
CITY OF LITTLE FALLS

BOARD OF ADJUSTMENT /
PLANNING COMMISSION

August 14, 2017



AGENDA
PLANNING COMMISSION
Conference Room, City Hall
August 14, 2017, 6:30 p.m.

P A Member P A Member
Kleinschmidt, James Schulte, Ray
Esse, Robert Czech, Joe
Gosiak, Frank Oleson, Ben (Zoning Administrator)
Hanfler, Jeremy Kimman, Greg (City Engineer)
Schilling, Kara

CALL TO ORDER: Planning Commission Chairperson

ADOPT THE AGENDA: August 14, 2017

APPROVAL OF MINUTES: July 10, 2017

PUBLIC HEARINGS:
1) Conditional use for the expansion of a church in a residential zoning district (approx. 3918

sq ft fellowship hall).
a. Property Owner: Zion Evan Lutheran Church
b. Property address: 411 3rd Ave NE, Little Falls
c. Parcel number(s): 480565001

2) Variance for the construction of an attached garage approx. 5 ft from a rear property line
(min. 30 ft required).

a. Property Owner: Timothy J Houle
b. Property address: 724 1st St SE, Little Falls
c. Parcel number(s): 481323000

3) Variance to construct a new attached garage approx. 6 ft from side lot line abutting 4th Ave
SE (min. 15 ft required).

a. Applicant: Gary Stachowski
b. Property Owner: Timothy Stachowski Realty LLC
c. Property address: 500 3rd St SE, Little Falls
d. Parcel number(s): 480228000

4) Amendments to the official City of Little Falls zoning map and Chapter 11.05 (Zoning
Districts and Map) of the Little Falls City Code. The purpose of the amendments are to
rezone all properties which are currently zoned PUD-CH (Planned Unit Development –
Country Homes) to R-1C (Country Homes, One- and Two- Family Residential District) and
to eliminate PUD-CH as a zoning district. A total of approximately 81 properties are
proposed for rezoning and a map of these properties is available for public inspection at
least ten days prior to the public hearing at Little Falls City Hall during normal business
hours.

a. Applicant: City of Little Falls Planning Commission
5) Amendment to Chapter 5.30 (Sign Regulations) of the Little Falls City Code. The purpose

of the amendment would be to correct references to zoning districts which have separately
been proposed for renaming and/or elimination. A full copy of the proposed amendments
will be available for public inspection at least ten days prior to the public hearing at Little
Falls City Hall during normal business hours.

a. Applicant: City of Little Falls Planning Commission



OLD BUSINESS:

NEW BUSINESS:

NEXT REGULAR MEETING:  Monday, September 11, 2017

ADJOURNMENT:



City of Little Falls Public Hearing #1 - 1
August 14, 2017

STAFF REPORT

Application: Conditional use for the expansion of a church in a residential zoning
district (approx. 3,918 sq ft fellowship hall).

Applicant: Zion Evan Lutheran Church.

Background Information:

 Proposal: The applicant is proposing to construct an approximate 3,918 sq ft
fellowship hall addition to the existing church on this property. Churches are listed
as a conditional use within the R-1 zoning district and while the church already
exists on the property, an expansion also requires a conditional use due to the
potential for increased impacts on nearby properties.

 Location:
o 411 3rd Ave NE
o Legal Description: Lots 5 and 6, Block 58, less North 3 feet of Lot 6, Block

58, Original Plat of Little Falls
o Parcel number(s): 48.0565.001

 Zoning: R-1 One- and Two-Family Residential District

Applicable Statutes/Ordinances:

Little Falls City Code

11.04: ADMINISTRATION AND ENFORCEMENT

D. Conditional Uses:

1. Purpose: In order to give the district use regulations of this chapter the flexibility
necessary to achieve the objectives of the comprehensive guide plan, in certain
districts conditional uses are permitted, subject to the granting of a use permit.
Conditional uses include those uses generally not suitable in a particular zoning
district, but which may, under some circumstances, be suitable. When such
circumstances exist, a conditional use permit may be granted. Conditions may be
applied to issuance of the permit and a periodic review of the permit may be
required. The permit shall be issued for a particular use and not for a particular
person or firm. The cancellation of a permit shall be considered equivalent to a
rezoning, and the same requirements and procedures shall apply.

2. Application, Referral To Planning Commission, Planning Commission
Recommendation And Council Action: Except as otherwise noted in this
subsection, the application and presentation requirements for conditional
permits shall be the same as those for variances as provided in subsection C of
this section.
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3. Revocation: A violation of any condition set forth in a conditional use permit
shall be a violation of this chapter and automatically terminate the conditional
use permit.

4. Use Of Permit: Upon the issuance of a conditional use permit by the council, said
permit shall be in force on a temporary basis for a period not to exceed one year
from the date of issuance. If, during said one year period, the conditional use
authorized by said conditional use permit has not been completed, said
conditional use permit shall lapse and become void unless, during said one year
period, the city council extends the period of time to complete said authorized
use.

5. Lapse Of Conditional Use Permit: A conditional use permit shall lapse and
become void if the conditional use for which the conditional use permit has been
granted is discontinued for a period of one year, or if the use for which a
conditional use permit was granted is changed for a period of one year to a use
for which no conditional use permit is required.

6. Cancellation: A conditional use permit may be cancelled by following the
requirements and procedures for an amendment to the zoning ordinance. (Ord.
18, 3rd Series, eff. 9-29-1986)

11.05: ZONING DISTRICTS AND MAP

D. R-1 One- And Two-Family Residential District:

2. Conditional Uses In Any R-1 One- And Two-Family Residential District: No
structure or land shall be used for the following uses, except by conditional use
permit:

b. Churches, parish houses and other structures located on the same site
which are integral parts of the church proper.

Findings of Fact: The following findings of fact are presented by Staff for consideration
by the Planning Commission/Board of Adjustment:

1) Current Zoning:

o Subject Property: R-1 One- and Two-Family Residential District

o Surrounding Properties:

 North, West and South: R-1 One- and Two-Family Residential
District

 East: I-2 Industrial District (Heavy)

2) Current Land Use:

o Subject Property: Church

o Surrounding Properties:
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 North and South: Residential

 West: Church property/Residential

 East: Vacant industrial buildings

3) Lot size: Approximately 150’ x 157’ (23,550 sq ft)

o Existing impervious surface: 13,650 sq. ft. (57.9%)

o Proposed impervious surface: 17,568 sq ft (74.6%)

4) Sewer/Water: The property has City sewer/water available.

5) Natural Features:

Floodplain: The property is not within an identified floodplain

Bluff/Steep Slopes: The property does not contain any bluffs or steep slopes. The
site is relatively flat.

Wetlands: There are not any wetlands on the property that would impact the
proposed use.

6) Will the granting of the conditional use be in harmony with the general purposes
and intent of the Zoning and/or Subdivision Ordinance?

Needs discussion. The intent of the requirement that churches (and significant
expansions to churches) be reviewed as a conditional use is to allow for review
and public input regarding the potential impacts that an addition may have on
the neighborhood. Such impacts may include traffic volumes, on- and off-street
parking, noise, stormwater issues and others.

The primary issues related to this application, in Staff’s opinion, relate to the
potential for increased traffic and parking needs and the proper management of
stormwater.

7) Will the granting of the conditional use be consistent with the City of Little Falls’
Comprehensive Plan?

The Comprehensive Plan does not directly address additions to churches or
other uses. The proposed use of the property (church) is anticipated and
supported by the Comprehensive Plan and the City Code, which identifies this
areas for “Urban (Single-Family)” uses:

Urban (Single-Family)- This designation is for primarily single-family
residential and compatible, associated uses, e.g. churches. Density would
be 3-4 units per acre.

Planning Commission/Board of Adjustment Direction: The Planning Commission may
recommend to the Council approval of the conditional use request, denial of the request,
or tabling of the request if the Commission/Board should need additional information
from the applicant.  If the Commission/Board should approve or deny the request, the
Commission/Board should state the findings which support either of these actions.
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Staff Comments: As the Planning Commission/Board of Adjustment considers this
application, Staff would make the following comments:

1. Staff has not received any verbal or written comments from the public regarding
this application at the writing of this report. Any received before the meeting will
be presented to the Planning Commission/Board of Adjustment at the hearing.

2. The applicants have submitted plans intended to meet the City’s requirements
for stormwater management. Staff has reviewed the stormwater plans and have
requested additional information. The plan involves construction of an
infiltration basin on the property to the north of the church, which was recently
purchased by the church, where a house was previously located.

3. Parking for church congregants is limited on-site, with the only on-site parking
on a property to the west also owned by the church and which has about 22 off-
street parking spaces. The church has also historically contracted with the city for
use of a city-owned property (approx. 150’ x 220’) to the southeast of the church
for additional off-street parking. On-street parking – and likely off-street parking
at the former Creameries Blending site - has provided the balance of parking.
Seven handicapped-accessible parking spaces currently exist near the addition
along 5th Street to meet requirements for such spaces.

4. The applicant states that the proposed addition is intended to serve the existing
congregation and not increase the number of congregants or need for parking
spaces. Staff has requested clarification on what the existing space will be
converted to once the addition is completed.
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STAFF REPORT

Application: Variance for the construction of a 39’1” x 34’ attached garage approx. 5 ft
from a rear property line (min. 30 ft required).

Applicant: Timothy J Houle

Background Information:

 Proposal: The applicant is proposing to construct a 39’1” x 34’ attached garage 5 ft
from a rear lot line (min. 30 ft required).

 Location:
o Property address: 724 1st St SE, Little Falls
o Legal Description: Lots 16 and 17, Block 17 Morrill’s Addition No. 1 to

Little Falls
o Parcel number(s): 48.1323.000

 Zoning: R2 – One and Two Family District

Applicable Statutes/Ordinances:

Minnesota Statutes

462.357 (2011) OFFICIAL CONTROLS: ZONING ORDINANCE.

Subd. 6. Appeals and adjustments.
Appeals to the board of appeals and adjustments may be taken by any

affected person upon compliance with any reasonable conditions imposed by the
zoning ordinance. The board of appeals and adjustments has the following powers
with respect to the zoning ordinance:

(1) To hear and decide appeals where it is alleged that there is an error in any
order, requirement, decision, or determination made by an administrative officer
in the enforcement of the zoning ordinance.

(2) To hear requests for variances from the requirements of the zoning
ordinance including restrictions placed on nonconformities. Variances shall only
be permitted when they are in harmony with the general purposes and intent of
the ordinance and when the variances are consistent with the comprehensive plan.
Variances may be granted when the applicant for the variance establishes that
there are practical difficulties in complying with the zoning ordinance. "Practical
difficulties," as used in connection with the granting of a variance, means that the
property owner proposes to use the property in a reasonable manner not
permitted by the zoning ordinance; the plight of the landowner is due to
circumstances unique to the property not created by the landowner; and the
variance, if granted, will not alter the essential character of the locality. Economic
considerations alone do not constitute practical difficulties. Practical difficulties
include, but are not limited to, inadequate access to direct sunlight for solar
energy systems. Variances shall be granted for earth sheltered construction as
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defined in section 216C.06, subdivision 14, when in harmony with the ordinance.
The board of appeals and adjustments or the governing body as the case may be,
may not permit as a variance any use that is not allowed under the zoning
ordinance for property in the zone where the affected person's land is located. The
board or governing body as the case may be, may permit as a variance the
temporary use of a one family dwelling as a two family dwelling. The board or
governing body as the case may be may impose conditions in the granting of
variances. A condition must be directly related to and must bear a rough
proportionality to the impact created by the variance.

Little Falls City Code

11.04: ADMINISTRATION AND ENFORCEMENT

C. Variances:

1. The timelines for variance requests shall be governed by Minnesota Statute
15.99, as amended from time to time.

2. The processing of variances shall be governed by Minnesota Statute 462.357, as
amended from time to time.

3. No variance permitting the erection or alteration of a building shall be valid
for a period longer than six [6] months, unless a building permit is issued and the
construction actually begun within that period, and is thereafter diligently
pursued to completion.

4. A variance shall lapse and become void if the variance for which a permit has
been granted is discontinued for a period of one year, or if a variance is no longer
required by the provisions of this chapter.

4. Revocation: A variance may be revoked by following the requirements and
procedures in Section 11.04.H of the City Code.

11.05: ZONING DISTRICTS AND MAP:

F. R-2 One- And Two-Family Residential District:

4. Lot Area, Floor Area, Height, Lot Width And Yard Requirements: All uses in the R-2
district shall comply with the requirements of the R-1 district of this section, except as
hereinafter modified:

Lot Size
Lot
Width

Front
Yard

Rear
Yard

Side Yard

Interior Corner

One- and two-family 9,000
square feet

60 feet 30 feet 30 feet 5 feet 15 feet
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11.02: DEFINITIONS:

FRONT YARD: A yard extending along the full width of the front lot line between side
lot lines and extending from the abutting front street right of way line to a depth
required in the yard regulations for the district in which such lot is located.

REAR YARD: A yard extending along the full width of the rear lot line between the side
lot lines and extending toward the front lot line for a depth as specified in the yard
regulations for the district in which such lot is located.

LOT LINE, FRONT: That boundary of a lot which abuts an existing or dedicated public
street and, in case of a corner lot, it shall be the shortest dimension on a public street,
except that a corner lot in a nonresidential area shall be deemed to have frontage on both
streets.

LOT LINE, REAR: The boundary of a lot which is opposite the front lot line. If the rear
lot line is less than ten feet (10') in length, or if the lot forms a point at the rear, the rear
lot line shall be a line ten feet (10') in length within the lot, parallel to, and at the
maximum distance from the front lot line.

11.03: GENERAL PROVISIONS:

E. Required Yards And Open Space:

e. Rear yard only, balconies, accessory structures, except that no structure shall be closer
than ten feet (10') from the rear lot line, breezeways, detached outdoor picnic shelters
and recreational equipment, except as regulated hereinafter.

Findings of Fact: The following findings of fact are presented by Staff for consideration
by the Planning Commission:

1) Current Zoning:

o Subject Property: R-2 One- and Two-Family Residential Zoning District

o Surrounding Properties: R-2 One- and Two-Family Residential Zoning
District

2) Current Land Use:

o Subject Property: Single-family dwelling

o Surrounding Properties: Single-family dwellings

3) Lot size: Approx. 86 ft. x 120 ft. (10,320 sq ft).

o Existing impervious surface: Approx. 2,400 sq. ft.  (23%)

o Proposed impervious surface: Approx. 3,730 sq. ft. (36%)

4) Sewer/Water: The property is served with City sewer/water.

5) Natural Features:
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o Floodplain: The location of the proposed garage does not appear to be
within an identified floodplain.

o Bluff/Steep Slopes: The property does not contain any bluffs or steep
slopes in the location of the proposed garage.

o Wetlands: There do not appear to be any wetlands on the property that
would impact the proposed garage.

6) Will the granting of the variance be in harmony with the general purposes and
intent of the Zoning and/or Subdivision Ordinance?

The general intent of a rear yard setback for homes and attached garages is to
maintain a minimum spacing between homes that back up to each other. This
spacing is larger than what would apply to detached accessory structures
presumably to allow for greater privacy in rear yards.

In this case, the lot has an alley along the side lot line, rather than the more typical
location between rear lot lines. As such, the 30 ft setback applies to the west property
line, which is where the garage is proposed to meet only a 5 foot setback. A setback
exceeding 30 feet would apply to the south property line after the addition and as
such the home/attached garage would be meeting minimum required side and rear
yard setbacks that apply to the R-2 zoning district, except not in the yards they are
supposed to by definition (i.e. if the front lot line were the north lot line, the
proposed structures would meet the required side and rear yard setbacks).

7) Will the granting of the variance be consistent with the City of Little Falls’
Comprehensive Plan?

The Comprehensive Plan does not directly address applications such as these.

8) Is the proposed use of the property reasonable?

The requested variance is reasonable in that it is not unusual for a landowner to
desire or have an attached garage. However, the Board should discuss whether the
proposed garage size is reasonable given the limitations of the lot.

9) Is the plight of the landowner due to circumstances unique to the property not
created by the landowner?

The need for the variance would appear to primarily be related to the existing layout
of the home on the lot, the lot size and the the layout of the road and alley in relation
to the buildings on the lot.

10) Will the variance, if granted, alter the essential character of the locality?

The use of the property would remain very similar in character to what already
exists.

11) Are economic considerations the only reason the applicant cannot meet the strict
requirements of the ordinance?

Economic considerations do not appear to play a significant factor in the requested
variance.
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12) Could the practical difficulty be alleviated by a feasible method other than a
variance (taking into account economic considerations)?

To avoid the need for a variance, it appears the applicant would have to locate the
garage in a different location on the property – likely to the south of the existing
home, which would require another driveway entrance from First Street SE.

Board of Adjustment Direction: The Board of Adjustment may recommend to the
Council approval of the variance request, denial of the request, or tabling of the request
if the Board should need additional information from the applicant.  If the Board should
approve or deny the request, the Board should state the findings which support either of
these actions.

Staff Comments: As the Planning Commission/Board of Adjustment considers this
application, Staff would make the following comments:

1. The only way to eliminate the need for a variance would be to build the garage
on the south part of the lot, which would likely necessitate a new driveway
entrance off of First Street SE.

2. The only way to minimize the need for a variance would be to reduce the size of
the proposed garage addition.

a. A detached accessory structure would normally be intended to be at least
10 feet from a rear lot line or from an alley, so an adjustment to the size of
the structure to achieve at least that may be appropriate (although if the
applicant’s rear lot line were considered its side lot line – only a 5 foot
setback would be required – as is proposed).

b. The proposed structure would be less than 10 feet from the alley,
although the alley setback would be in line with the existing structure. In
more typical alley/lot layouts, a minimum 10 foot setback from the alley
would be required. Navigating the turn into and out of the garage is
already challenging and would continue with the proposal, but would
not be any worse than what exists now.

3. Staff has received one verbal comment from the public in favor of the request.
Any additional comments received before the meeting will be presented to the
Planning Commission/Board of Adjustment at the hearing.










