senior housing - - - - P - p*
Institutional and public uses

Adaptive reuse of institutional or C C C C C C X
public buildings
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Existing residential neighborhoods make up much
of the city. Most of these neighborhoods evolved over many years to include diverse and
interspersed uses that serve the needs of the neighborhood. Therefore, it follows that the City

continue to guide these areas for established residential neighborhood use.

Established residential neighborhoods may have a variety of existing housing types and
densities. They may also include existing institutional and commercial uses under 2.5 acres

in area and that typically serve the neighborhood. Unless identified as a redevelopment area,
the City envisions that established residential neighborhoods will remain relatively unchanged.
However, the City encourages ongoing maintenance and reinvestment in these neighborhoods,
which may result in redevelopment that incorporates different housing types and densities, as

well as neighborhood commercial uses in key areas.

An example of an area that the City guides for established residential neighborhood is the area
bounded by 7th Street NW, 8th Street NW, 1st Avenue NW, and Central Avenue (see photos
below). This is an older neighborhood that includes existing single-family, multi-family, and
commercial uses. Depending on market demands and neighborhood needs, this area could
remain as-is, or it may transition in a manner consistent with the needs and character of the

neighborhood.

The following photos show examples of a commercial use and a mix of single-family and
multi-family uses in established residential neighborhoods. The City finds this mixture of uses
acceptable in an established residential neighborhood. The introduction of new uses in an
established residential neighborhood may be acceptable if the new uses respect the character
of the neighborhood. The City will use the zoning ordinance and zoning map to help ensure
the compatibility of uses in established residential neighborhoods. The Land Use Plan does
not guide specific areas in established residential neighborhoods for commercial or different
housing densities. It merely guides the area for established residential use, regardless of the

existing uses in the area.

064
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11/29/23, 2:21 PM Faribault, MN Code of Ordinances

Sec. 2-300. - Required findings for conditional use permits.

The City Council shall make each of the following findings before granting a conditional use permit:

(1) The conditional use will not be detrimental to or endanger the public health, safety, comfort,
convenience, or general welfare.

(2) The conditional use will not be injurious to the use and enjoyment of other property in the
vicinity and will not impede the normal and orderly development and improvement of

surrounding property for uses permitted in the district.

(3) The conditional use will be designed, constructed, operated, and maintained in a manner that

is compatible in appearance with the existing or intended character of the surrounding area.

(4) The conditional use will not impose hazards or disturbing influences on neighboring

properties.
(5) The conditional use will not substantially diminish the value of neighboring properties.

(6) The site is served adequately by essential public facilities and services, including utilities,
access roads, drainage, police and fire protection, and schools or will be served adequately as

a result of improvements proposed as part of the conditional use.

(7) Development and operation of the conditional use will not create excessive additional
requirements at public cost for facilities and services and will not be detrimental to the

economic welfare of the community.

(8) Adequate measures have been or will be taken to minimize traffic congestion in the public

streets and to provide for adequate on-site circulation of traffic.

(9) The conditional use will not result in the destruction, loss, or damage of a natural, scenic, or

historic feature of major importance to the community.

(10) The conditional use is consistent with the applicable policies and recommendations of the

city's Land Use Plan or other adopted land use studies.

(11) The conditional use, in all other respects, conforms to the applicable regulations of the district

in which it is located.

(Ord. No. 99-20, 8 1, 11-23-99)
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11/29/23, 2:22 PM Faribault, MN Code of Ordinances

Sec. 7-30. - Development standards.

Adaptive reuses of institutional or public buildings.

(1) The city council shall find before granting a conditional use permit for an adaptive reuse that
the long-term benefits of the proposed adaptive reuse outweigh any negative impacts on the
neighborhood of the proposed project and on the city, as compared with the alternative of

having the structures demolished, remaining vacant, or underutilized.

(2) The proposed adaptive reuse must be residential, commercial, institutional, or a combination

of such uses.

(3) Densities greater than would be allowed in the underlying zoning district may be approved, at

the discretion of the city council.

(4) The proposed adaptive reuse shall not cause traffic volumes to exceed the capacities for

which the adjacent streets have been designed.

(5) The proposed adaptive reuse must not generate daily semi-truck traffic on local residential

streets.

(6) Improvements to reduce the impact of driveways/access points on the traffic flow of adjacent

streets have been identified where needed.

(7) The proposed reuse includes adequate amounts of on-site parking and loading areas to meet
the requirements of Section 8-200 of this Code; where required parking cannot be provided

on-site, reasonable provision for off-site parking shall be required.

(8) Screening must be provided to sufficiently protect the privacy of residents in the surrounding
residential areas from the impact of off-street parking, loading, and driving areas, noise or
glare exceeding permissible standards, potential safety hazards, or to subdue differences in
architecture and bulk between adjacent land uses.

(9) There shall be no exterior storage of goods or equipment except for properly screened trash

containers.
(10) Hours of operation shall be as identified by the applicant in the conditional use permit
application and agreed to by the city council.

(11) Exterior renovation or remodeling of the structure must endeavor to maintain existing
architectural features so as to not alter the character of the neighborhood.

(12) The requirements for institutional signage within a residential district shall be used in the
evaluation of signage for the site. Consideration shall be given to reusing the existing,
historical signage on the site and designing any additional signage to complement the existing

residential district.

Adult entertainment use.
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