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M E M O R A N D U M  

DATE: February 3, 2016 

 

TO:  Planning Commission (February 8 meeting) 

 

FROM: Dan Olson, City Planner 

 

SUBJECT: Public Hearing: Application 2016-02 for a conditional use permit to allow a 

building expansion for Forest Elementary School at 6800 – 47th Avenue 

North  
 
A. BACKGROUND 
 

Robbinsdale School District, property owner of Forest Elementary School, is proposing 
a conditional use permit (CUP) to allow an approximately 12,000 SF building expansion 
at the school located at 6800-47th Avenue North.  The property is zoned Low Density 
Residential (R-1).   
 
The applicant is proposing to expand the capacity of the building from 568 students to 
704.  This would be accomplished by adding 10,835 SF of classroom and mechanical 
room space to the building along 47th Avenue North and 965 SF of cafeteria space on 
the north side of the building.  According to City Code Section 515.33 Subd. 4 (b), 
public institutional uses, such as the existing public elementary school, are a conditional 
use within the R-1 zoning district.  A CUP was approved by the City Council in 2004 to 
construct this elementary school.  Any expansion of that use also requires a CUP.  
Notice of the February 8 public hearing was published in the Sun Post on January 28 
and mailed to owners within 350 feet.  
 

Attachments: 
A. 2012 site location map 
B. Existing zoning map 
C. 2030 Land Use Comprehensive Plan map 
D. Applicant’s narrative 
E. Conditions for 2004 CUP approval 
F. Proposed site plan (five sheets) 

 

B. PROPOSED CONDITIONAL USE 

 
The applicant is proposing to add approximately 12,000 SF of space to the existing 
building in order to accommodate 136 more students.  The applicant held a 
neighborhood meeting on December 16, 2015, which was attended by the City Planner 
and three area residents.  The purpose of the meeting was to provide information on the 
proposed project to property owners near the school.  Attendees expressed a desire for 
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exterior lighting near the building entrance on 47th to provide security, and that any trees 
removed would be replaced.   

 
Conditional Use Approval Criteria: City Code Section 515.33, Subd. 4(b) provides 
requirements for public institutional uses as a conditional use in the R-1 zoning district.  
The following are those requirements, followed by staff response. 

 
1) Side setbacks shall be double that required for the district.  
 

Response:  According to the Zoning Code, this property is defined as a corner 
lot.  The side yards are both 47th and 48th Avenues North, which have a 
setback requirement of 10 feet. Double that setback requirement would be 20 
feet.  The proposed building addition along 47th Avenue is 45 feet from the 
property line, and the building setback along 48th Avenue is 120 feet.    

 
2) The facility is served by arterial, collector or municipal state aid streets and such 

pedestrian facilities as are necessary to accommodate the traffic generated by the 
facility.   

 
Response: According to the City’s Comprehensive Plan, 47th Avenue North and 
Louisiana Avenue North are municipal state aid streets and minor collector 
streets.  The existing school is served by entrances and exits on both 47th and 
48th Avenues North.  The City’s Public Works Director and the West Metro Fire 
Rescue District have reviewed this proposal and found it adequate to continue 
meeting vehicle movement within the site, including fire trucks.   The property 
is currently accessed by sidewalks along 47th, 48th, and Louisiana.  According 
to the City’s Comprehensive Plan, there are no planned trails for this area. 

 
3) The city council determines that all applicable requirements of subsection 515.05, 

subdivision 3 a) and section 520 are considered and satisfactorily met.  Section 

515.05:  1) Consistency of the proposed use with the comprehensive plan; 2) 
Characteristics of the subject property as they relate to the proposed use; and 3) 
impact of the proposed use on the surrounding area.  Section 520 contains the 
requirements for a site plan.   

 
Response:  1) The 2030 Comprehensive Plan land use designation for this 
property is “Public Institutional (Low Density Residential)” and “Public 
Institutional (Park)”.  The existing school facility with its large open space is 
consistent with these designations; 2) The property and existing building are 

designed for a public institutional use with a great deal of open space, and the 
school facility will continue to exhibit these characteristics; 3) The property has 
been used for a public school for many years, and will continue to be 
compatible with the surrounding residential area.  The proposed addition is in 
conformance with the requirements of Section 520 of the zoning code, Site and 
Building Plan Review.   
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C. NOTABLE SITE PLAN ELEMENTS 
 

 Parking - According to City Code Section 515.17, Subd. 5 (e), with the proposed 
building addition at least 58 parking spaces are required for the property.  Currently, 
there are 125 parking spaces on the property.  Therefore the parking requirement is 
met and the applicant is not proposing to construct additional parking.   

 Bus Loading and Unloading - Currently there are two bus loading and unloading areas 
for the school.  These areas are accessed off of 47th and 48th Avenues North.  The 
applicant is not proposing to alter these loading and unloading areas to accommodate 
the additional students, but will adjust the number of students loading and unloading 
at each area so that one area is not used more than the other.  The City’s Public 
Works Director, the West Metro Fire Rescue District, and the Police Department have 
reviewed this school bus circulation plan and found it adequate to continue meeting 
vehicle movement within the site, including fire trucks.  The City will continue to 
monitor the bus pick and drop off areas to ensure bus traffic does not negatively 
impact the surrounding residential area.  Staff recommends making this a condition of 
approval of the CUP.     

 Stormwater management – There is an existing stormwater detention basin “dry 
pond” on the property which accommodates runoff before it is discharged into the 
City’s storm sewer system. The applicant has provided documentation that the 
existing basin is adequately sized to accommodate the additional stormwater runoff 
for the building expansion.   

 Landscaping - The landscape plan shows that eleven trees will be removed from the 
property to accommodate the building additions.  Most of these trees are less than 
12” in diameter.  However two maple trees, one 15” and the other 13” in diameter, 
are proposed to be removed.  According to City Code Section 830.11, Subd. 2, a 
tree over 12” in diameter that is removed must be replaced with either a tree that is 
at least 5” in diameter or two trees that are at least 3” in diameter. The applicant will 
be planting eight “American Sentry Linden” trees and three “Japanese Tree Lilacs”.  
Shrubs to be planted are “techny arborvitae”. Since the applicant did not show 
correctly sized trees on their landscape plan to meet the City’s tree replacement 
requirements, staff recommends that the submittal of a revised landscape plan be 
made a condition of approval of the CUP.  

 Exterior Elevations – The proposed addition will be constructed to match the exterior 
building materials of the existing school.    

 Exterior Lighting – The applicant is proposing to add new exterior wall lighting on the 
front building addition.  This lighting will meet the City’s requirements.   

 Screening - The applicant is not proposing any new rooftop or ground mechanical 
equipment that will need to be screened.   

 Signs – The applicant is not proposing any new additional signage on the property.   

 

D. REQUESTED ACTION 
 

The Planning Commission is being asked to make a recommendation to the City 
Council to either deny or approve the CUP to allow an approximately 12,000 SF 
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building expansion for Forest Elementary School at 6800-47th Avenue North, which 
should include findings of fact either for or against the proposal. The Commission may 
reference the findings for approval in Section B, above. Staff recommends approval of 
the conditional use permit to allow this building expansion, subject to the following 
conditions of approval:  
 
1. The relevant conditions from the 2004 CUP approval are still in effect. 
2. The applicant will submit a revised landscape plan that meets the City’s tree 

replacement requirements.   
3. The City will monitor the bus loading and unloading areas to ensure that bus circulation 

does not negatively impact the neighboring residential areas. The City may require 
changes to these areas if it is determined that there is a negative impact.   

 
 
City Council action is anticipated on February 16, 2016. 
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City of Crystal 2016 Application for Special Land Use Action.

Attachment # 6 (Updated 1/19/16)

For the Forest Elementary School Classroom Addition Project located at 6800 47th Avenue North,  Crystal
Minnesota

Project description narrative:

The proposed project includes two building additions to the existing Forest elementary School. The
addition on the south side will house up to seven educational rooms and a mechanical room. The
anticipated area of this addition will be 11,263 SF 10,835 SF. The addition to the north will be an
expansion to the existing cafeteria and will have an area of 936 SF 965 SF.

While the added classrooms will add student capacity to the existing building, there will be no increase
to the parking lot size or stalls. Any additional busses required as a result of the addition(s) will follow
current practices on the north end of the building.

Below is a summary of the onsite parking:

Forest Parking requirements

# of CR Parking Spaces
Required

Base City required spaces 10

Regular Classrooms (24 students/ CR) 20 1/CR 20

Kindergarten Classrooms (22 Students/CR) 4 1/CR 4

Pre- Kindergarten 0 1/CR 0

Existing Design Capacity ( REG CR 20x 24= 480 + Kind
CR 4x22= 88) = 568 Students

568 1/40 Students 14.2

Total Spaces Required 48.2

Existing Parking Spaces on Site 125

Proposed (With Pre-K)

Base City required spaces 10

Regular Classrooms (24 students/ CR) 22 1/CR 20 22

Kindergarten Classrooms (22 Students/CR) 6 1/CR 4 6

Pre- Kindergarten 2 1/CR 0 2

Existing Design Capacity (REG CR 22x 24= 528 + Kind
CR 6x22=132+ Pre-K CR 2 x22=44) = 704 Students

704 1/40 Students 17.6

Total Spaces Required 51.6 57.6 = 58

Existing Parking Spaces on Site 125
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(Attachment #6 Continued)

The existing site size is 15.4 acres and the addition will change the percentage of building footprint, and
parking lots and drives east and north of the existing building to site from 11.09% to 12.91%. 23.6%
pre construct, to 25.3% post construction. (See attached Civil drawings for additional information)

The materials and finishes that will be included on the project will match the existing building in style
color and texture. No roof top mechanical equipment will be included on the project. All HVAC system
equipment will be housed in a mechanical room as part of the addition.

We have attached some drawings for this city submittal showing the site areas that will be disturb as
well as the landscaping information concerning the planted areas disturb and the new proposed species
etc., which will be incorporated into the project. With regard to storm water control, it is anticipated
that the existing storm water retention pond will be modified to accommodate the additional storm
water due to this project.

End of attachment.
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