
CAMBRIDGE
Minnesota s O portunily Community

300 Third Avenue Northeast ( 763) 689- 3211

Cambridge, MN 55008 ( 763) 689- 6801 FAX

www.ci. cambridge.mn.us

Meeting Announcement and Agenda of the Cambridge Planning Commission
City Hall Council Chambers

Regular Meeting, Tuesday, November 7, 2017, 7: 00 pm

Members of the audience are encouraged to follow the agenda. When addressing the Commission, 
please state your name and address for the official record. 

Call to Order and Pledge of Allegiance

Approval of Agenda ( p. 1) 

Approval of Minutes

A. October 3, 2017 Regular Meeting ( p. 3) 

Public Comment: For items not on the agenda; speakers may not exceed 5 minutes each. 

New Business

A. PUBLIC HEARING- Interim Use Permit for Above Ground Storage Tank ( Waste

Management) (p. 10) 

B. PUBLIC HEARING- Cambridge Opportunity Industrial Park
6t" 

Addition Preliminary

Plat ( p. 14) 

C. Cambridge Opportunity Industrial Park 6t" Addition Final Plat (p. 18) 

D. PUBLIC HEARING-Auto Dealership Parking ordinance amendment (p. 21) 

E. Auto dealerships- zoning restrictions and perFormance based standards ( p. 27) 

F. Annexation of Kelly Property (owner's petitioned annexation) ( p. 44) 

G. Approve Resolution R17- 02 Finding that a Modification to Development Program for
Development District No. 6 and Tax Increment Financing Plan for Tax Increment
Finance District No. 6- 19 Conforms to the General Plans for the Development and
redevelopment of the City. ( p. 48) 

Other Business/ Miscellaneous

A. City Council Update
r B. Parks, Trails, and Recreation Commission ( PTRC) Update

Adjourn

Notice to the hearing impaired: Upon request to City staff, assisted hearing devices are available for
public use. 

Accommodations for wheelchair access, Braille, large print, etc. can be made by calling City Hall at
763-689-3211 at least three days prior to the meeting. 
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PLANNING COMMISSfON MEETING MINUTES

Tuesday, October 3, 2017

Pursuant to due call and notice thereof, a regular meeting of the Cambridge Planning
Commission was hefd at Cambridge City Hall, 300 — 3 d Avenue NE, Cambridge, 
Minnesota. 

Members Present: Mike Stylski, Chad Struss, Kersten Barfknecht-Conley (City Council
Representative), Ju1ie lmmel, Brandon Grel1 and Robert Neison

Members Absent: Bob Erickson (excused) 

Staff Present: Marcia Westover, 

Stylski called the meeting to order at 7: 00 p
Allegiance. 

APPROVALOFAGENDA

Struss moved, 

carried 6/ 0. 

Grell moved, seconded by G
as presented. Motion carried

PUBLIC COMMENT

Director/City Planner

the Pledge of

The motion

Meeting Minutes

September 6, 2017 meeting minutes

Stylski opened the public comment period at 7: 01 pm and without comments, closed the
public comment period at 7:02 pm. 

NEW BUSINESS

Public Hearing: Amend Section 956.063 (D) ( 3) Prohibited Signs, Signs in
Easements

Westover stated City staff would like to amend the Zoning Code, Chapter 156.063 Sign
Regulation as the City's current Zoning Code prohibits signs in easements. Two recent
requests were made by applicants for signs in easement areas. Staff reviewed the

requests and noted that many signs throughout the City already exist in easement

October 3, 2017 z
Page 1 of 7



areas. Westover stated going forward, staff would like to amend the ordinance to be
consistent in the City's review of these signs. If the owner requests to install a sign in
an easement, then staff wou(d like to require them to sign an Easement Agreement. 

Nelson suggested sending a letter to businesses stating the City has been made aware
of an oversight of existing language in our zoning ordinances as it relates to placing
signs in easements, being clear the City is not asking them to move present signs but to
let them know that if it Public Works needs access to the easement, they may be asked
to remove their sign at their cost. 

Stylski opened the public hearing period at 7: 08 pm

Bob Roby, 237 2" d Avenue SW, Cambridge, MN, agreed with Commissioner Nelson' s
suggestion of mailing letters to businesses that currently have a sign in an easement
informing them the sign may need to be removed, at their own cost, in the event Public
Works needs access to that easement. 

Stylski closed the public hearing at 7: 11 p. m. 

Conley moved, seconded by I, to recommend the Council approve the draft
ordinance, recommending appro# e amendment and Easement Encroachment
Agreement as stated. The Commis n re arnends an information ietter be sent out to

owners of existing signs. v ithin City e ment staff time allows. Motion carried 6/ 0. 

Westover City ' 
require i the

Kevi Briana ': 

Distric 40 1
S' 

Ave

ts

d st ; to bring the auto dealership parking
v

ing ssro for review. This review stems from

m Use T e t it ( IUP) for Automobile Sales in the B- 1

Westover s this prope ' s reqi ii d to have 14 parking spaces for customers and
employees. current code for automobile sales requires eight ( 8) parking

spaces for custo arkin s one ( 1) additional space for each 800 square feet of

ground floor area 1, quare feet. Based on the calculations of the building, 

they are required to h aces ( in addition to the 8 customer spaces). 

Westover further explained the property at 140 1
St

Ave W has 14 spaces they can
provide for customers and employees. However, they cannot park their display vehicles
for sale in these spaces since they are required for customers and employees. The

vehicles for sale must either be on the east or west side of the building, or inside the

building. This was the understanding of both the City and the owner/applicant at the
time the IUP was approved. Once the business opened, the applicant was parking

vehicles for sale up front is spaces required for customers/employees. This is a

violation of the IUP. 
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Westover stated the owner and applicant appeared before City Council on August 7, 
2017, to ask permission to park the vehicles for sale in the required customer/employee
spaces. That is when Council directed further review with the Planning Commission. 
The owner and applicant debate that 14 spaces is excessive. They explained that it
would be a good day of business if they had two ( 2) customers at any one time and they
would never have a need for 14 spaces with only one employee. 

Westover said since this discussion at Council, staff has reached out to other cities, 

including North Branch, Blaine, Waite Park, Hastings, ' merman, Monticello, Forest

Lake, and Mora, to see what their requirements are f omobile Dealership parking. 

As expected, each city varies with their requiremen

With the inception of the Discover pow

Design Team visit, Westover stated ma

forward. The overail vision for downto

uses including automobile sales located
elements of a revitalized downtown includ

with existing buildings, in-fill development, 

Westover stated since Cambridge«, 

option may be that all automobilj
automobile sales requests can com
for review. Parking i1 ls be re

The City of Blaine r sws a to; fea

mbri Committee after the MN

italization s have been moving
transformed ing this question on
rn. The Compr ive Plan identifies

nsitiv egration w development

with the hi ' city scale. 

nsition its revitalization efforts, a good

r uests ire an IUP. This way, all

nnin mission and City Council
ritf P, i.  n a case-by-case basis. 
i a' heir pa cing on a case- by-case basis. 

Westover stated revie. n a c e-by-case  
In looking at the City's a- rer#; a',. t alersf 

site/ location, how they ope°` the bu s, < 

going to have one to two cus i ers at ai y; i 
might have more customers at ar one time. 

auto repair business. This will  extra

requirements, and customer parking.` : 

is may be a good option for Cambridge. 
s, each one is unique with regard to its
i tl inventory. A small dealership is only
en time. A larger dealership, like Hirsch, 
In addition, Hirsch has a showroom and
demand on building space, employee

Westover stated at a minimum, some level of parking requirements should be
considered and stated in the code. A suggestion might be to require a minimum of one

1) space per employee and ( 1) space for every 500 square feet of ground floor area. 
This language could be identified in the code, with a clause stating that other parking
requirements may be allowed/ required though the issuance of the IUP. Then, if there is

more or less need depending upon the site/ location and its intended use, the parking
requirements can be adjusted. 

Westover presented a draft ordinance amendment with the ideas presented above and

stated if the Planning Commission agrees with and/ or modifies this ordinance, staff can
bring the amendment back for pubiic hearing next month. 
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Westover stated staff is requesting direction from the Commission on how to proceed
with any language amendments to the City Code for automobile sales parking
requirements. 

After some discussion, the Commission agreed that reviewing each auto dealership on
a case- by-case basis and requiring an IUP for each would be their recommendation. 
Westover asked if this meant Wudels would be allowed to come back and discuss their
situation with the Commission or would the Commission require them to conform to one
space per 500 sq. ft. The consensus from the Commission was to recommend 140

1St

Ave W( Wudel' s) conform to the amended language, on pace per 500 sq. ft and one
space for each employee on a major shift. 

Nelson and Immel suggested separating out
dealerships. Discussion ensued and ultimatel

out new versus used car dealerships to kee

The Commission agreed to approve

directed staff to bring the ordinance
hearing at next month's meeting. 

B- 1

Westover stated the Cit 

topic of concern. S#a` 
that there is not uc
Cambridge Comrr7 e- 

concerns. As a re i
informatio I,  ' ,

ed in 

of the " ri

current do 

s fieard fn
q na in

staff

Westo id based o

has a su t amount

include any treet parki

spaces in addi o those

rmed

dealerships from used car

om ' n decided to not separate

nple. 

ndments to th ft ordinance and

e PI ing Com ' on for a public

eauirements have been a

r ers, me owners, and patrons

wi =:a a. The Discover powntown

mittee fias discussed the parking
ntown parking study/exercise. The

mate tabulation on the parking status

ir# ion gathered from this exercise, the downtown area

ang aces for the current uses. The exercise did not

It is e`# mated that there are likely 200 on-street parking
rn on the map. 

Westover stated th ` ent parking requirements exempt existing and new uses
in the B- 1 Downtown district, meaning no parking spaces are required. Except

that any ' parking provide shall comply with the parking design standards, meaning if
there is parking, it needs to meet the code requirements. The code also requires thai if

parking cannot be provided on site due to any new construction, enlargement of a
building or any change of use in a building downtown, that the owner pay the City

3, 500 per space that is not provided. 

Westover stated many of the existing buildings wer
were gravel roads), prior to any parking requirements
new parking regulations for these existing buildings, 

e built long ago ( even when there
It is almost impossible to require

even when the use of the building
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changes. The previous use may have required 10 spaces, but the new use requires 20
spaces. The solution the City came up with was to charge new uses, new businesses, 
or any enlarging of a use to pay $3, 500 per deficient space in an effort to obtain funds to
build future parking lots. Based on the attached parking exercise, the number of

available parking spaces downtown exceeds the demand. Therefore, the City should
not have a need at this time to require the $ 3,500 payment in anticipation of any new

parking lots. 

Westover stated the B- 1 Zoning District by definition is intended to offer uses that
primarily serve pedestrian traffic ( not vehicles). Requiring more parking ( and thus

congestion) may defeat the intention of this zoning distric#. 

Westover presented a draft ordinance amendment with the ideas presented above and

stated if the Planning Commission agrees with and/ or modifies this ordinance, staff can
bring the amendment back for public hearing next month. 

Westover stated staff is requesting direction from the Commission on how to proceed
with any language amendments to the City Code for the B- 1 Downtown Business
District. h _, 

After some discussion, the Co

with private parking lot owner
and bring findings back tp the
this issue with the Ci ? iit# 

Potential Future

W

restric in 2016. 

tabled to 3, 2016. 

Comprehen Plan upd

mm sdi a t r cted staff to research agreements made

s allovu i g p t arking through an assessment reduction
t

Comm on a a u re meeting. Westoverwill discuss

y, City E i neer,  C t r Administrator. 

ay

Auto Dea/ers, Thrift Stores/Second

ied from May 3, 2016 Meeting) 

ssr: tarted disGussion on potential business
was on March 2, 2016 and the discussion was
Commission tabled the discussion until after the

Westover stated City st ad started to explore the idea of limiting the number of
certain businesses s e negative feedback from residents regarding the amount
of these businesses i ridge. Now with the recent feedback from the Planning
Commission regarding 1

1St

Ave W( Wudel's auto sales request) and the Discover

Downtown Cambridge Committee on revitalization efforts, this discussion is being heard
again. In addition, the Comprehensive Plan update was completed last spring, therefore the
discussion can continue. 

Westover stated the biggest concem in Cambridge currently is automobile sales. Staff is

requesting the majority of discussion to occur on this topic. Thrift stores can be discussed as
well, in addition to tattoo shops and massage parlors. These topics could be brought back

to another meeting for more in depth conversation if the Commission wishes. The reason
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we are discussing this now is to be proactive in shaping the future of our city. Other cities

have had similar discussions after problems arose. 

Westover stated she had a discussion with City Attor-ney Jay Squires on the legalities of
such limitations. He explained that there is more ability in State Statutes to limit thrift
stores/second hand stores and it is more common for cities to limit these. Used car

dealerships are different and the City could look at more performance based standards
stronger standards). 

Westover referred to some feedback gathered
dealerships. If cities have decided to restrict auto

Attorney has advised. They have limited the autorr
and/ or required a Conditional Use Permit ( CUP
cities have created stronger standards like

ther cities regarding auto

hey have done as our City
es in certain zoning districts
n Use Permit ( IUP). Some

size of 1, 2 or 4 acres. 

Woodbury only allows auto sales in a ware and indus oning district through a
CUP and requires all vehicles for sale to used indoors ( tdoor storage of any

kind allowed). Shakopee has decide not allow any n formed used car

dealerships to start in their city. Shako ad ncern w 3- 15 used car

dealerships and their population as 40,610. on purpose mbridge has

10 cardealerships and the popu+ t 8, 749. 

Westover pointed out the current C mb 
automobile sales use be 100 foot min r; ui

remaining lot size sta at t s: Therefore,-  
width at the front. C rribridgr currently`: 
The property is str gling to me into

because the lot is not duciu o an au 

automobile sales is perr i l ` _ 

e

not

liance

lership

es that the lot width for any
fy the requirements for the

a v small triangle with a 100' 

e aership with this lot scenario. 
nnth the rest of the regulations

The lot is in the B- 2 district and

Westover stated Cambridge` rrent Zo iir g Code language is as follows: ( 1) 100' 

minimum width at front yard; ( 2) ? ermitted by right in the B- 2 Highway Business District
and BT Business Transitional; an : Allowed with an lnterim Use Permit ( IUP) in the

B- 1 Downtown Business District and = 1A Downtown Fringe Business District. 

Westover stated for discussion purposes, the following are possible code changes to
discuss: ( 1) Lot size ( maybe we require a 100 foot minimum lot width and one/two
acres of land); ( 2) Interim Use Permits required for all automobile sales uses in all
Business Zoning districts; ( 3) Remove automobile sales from a certain zoning district

i. e. B- 1 Downtown Business District), but keep them in all other Business Districts; 
4) Only allow automobile sales in the B- 2 General Business District; and ( 5) Remove

automobile sales from all Business Districts, only allow them in Industrial Districts. 

The Commission discussed inviting the owners of auto dealerships that are outside of
the B- 1 District to see what their opinion is on this versus the owners of auto
dealerships in the B- 1 district. The Commission also discussed inviting the Downtown

October 3, 2017
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Committee to a future meeting. Zoning districts and further zoning review of was also
discussed. 

The Commission recommended staff table this discussion and invite the appropriate

interested parties for a deeper discussion with the Planning Commission. 

OTHER BUSINESS / MISCELLANEOUS

City Council Update

Westover and Conley updated the Commission on

Parks, Trails, and Recrea

Westover stated the Parks, Trails and

ADJOURNMENT

Grell moved, seconded by
carried 6/0. 

A' 

Community

us City Council meeting. 

Update

meet last month. 

I fike Stylski

ge Planning Commission Chair

October 3, 2017
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Item 5A Planning Commission Staff Report
Waste Management IUP for Above Ground Tank November 7, 2017

PUBLIC HEARING... INTERIM USE PERMIT. ... . ABOVE GROUND TANK OVER 400

GALLONS.... WASTE MANAGEMENT. 

AppliCant

A request by Waste Management, 150511
th

Ave NE, Cambridge, MN 55008, for an Above

Ground Fuel tank over 400 gallons. 

Review

Waste Management has recently moved into the former NRI building at 150511
th

Ave NE. 

They are in the process of organizing their site to make it useable for their business. They
are requesting to add an additional above ground tank. The tank requested will be a

10, 000 gallon diesel fuel tank used for refueling the refuse/ recycling fleet trucks. I have

attached a site plan showing the location of the tank. Previously, the property was
approved through a Conditional Use Permit for two 1, 000 gallon fuel tanks, one oxygen
container, and one aggregate container for sand. These tanks will remain on site and used

as- is. 

Our engineering consultant group has reviewed the proposed tank's location as this
property is within the well head protection plan. Their review indicates no real effect on the
we11 head protection actions. They did recommend the following as the City's due
diligence: 

1. Obtain all local, state, and federal regulatory permits for the tank installation. 
2. Provide confirmation that all local, state, and federal regulatory permits have been

obtained. 

3. Provide confirmation of all applicable environmental plans have been obtained such
as Stormwater Pollution Prevention Plan (SWPPP), Spill Prevention, Containment, 

and Countermeasure Plan (SPCGPIan), etc. 

4. Provide applicable design details including features relating to tank design, 
secondary containment, spi11 prevention, emergency shut-offs, etc. 

In addition, this is an Interim Use, therefore a time limit needs to be attached to the
conditions. Staff would propose a five ( 5) year Interim Use Permit at this time. The

Commission and/ or Council may change the length of time if desired. In addition, an

Interim Use permit is non transferrabfe. 

Planninq Commission Action

Motion on the attached draft resolution as may be amended by the Commission, 
recommending approval of the Interim Use Permit for an Above Ground 10,000 gallon fuel
tank with the conditions as listed. 

Attachments

1. Site Plan

2. Draft Resolution

10
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Resolution No. R17-OXX

RESOLUTION APPROVING AN INTERIM USE PERMIT
WASTE MANAGEMENT

TO ALLOW ABOVE GROUND FUEL STORAGE IN EXCESS OF 400 GALLONS

WHEREAS, Waste Management, 1505 11` h Ave NE, Cambridge, MN 55008, a representative of
the property located at: 

Lot 1, Block 1, Cambridge Opportunity Industrial Park 5th Addition, Isanti County, Minnesota

has applied for an Interim Use Permit to allow above ground bulk liquid/gas fuel storage in excess of 400
gallons; and

WHEREAS, The Planning Agency of the City has completed a review of the application and made
a report pertaining to said request, a copy of which has been presented to the City Council; and

WHEREAS, The Planning Commission of the City, on the 7th day of November, 2017, 
folVowing proper notice, held a public hearing to review the request; and

WHEREAS, the Planning Commission made a recommendation to approve said request and it
was brought forward for City Council consideration as long as the following conditions can be met: 

1, The Interim Use Permit is valid for five years and shall be void as of November 20, 2022. 
Applicant may request another Interim Use Permit if desired prior to this date. 

2. The Interim Use Permit is not transferrable and is only valid for Waste Management at the
location of 1505 11th Ave NE. 

3. Obtain all local, state, and federal regulatory permits for the tank installation. 

4. Provide confirmation that all local, state, and federal regulatory permits have been obtained. 
5. Provide confirmation of all applicable environmental plans have been obtained such as

Stormwater Pollution Prevention Plan ( SWPPP), Spill Prevention, Containment, and

Countermeasure Plan (SPCCPIan), etc. 

6. Provide applicable design details including features relating to tank design, secondary

containment, spill prevention, emergency shut-offs, etc. 

NOW, THEREFORE, BE IT RESOLVED, that the City Council of Cambridge, Minnesota, approves
the proposed 10, 000 gallon above ground fuel tank as long as the conditions listed above are met. 

Adopted by the Cambridge City Council
This 20th day of November, 2017

Marlys A. Palmer, Mayor

ATTEST: 

Lynda J. Woulfe, City Administrator 13



Item 5B Planning Commission Staff Report
COIP

6t" 

Addition Preliminary Plat November 7, 2017

PUBLIC HEARING... PRELIMINARY PLAT. . . CAMBRIDGE OPPORTUNITY

INDUSTRIAL PARK 6 ADDITION. 

Applicant

A request by the City of Cambridge, 300 3
d

Ave NE, Cambridge, MN 55008 for a

preliminary plat. 

Review

The City of Cambridge currently owns the proposed land in the Cambridge Opportunity
Industrial Park. The parcel is zoned I- 1 Low Impact Business-Industrial District. The City is
working with Stars Hollow Corporation and intends to sell a 12. 6 acre parcel for their new
business. Stars Hollow Corporation is an Aquaculture firm that raises fish and uses a
Hydroponics system to grow fresh vegetables for sale. 

Staff has reviewed the preliminary plat and there are few items that the applicant and
surveyor need to correct. Both the applicant and surveyor are currently working on this
however these items have been added as conditions of plat approval. 

The items needed to correct include: a 20' drainage and utility easement is required forthe
existing watermain. The drainage and utility easement should also extend all the way to
the pond. The pond does not need to be shown as Outlot B as it is with this first draft of
the plat. The applicant needs to work on the site plan to assure it will work with the
proposed plat. A Site Plan Review application and reviewwill be required. The conditions
are listed on the draft Resolution. 

Planninq Commission Action

Motion on the attached draft resolution as may be amended by the Commission, 
recommending approval of the preliminary plat as long as the conditions are met: 

Attachments

1. General Location Map
2. Preliminary Plat
3. Draft Resolution

14



relomina Plat

Cambridge Opportunity nc0ustrial Park 6th , dditeon

Created by: City of Cambridge

Overview

Legend

Corporate Limits

SurveyTownships

PoliticalTownship

USPLSSections

Parcels

Roads

A25

A30

A40; A63; Abb

Streams

Lakes

Parcel ID 152870020 Alternate ID n/ a Owner Address C ITY OF CAMBRIDGE

SeclTwp/ Rng n/ a Class 5E- Exempt Properties 300 3RD AVE NE

PropertyAddress Acreage 6424 CAMBRIDGEMN55008

District CA iB CITY/ 911

Brief Tax Description Lot OOAof CAMBRIDGE OPPORTUNITY INDUSTRIAL PARK 5TH ADDITION
Note: Not to be used on legal documents) 

Date created: 10/ 25/ 2017

Last Data Uploaded: l0/25/ 20171220:54 AM

Devebpedby

e
The Schneider Corporation

15
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Resolution No. R17- OXX

RESOLUTION APPROVING A PRELIMINARY PLAT
CAMBRIDGE OPPORTUNITY INDUSTRIAL PARK 6T" ADDITION

WHEREAS, the City of Cambridge, 300 3 d Ave NE, Cambridge, MN 55008, owner of the property
located at: 

Outlot A, Cambridge Opportunity Industrial Park 5th Addition, Isanti County, Minnesota

Is requesting a Preliminary Plat; and

WHEREAS, The Planning Agency of the City has completed a review of the application and made
a report pertaining to said request, a copy of which has been presented to the City Council; and

WHEREAS, The Planning Commission of the City, on the 7th day of November, 2017, held a
public hearing to review the request; and

WHEREAS, the Planning Commission made a recommendation to approve said request and it
was brought forward for City Council consideration as long as the following conditions can be met: 

1. A Site Plan Review application is required and approval by the City is needed. 
2. Provide a 20' drainage and utility easement northwesterly from the watermain. The easement

should include the pond to the south. The pond should not be an outlot. 
3. Provide total acreage of the lot including the area above the pond and the pond area. 
3. Final plat must be recorded with the Isanti County Recorder's office within 120 days of final plat

approval. 

4. A copy of the recorded final plat must be submitted to the City within 5 days of recording. 

NOW, THEREFORE, BE IT RESOLVED, that the City Council of Cambridge, Minnesota, approves
the proposed Preliminary Plat as long as the conditions listed above are met. 

Adopted by the Cambridge City Council

This 20th day of November, 2017

ATTEST: 

Lynda J. Woulfe, City Administrator

17

Marlys A. Palmer, Mayor



Item 5C Planning Commission Staff Report
COIP

6t" 

Addition Final Plat November 7, 2017

Applicant

A request by the City of Cambridge, 300
3rd Ave NE, Cambridge, MN 55008 for a final plat. 

Review

The City of Cambridge currently owns the proposed land in the Cambridge Opportunity
Industrial Park. The parcel is zoned I- 1 Low Impact Business- Industrial District. The City is
working with Stars Hollow Corporation and intends to sell a 12. 6 acre parcel for their new
business. Stars Hollow Corporation is an Aquaculture firm that raises fish and uses a
Hydroponics system to grow fresh vegetables for sale. 

Staff has reviewed the plat and there are few items that the applicant and surveyor need to
correct. Both the applicant and surveyor are currently working on this howeverthese items
have been added as conditions of plat approval. The conditions are listed on the draft
Resolution. 

Staff finds the preliminary and final plats are consistent as proposed. The preliminary and
final plat can be review simultaneously as long as no new infrastructure is required as part
of the plat. 

Plannina Commission Action

Motion on the attached draft resolution as may be amended by the Commission, 
recommending approval of the final plat as long as the conditions are met: 

Attachments

1. Final Plat

2. Draft Resolution
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Resolution No. R17-XXX

RESOLUTION APPROVING A FINAL PLAT
CAMBRIDGE OPPORTUNITY INDUSTRIAL PARK 6T" ADDITION

WHEREAS, the City of Cambridge, 300 3 d Ave NE, Cambridge, MN 55008, owner of the property
located at: 

Outlot A, Cambridge Opportunity Industrial Park 5th Addition, Isanti County, Minnesota

Is requesting a Final Plat; and

WHEREAS, The Planning Agency of the City has completed a review of the application and made
a report pertaining to said request, a copy of which has been presented to the City Council; and

WHEREAS, The Planning Commission of the City, on the 7th day of November, 2017, held a
meeting to review the request; and

WHEREAS, the Planning Commission made a recommendation to approve said request and it
was brought forward for City Council consideration as long as the following conditions can be met: 

1. A Site Plan Review application is required and approval by the City is needed. 
2. Provide a 20' drainage and utility easement northwesterly from the watermain. The easement

should include the pond to the south. The pond should not be an outlot. 
3. Provide total acreage of the lot including the area above the pond and the pond area. 
3. Final plat must be recorded with the Isanti County Recorder's office within 120 days of final plat

approval. 

4. A copy of the recorded final plat must be submitted to the City within 5 days of recording. 

NOW, THEREFORE, BE IT RESOLVED, that the City Council of Cambridge, Minnesota, approves
the proposed Final Plat as long as the conditions listed above are met. 

Adopted by the Cambridge Ciry Council

This 20th day of November, 2017

ATTEST: 

Lynda J. Woulfe, City Administrator

20

Marlys A. Palmer, Mayor



Item 5D Planning Commission Staff Report
Used Automobile Dealers Parkinq Requirements November 7, 2017

PUBLIC HEARING... ORDINANCE AMENDMENT... TITLE XV, LAND USAGE, CHAPTER

156 ZONING. SECTION 156. 060 OFF STREET PARKING REQUIREMENTS... 

Review

Council directed staff to bring the auto dealership parking requirements to the Planning
Commission for review. This review stems from Kevin and Briana Wudel' s Interim Use
Permit for Automobile Sales in the B- 1 District at 140 1

St

Ave W. 

At their meeting on October 3, 2017, the Planning Commission compared other cities and
discussed the auto dealership parking requirements. I have attached the materials and

staff report from the October 3, 2017 meeting for reference. The minutes are in the packet
as well. Ultimately, the Planning Commission recommended bringing back the ordinance
amendment as proposed on October 3, 2017. . 

The language is proposed to be amended to require one space for every 500 GFA (Ground
Floor Area) plus one for each employee on a major shift, or as otherwise determined by the
Planning Commission and City Council through the Interim Use Permit ( IUP). The

language currently requires eight ( 8) parking spaces for employees, plus one additional
space for each 800 GFA over 1, 000 GFA, plus one per employee. 

Planninq Commission Action
Motion on the attached draft ordinance, as may be modified by the Commission, 
recommending approval of the parking amendment. 

Attachments

1. October 3, 2017 Planning Commission staff report
2. Auto Dealerships Other Cities-Parking Requirements
3. Site Plan for 140 1

St

Ave W. 

4. Draft Ordinance
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Item 5B Planning Commission Staff Report
Used Automobile Dealers Parking Requirements October 3, 2017

Review

Council directed staff to bring the auto dealership parking requirements to the Planning
Commission for review. This review stems from Kevin and Briana Wudel' s Interim Use
Permit for Automobile Sales in the B- 1 District at 140 1

St
Ave W. 

The property at 140 1
St

Ave W is required to have 14 parking spaces for customers and
employees. The current city code for automobile sales requires eight (8) parking spaces
for customer parking plus one ( 1) additional space for each 800 square feet of ground floor
area over 1, 000 square feet. Based on the calculations of the building, they are required to
have 6 spaces ( in addition to the 8 customer spaces). 

The property at 140 1
St

Ave W has 14 spaces they can provide for customers and
employees. However, they cannot park their display vehicles for sale in these spaces
since they are required for customers and employees. The vehicles for sale must either be
on the east or west side of the building, or inside the building. This was the understanding
of both the City and the owner/applicant at the time the Interim Use Permit was approved. 
Once the business opened, the applicant was parking vehicles for sale up front is spaces
required for customers/employees. This is a violation of the Interim Use Permit. 

The owner and applicant appeared before Council on August 7, 2017, to ask permission to
park the vehicles for sale in the required customer/employee spaces. That is when Council
directed further review with the Planning Commission. The owner and applicant debate

that 14 spaces is excessive. They explained that it would be a good day of business if they
had two (2) customers at any one time and they would never have a need for 14 spaces
with only one employee. 

Since this discussion at Council, staff has reached out to other cities to see what their
requirements are for automobile sales parking. As expected, each city varies with their
requirements. I have attached for your review the Auto Dealership parking requirements
for North Branch, Blaine, Waite Park, Hastings, Zimmerman, Monticello, Forest Lake, and
Mora. 

With the inception of the Discover powntown Cambridge Committee after the MN Design
Team visit, many revitalization efforts have been moving forward. The overall vision for

downtown has transformed creating this question on uses including automobile sales
located downtown. The Comprehensive Plan identifies elements of a revitalized downtown

including sensitive integration of new development with existing buildings, in- fill

development, and compatibility with the historic city scale. 

Since Cambridge is in a transition with its revitalization efforts, a good option may be that
all automobile sales requests require an Interim Use Permit. This way, all automobile sales
requests can come before the Planning Commission and City Council for review. Parking
will also be reviewed with the Interim Use Permit, i. e. on a case- by-case basis. The City of
Blaine reviews auto dealerships and their parking on a case-by-case basis. 

22



Item 5B Planning Commission Staff Report
Used Automobile Dealers Parking Requirements October 3, 2017

Review on a case- by-case basis may be a good option for Cambridge. In looking at the
City's current auto dealerships, each one is unique with regard to its site/ location, how they
operate the business, and inventory. A small dealership is only going to have one to two
customers at any given time. A larger dealership, like Hirsch, might have more customers
at any one time. In addition, Hirsch has a showroom and auto repair business. This will

have extra demand on building space, employee requirements, and customer parking. 

At a minimum, some level of parking requirements should be considered and stated in the
code. A suggestion might be to require a minimum of one ( 1) space per employee and ( 1) 

space for every 500 square feet of ground floor area. This language could be identified in
the code, with a clause stating that other parking requirements may be allowed/ required
though the issuance of the Interim Use Permit. Then, if there is more or less need

depending upon the site/ location and its intended use, the parking requirements can be
adjusted. 

I have attached a draft ordinance amendment with the ideas presented above. If the

Planning Commission agrees with and/ or modifies this, staff can bring the amendment
back for public hearing next month. 

Planninq Commission Action

Discuss the attached draft ordinance and direct staff on how to proceed with any language
amendments to the city code for automobile sales parking requirements. 

Attachments

1. Auto Dealership- Parking Requirements
2. Site Plan for 140 1StAve W. 

3. Aerial photos of other automobile dealerships in Cambridge

4. Draft Ordinance
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ORDINANCE NO. XXX

An Ordinance to Amend Cambridge City Code Title XV: Land Usage, Chapter 156 Zoning, Section 156.060 Off- 
Street Parking Requirements

THE CITY OF CAMBRIDGE, MINNESOTA DOES HEREBY ORDAIN that Section 156.060 is hereby amended as

fol lows: 

156.060 Off-Street Parking Requirements

M) Parking spaces required. 

1) Residential uses, public uses and quasi- public uses and business uses. 

Business Uses

Automobile Sales, Truck

and Machinery Sales: as emer I arlEin^. :^"+ ^` *
A+ ^':^^ " "", "'' ' 

One space for everv 500 GFA plus one for each emalovee
on a maior shift or as otherwise determined bv the

Plannin Commission and Citv Council throu h an Interim

Use Permit ( IUP). 

All other sections and subsections of this Chapter shall remain as written and previously adopted by the City
Council. This ordinance shall become effective upon publication. 

Adopted by the Cambridge City Council this
20th

day of November, 2017. 

Date of publication: November 29, 2017

ATTEST: 

Lynda J. Woulfe, City Administrator

Marlys A. Palmer, Mayor
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Item 5E Planning Commission Staff Report
Business Limitations -Auto Dealerships November 7, 2017

Review

The Planning Commission has had discussions on potential business restrictions on
March 2, 2016, May 3, 2016, and October 3, 2017. I have attached the minutes from
these meetings for your reference. At the October 3, 2017 meeting, the Commission
requested that all interested parties come to a future meeting to discuss. The

interested parties include the Downtown Task Force Committee and Auto Dealership
Business Owners. I have invited all parties to this meeting. 

Backqround

City staff had started to exp(ore the idea of limiting the number of certain businesses
because of the negative feedback from residents regarding the amount of certain
businesses in Cambridge. Now with the recent feedback from the Planning Commission

regarding
1401St Ave W( Wudel's auto sales request) and the Discover powntown

Cambridge Committee on revitalization efforts, this discussion is being heard again. In

addition, the Comprehensive Plan update was completed last spring therefore the
discussion can continue. 

The biggest concem in Cambridge currently is automobile sales. Staff is requesting the
majority af discussion to occur on this topic. Thrift stores can be discussed as well, in
addition to tattoo shops and massage parlors. These topics should be brought back to
another meeting for more in depth conversation if the Commission wishes. 

The reason we are discussing this now is to be proactive in shaping the future of
our city. Other cities have had similar discussions after problems arose. Please

see the attached 2016 article from the Star Tribune. 

I had a discussion with City Attomey Jay Squires on the legalities of such limitations. He
explained that there is more ability in State Statutes to limit thrift stores/second hand stores
and it is more common for cities to limit these. Used car dealerships are different and the

city could look at more perFormance based standards (stronger standards) if we choose. 
Standards could include: lot size minimums, traffic flow, parking, only one use per lot (no
secondary business on a lot), separation (3,000 ft. from another) to reduce blight, etc. 
Reasons for this can inciude: building value, aesthetics, and a diverse economy. 

Attached please find some feedback gathered from other cities regarding auto

dealerships. If cities have decided to restrict auto sales, they have done as our City
Attorney has advised. They have limited the automobile sales in certain zoning districts
and/or required a Conditional Use Permit or Interim Use Permit. Some cities have

created stronger standards like a minimum lot size of 1, 2 or 4 acres. Woodbury only
allows auto sales in a warehouse and industrial zoning district through a Conditional
Use Permit and requires all vehicles for sale to be housed indoors ( no outdoor storage
of any kind allowed). Shakopee has decided to not allow any newly formed used car
dealerships to start in their city. Shakopee had a concern with 13- 15 used car
dealerships and their population is 40,610. For comparison purposes, Cambridge has

10 car dealerships and the population is 8,749. 
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Item 5E Planning Commission Staff Report
Business Limitations -Auto Dealerships November 7, 2017

The current Cambridge code requires that the lot width for any automobile sales use be
100 foot minimum. It does not specify the requirements for the remaining lot size
standards. Therefore, the lot can be a very small triangle with a 100' width at the front. 
Cambridge currently has an auto dealership with this lot scenario. The property is

struggling to come into compliance with the rest of the regulations because the lot is not
conducive to an auto dealership. The lot is in the B- 2 district and automobile sales is
permitted. 

Cambridge current Zoning Code language: 
100' minimum width at front yard

Permitted by right in the B- 2 Highway Business District and BT Business
Transitional

Allowed with an Interim Use Permit ( IUP) in the B- 1 Downtown Business District
and B- 1A Downtown Fringe Business District

For discussion purposes, the following are possible code changes to discuss: 

Lot size ( maybe we require a 100 foot minimum lot width and one/two acres of
land) 

Interim Use Permits required for all automobile sales uses in all Business Zoning
districts

Remove automobile sales from a certain zoning district ( i. e. B- 1 Downtown
Business District), but keep them in all other Business Districts
Only allow automobile sales in the B- 2 General Business District
Remove automobile sales from all Business Districts, only allow them in
Industrial Districts

Planninq Commission Action
Discuss the attached draft ordinance and direct staff on how to proceed with any
language amendments to the city code. Also direct staff as to whether or not you would

like to bring back thrift stores, tattoo shops, and massage parlors for further discussion. 

Attachments

1. 2017 Automobile Sales Research-other cities
2. 2016 Star Tribune Article

3. March 2, 2016, May 3, 2016, October 3, 2017 Planning Commission Minutes
4. Maps (Auto Dealerships, Zoning Map with Auto Dealerships) 
5. Draft Ordinance
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Potential Future Business Restrictions (Used Auto Dealers, Thrift Stores/Second
Hand Stores, Tattoos, Massage) (Continued from May 3, 2016 Meeting) 

Westover stated the Planning Commission started discussion on potential business
restrictions in 2016. The first meeting was on March 2; 2016 and the discussion was
tabled to May 3, 2016. On May 3, the Commission tabled the discussion until after the
Comprehensive Plan update was complete. 

Westover stated that City staff had started to explore the idea of limiting the number of
certain businesses because of the negative feedback from residents regarding the amount
of these businesses in Cambridge. Now with the recent feedback from the Planning
Commission regarding 140

1St

Ave W( Wudel's auto sales request) and the Discover

Downtown Cambridge Committee on revitalization efforts, this discussion is being heard
again. In addition, the Comprehensive Plan update was completed last spring, therefore the
discussion can continue. 

Westover stated the biggest concern in Cambridge currently is automobile sales. Staff is

requesting the majority of discussion to occur on this topic. Thrift stores can be discussed as
well, in addition to tattoo shops and massage parlors. These topics could be brought back

to another meeting for more in depth conversation if the Commission wishes. The reason

we are discussing this now is to be proactive in shaping the future of our city. Other cities

have had similar discussions after problems arose. 

Westover stated she had a discussion with City Attorney Jay Squires on the legalities of
such limitations. He explained that there is more abilify in Siate Statutes to iimit thrift
stores/second hand stores and it is more common for cities to limit these. Used car

dealerships are different and the City could look at more performance based standards
stronger standards). 

Westover referred to some feedback gathered from other cities regarding auto
dealerships. If cities have decided to restrict auto sales, they have done as our City
Attorney has advised. They have limited the automobile sales in certain zoning districts
and/or required a Conditional Use Permit ( CUP) or Interim Use Permit ( IUP). Some

cities have created stronger standards like a minimum lot size of 1, 2 or 4 acres. 

Woodbury only allows auto sales in a warehouse and industrial zoning district through a
CUP and requires all vehicles for sale to be housed indoors ( no outdoor storage of any
kind allowed). Shakopee has decided to not allow any newly formed used car
dealerships to start in their city. Shakopee had a concern with 13- 15 used car

dealerships and their population is 40,610. For comparison purposes, Cambridge has

10 car dealerships and the population is 8, 749. 

Westover pointed out the current Cambridge code requires that the lot width for any
automobile sales use be 100 foot minimum. It does not specify the requirements for the
remaining lot size standards. Therefore, the lot can be a very small triangle with a 100' 
width at the front. Cambridge currently has an auto dealership with this lot scenario. 
The property is struggling to come into compliance with the rest of the regulations
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because the lot is not conducive to an auto dealership. The lot is in the B- 2 district and

automobile sales is permitted. 

Westover stated Cambridge current Zoning Code language is as follows: ( 1) 100' 

minimum width at front yard; ( 2) Permitted by right in the B- 2 Highway Business District
and BT Business Transitional; and ( 3) Allowed with an Interim Use Permit ( IUP) in the
B- 1 Downtown Business District and B- 1A Downtown Fringe Business District. 

Westover stated for discussion purposes, the following are possib e code changes to
discuss: ( 1) Lot size ( maybe we require a 100 foot minimum lot width and one/ two

acres of land); ( 2) Interim Use Permits required for all automobile sales uses in all

Business Zoning districts; ( 3) Remove automobile sales from a certain zoning district
i. e. B- 1 Downtown Business District), but keep them in all other Business Districts; 
4) Only allow automobile sales in the B- 2 General Business District; and ( 5) Remove

automobile sales from all Business Districts, only allow them in Industrial Districts. 

The Commission discussed inviting the owners of auto dealerships that are outside of
the B- 1 District to see what their opinion is on this versus the owners of auto
dealerships in the B- 1 district. The Commission also discussed inviting the Downtown
Committee to a future meeting. Zoning districts and further zoning review of was also
discussed. 

The Commission recommended staff table this discussion and invite the appropriate

interested parties for a deeper discussion with the Planning Commission. 

35



xc r (- c. ` N e 

i r̀1a 
c  nv'

n.,'ss tc 
v, il u.--P S

Discuss Potential Future Business Restrictio s ( used auto dealers, 
thriii stores/second hand stores, tattoos, massage) ' 

Westover expiained City staff is exploring the idea of limiting the number of certain
types of businesses in the City and proposing ideas to the Planning Commission for
discussion. The businesses currently being reviewed include used automobile sales
and thrift stores {to inciude al! secflnd hand stores). Westover stated staff would like

Commission to let staff know if #hey would like to explore the option further and have
staff bring back proposals or ieave the businesses as they are. Westover explained the

reason staff wants to discuss this now is to be proactive in shaping the future of our Cifij
as other cities have had similar discussions after problems arose. 

Westover stated she spoke with City Attorney Jay Squires about the legatities of such
limitations. Westover said Squires explained thrift stores/second hand dealers are a
common item to limit but used car dealerships are different and the city should look at
more performance based standards. Westover stated Squires said the City could pu# a
moratarium on these types of businesses which would limit any additional businesses of
this nature coming into #he City until a decision is made but pointed out this process
would require a public hearing. 

The Commissioners discussed these potential business restrictions. Godfrey asked if
ihere are any businesses of this type appiying for business licenses at the present. 
Westover stated no, but the city did have an inquiry into a used auto dealer last fall. 
Basta asked if #here were any complaints regarding the number of these types of
businesses. Westover stated there are no formal complaints about the number of
businesses. Morin stated the City Council has heard informal cflmplaints regarding the
appearance and upkeep of the buildings and overcrowding of the parking on car
dealership lots. Westover confirmed that the city does receive complaints on parking, 
appearance, and this is handied through the property maintenance process. Klossnsr
stated if it came down to a choice, he would rather not see empty buildings or
storefronts if a business wanted to move into Cambridge. Struss stated it would be

difficult to choose which businesses can come in and which ones cannot. Westover
stated this process may allow the City to either determine which businesses can be
limited or at ieast develop stronger standards. 

Further discussion centered around whether to tabte this discussion to May until after
the Minnesota Design Team visit and the start of the Comprehensive Plan process. 
Godfrey stated Commissioner Nelson expressed an interest in being present for this
discussion, The consensus was to table the discussion unti! a later meeting. 
Morin moved, seconded by Klossner to table this discussion until the May Planning
Commission meeting. Motion passed 5/0. 
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Westover stated City staff is exploring the idea of {imiting the number of r.ertain types of
businesses in the City and proposing ideas to the Planning Commission for discussion. The
businesses currently being reviewed include used automobile sales and thrift stores ( to
include all second hand stores). Westover stated at the March 2, 2016, Planning
Commission meeting, the Commission tabied this item to the May 3, 2016 meeting. 

Wes#over explained staff would lilce # he Commission to discuss the issue of limiting the
number of used automobile saies and thrift stores/second hand stores and determine
whether to have staff bring back proposals or leave the businesses as is. Westover stated
the reason for discussions at this point is to be proactive in shaping the future of our Cit+ as
other cities have had similar discussions after problems arose. 

Westover reported she spoke with City Attomey Jay Squires on the legalities of such
limitatians and said Squires explained there is more abifity in State Statutes to limit thrift
stores! second hand stores and it is more c ommon for cities to iimit these. Westover said

Squires stated used car deaierships are different and the City could fook at more
performance based standarcis (stronger standarcis). Westover stated tt ese standards cauld

include !ot size minimums, traffic flow, parking, only one use per lot (no secondary business
on a fot), separation (3,000 feet from another) to reduce blight, etc. Westover said reasons

for this can inciude building value, aesthetics, and a diverse economy. 

The Commissioners discussed the restrictions of potential future businesses. Klossner

stated the Commissioners role is to look at the Comprehensive Plan, at the zoning and
approved use of the property and make recommendations based on this information. 
Klossner continued stating the Commission is not charged with being the keeper of free
market enterprise in the City. Klossner posed the question is it better to 1et a property
sit vacant and deteriorate rather than allow a business to move in and use the property, 

even if there are many businesses like it already in the city? 

Nelson stated that he wouldn't have been in favor of the Goodwilf and thinks it will hurt
other thrift stores. 

Basta stated that the City shouldn't consider selective enforcemen#. Basta c.flr ti ued

that the City doesn' t have adequate sta ng levels to add this type of enforcement. 

Westover stated staff is asking the Commissioners to consider choosing to be proactive
in restricting the number of certain types of businesses before the City reaches a point
of having issues that can' t be controlled. Godfrey asked what the process would be if
they chose to restrict certain types of businesses. Westover stated amendments would

be made to the current ordinance(s), a public hea ing would be held and a
recommendation to amend the ordinance(s) would then be made to the City Council. 
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Godfrey suggested that since the City recently received the Mir nesota Design Team
recommendations and is currently just beginning to revise the Comprehensive Plan, to
wait on making any decisions on this request at this time. 

Nelson moved, seconded by Struss to table this discussion until a draft of the
Comprehensive Plan is presented. Motion carried 7/0. 
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ORDINANCE NO. XXX

An Ordinance ta Amend Cambridge City Code Title XV: Land Usage, Chapter 156 Zaning, Section 156.040
8usiness Districts and Section 156.D90Auto Oriented Uses

THE CITY OF CAMBRIDGE, MINNESOTA DOES HEREBY ORDAlN that Section 156. 040 and Section 156.090 are
hereby amended as foilows: 

156D4D Business Dfstricts

156.040 BUSINESS DISTRIGTS. 

Aj Purposes of business districts. 

1) B-1, Downtown Business District. The Downtown Business District is intended to provide a unified and
organized business center which serves a broad service area with a variety of retail, service, o ce and public uses that
primarily serve pedestrian traffic. The district will be kept compact by encouraging a high density of development, public
or joint parking for efficient use of space. 

2) 8-1A, Downtown fringe 8usiness Disirict. The Downtown Fringe Business District is intended to provide
an area around the Downtown Business District that will contain a broad range of services and goods primarily for one- 
stop shopping trips by automobile. These uses, which might otherwise be incompatible with other downtown uses, will
he4p to maintain a compact and convenient downtown shopping district. Sui{dings will be set back from the sidewalks
and off-street parking will be required for individual businesses. 

3) 8-2, Highway 8usiness District. The Nighway Business District is intended to provide space for auto- 
oriented uses and service businesses which are located in close proximity to major thoroughfares or highways in order
that highway service types of iand use can be provided. 

4) BT, Business Tronsition District. The Business Transition District is intended to provide a means of
transition from residential uses to highway business uses, while still allowing existing residences to continue. 

B) Allowable uses in business districts. The uses listed beiow are allowable in the business districts indicaied. " P" 

indicates the use is permitted if it conforms with all other City and State building and use regu4ations. " C" indicates that
a conditionaf use permit must be issued by the city prior to use or construction. " 1" indicates that an interim use permit

must be issued by the City prior to use or construction. No letter indicates the use is not allowed in the district. If a use
is not listed, the Planning Comrnission shall determine if a proposed use is simiiar to one that is listed, it is not allow. 

DISiRICT USE

8-1 B- lA B- 2 BT RESIDENTIAI USES

I I I Auto Convenience Stations, pursuant to § 156.090

l t R I R f Auto Repair and Service, Major, pursuant to § 156.090

1 I  I  i Auto Repair and Service, Minor, pursuant to § 156.090

I I  I  I Automobile Sales, pursuant to § 15b.090

I i I
Automobile Wash and/ or Automatic Automobile Wash, 
pursuant to § 156.090
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156.090 AUTO-0RIENTED USES. 

A) Application. 

1) The provisions of this section shaU appiy to afl auto-oriented businesses. Aut- oriented uses are uses
which involve vehicles and vehicular traffic, such as auto convenience stations, auto and machinery sales, auto service
establishments, drive- in establishments, parking areas and ramps, auta washes and the like. All parking, loading, driving
and paved areas shall meet the landscaping requirements for parking lots and loading areas in §§ 156.450 and 156.051, 

except where more restrictive standards may be required by this section. 

2) All other applicable provisions of this chapter shail be met, including but not fimited to requirements for
signs, outdoor merchandise display, outdoor storage, lighting, landscaping/ screening, parking, noise, and the like. Any
more restrictive standards required by this section shall prevail. 

3) No public address system shall be audible from a Protected Residential Area as defined herein. 

4) No display, parking or storage of vehicles shalt be permitted within any public right-of-way. 

5) No test driving shall be permitted on local residential streets. 

6) No motor vehicle transport or unloading shall be permitted on any local residential street except for
emergen y towing sitaations. 

7} A lighting plan shaH be prepared and approved. Lighting shall be hooded and so directed that the light
source is not visibie from the right-of-way or abutting Protected Residential Areas. All illuminated signs shall also be
included with the lighting plan. AI! lighting shall comply with § 156.073. 

8) The entire site other than that taken up by a building, sidewatk, other structure or plantings/ landscaping
shall be hard surfaced in conformance with City standards for parking tots. Interior curbs conforming with city

standards shall be constructed to separate driving surfaces from sidewalks, landscaped areas, and streets. Truck and
machinery sales uses may be exempt from this requirement provided all the entire site other than that taken up by a
building, sidewaik, oiher structure or plantings/ landscaping shal be surfaced with a material to control dust and
drainage, which is subject to approval of the City Engineer. 

9) A11 vehicles shall be parked on a paved surface. Vefiicles for truck and machinery sales uses may be
exempt from this requirement provided they are parked on an area surfaced with a material to control dust and
drainage, which is subject to approval of the City Engineer. 

10) Access shall be from a coilector or arteriat roadway as defi ed herein and shall create a minimum of
conflict with through traffic movements. 

C) Automobile sales, iruck and machinery sales. 

1) No non-operable vehicles shall be stored outdoors on the premises, except through the issuance of a
conditional use permit. 

2) All sales and rental lots shall be operated in conjunction with a building or buildings. 

3j The building and sates or rental lot shall be on one contiguous site. 

4) All customer and employee parking shall be clearly designated and signed. 
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5) The minimum lot width shali be 100 feei measured at the minimum required front yard setback. 

6j Where vehicie preparation or repair work conducted is conducted as accessory use, no vehicle shal! be
parked or be waiting service outdoors ionger than 15 days. 

All other sections and subsections of this Chapter shall remain as written and previously adopted by the City
Council. This ordinance shaN become effective upon publication. 

Adopted by the Cambridge Ci#y Council this
1fit' 

day of October, 2017. 

Date of publication: October 25, 2017

ATiEST: 

Lynda J. Waulfe, City Administrator

Marlys A. Palmer, Mayor
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Item 5F Planning Commission Staff Report
Kelly Property Annexation November 7, 2017

Backqround

Corinne Kelly and Gayland Hokanson have requested by petition to have two parcels
they own annexed into the City. Attached is the signed petition from the owners. A

map of the two parcels requested to be annexed is also attached. 

Ms. Kelly and Mr. Hokanson also own over 100 acres of land adjacent to these small
parcels, often referred to by staff as the "Kelly"' property. The 100 acre Kelly property is
within the City limits and the owners plan to develop when the time is right. These two
smaller parcels were purchased more recently and were not included in the original
annexation. 

Annexation can occur by Ordinance in this case when the City receives a petition from
the owners, the land abuts the municipality, and the land is 120 acres or less. The

township and adjacent property owners have been notified and a public hearing on the
annexation request will be heard at the City Council meeting on December 4, 2017. 
This report is to notify the Planning Commission and the Commission can make a
recommendation to Council. 

Plannin Commission Action

Motion on the attached draft ordinance to recommend approval of the annexation
request. 

Attachments

1. Owner Petition

2. Annexation Map
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5 Approve Resolution R17- 02 Finding that a Modification to Development Program for
Development District No. 6 and Tax Increment Financing Plan for Tax Increment
Finance District No. 6- 19 conforms to the General Plans for the Development and
Redevelopment of the City

November 7, 2017

Author: Stan Gustafson, Economic Development Director

Re uest

The Planning Commission is requested to review and approve Resolution R17- 02 Finding that a
Modification to Development Program for Development District No. 6 and Tax Increment Financing
Plan for Tax Increment Finance District No. 6- 19 conforms to the general plans for the development
and redevelopment of the City. 

BACKGROUND

Staff has been in contact with Stars Hollow Corporation (SHC) on building a new facility in the
Cambridge Opportunity Industrial Park. The building foot print is 164,234 square feet, the site needed
is 12. 3 acres which is a portion of Site 2. 

The company is an AQUAculture firm that raises fish and sell fresh to markets within a close
geographic area of Cambridge. HydroPONICS is growing fresh vegetables

SHC is a start-up sustainable food grower and distributor of fresh fish products and
high-value, certified organic/non-gmo verified produce within a Plant Factory Artificial Lighting ( PFAL) 
system. For SHC to achieve necessary organic produce quantities and most cost effective is to
construct a customized building, designed specifically for operational efficiencies.  

The City is selling the land to Stars Hollow Company for $ 1. 00 and placing this site in a TIF District

enabling the City to recoup the cost of the land. We are estimating the land price with 12. 3 acres
equals 535,738 sq. ft. @$ 1. 50 sq. ft. equals $803,682 of land cost write down which we would have
to recoup through TIF. 

As part of the creation of this district, The Planning Commission is required to find that the TIF District
is in conformance with the City's generaf plans for development and redevelopment of the City. As
described above, the program Modification and tax Increment Financing (TIF) Plan for Development
District No. 6 and TIF District No. 6- 19 is in conformance with the City's Comprehensive Plan. 

Recommendation

Staff is recommending the Planning Commission approve the attached Resolution R17- 02 as
presented, finding that the Modification to the Development Program for Development District No. 6
and the Tax Increment Financing Plan for TIF District No. 6- 19 is in conformance with the City's
Comprehensive Plan. 

Attachments: 

1. Program Modification and TIF Plan

2. Resolution R17-02

3. Site Map
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PLANNING COMMISSION

CITY OF CAMBRIDGE, MINNESOTA

RESOLUTION NO. R17-02

RESOLUTION OF THE CITY OF CAMBRIDGE PLANNING COMMISSION
FINDING THAT A MODIFICATION TO THE DEVELOPMENT PROGRAM
FOR DEVELOPMENT DISTRICT NO. 6 AND A TAX INCREMENT FINANCING
PLAN FOR TAX INCREMENT FINANCING DISTRICT NO. 6- 19 CONFORM TO
THE GENERAL PLANS FOR THE DEVELOPMENT AND REDEVELOPMENT
OF THE CITY. 

Wf REAS, the City of Cambridge ( the " City") has proposed to adopt a Modification to the

Development Program for Development District No. 6( the " Development Program Modiiication") and a

Tax Increment Financing Plan for the creation of Tax Increment Financing District No. 6- 19 ( the " TIF
Plan") therefor (the Development Program Modification and the TIF Plan are referred to collectively herein
as the "Program and Plan") and has submitted the Program and Plan to the City Planning Commission (the
Commission") pursuant to Minnesota Statutes, Section 469. 175, Subd. 3, and

WHEREAS, the Commission has reviewed the development activities included within the Program and

Plan to deternune their conformity with the general plans for the development and redevelopment of the
City as described in the comprehensive plan for the City. 

NOW, THEREFORE, BE IT RESOLVED by the Cominission that the Program and Plan conform to
the general plans for the development and redevelopment of the City as a whole. 

Dated: November 7, 2017

ATTEST: 

Secretary
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Section 1- Modi cation to the Deve/opment Program

for Development District No. 6

Foreword

The following text represents a Modification to the Development Program for Development District No. 6. 
This modification represents a continuation ofthe goals and objectives set forth in the Development Program
for Development District No. 6. Generally, the substantive changes include the establishment of Tax
Increment Financing District No. 6- 19. 

For further information, a review of the Development Program for Development District No. 6 is
recommended. It is available from the City Administrator at the City of Cambridge. Other relevant

information is contained in the Taa Increment Financing Plans for the Tax Increment Financing Districts
located within Development District No. 6. 
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Section 2- Tax Increment Financing P/an
for Tax Irtcrement Financing District No. 6- 19

Subsection 2- 1. Foreword

The City of Cambridge ( the " City"), staff and consultants have prepared the following information to
expedite the establishment of Taa Increment Financing District No. 6- 19 ( the " District"), an economic

development tax increment financing district, located in Development District No. 6. 

Subsection 2-2. Statutory Authority

Within the City, there exist areas where public involvement is necessary to cause development or
redevelopment to occur. To this end, the City has certain statutory powers pursuant to Minnesota Statutes

M.S.'), Sections 469.124 to 469.133, inclusive, as amended, and M.S., Sections 469.174 to 469.1794, 
inclusive, as amended ( the " Tax Increment Financing Act" or " TIF Act"), to assist in financing public costs
related to this project. 

This section contains the Tax Increment Financing Plan ( the " TIF Plan") for the District. Other relevant

information is contained in the Modification to the Development Program for Development District No. 6. 

Subsection 2-3. Statement of Objectives

The District currently consists of one parcel of land and adjacent and internal rights-of-way. The District is
being created to facilitate the construction of an approximately 160,000 square foot aquaponics warehouse
and distribution facility in the City. Please see Appendix A for further District information. The City has
identified Stars Hollow Company as the developer and development is likely to begin in December 2017. 
This TIF Plan is expected to achieve many of the objectives outlined in the Development Program for
Development District No. 6. 

The activities contemplated in the Modification to the Development Program and the TIF Plan do not
preclude the undertaking of other qualified development or redevelopment activities. ' These activities are

anticipated to occur over the life of Development District No. 6 and the District. 

Subsection 2-4. Development Program Overview

1. Property to be Acquired - Selected property located within the District may be acquired by
the City and is further described in this TIF Plan. 

2. Relocation - Relocation services, to the extent required by law, are available pursuant to
M.S., Chapter 117 and other relevant state and federal laws. 

3. Upon approval of a developer's plan relating to the project and completion of the necessary
legal requirements, the City may sell to a developer selected properties that it may acquire
within the District or may lease land or facilities to a developer, 

4. The City may perform or provide for some or all necessary acquisition, construction, 
relocation, demolition, and required utilities and public street work within the District. 

5. The City proposes both public and private infrastructure within the District. The proposed
reuse ofprivate property within the District will be for a warehouse and distribution facility, 
and there will be continued operation of Development District No. 6 after the capital
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improvements within Development District No. 6 have been completed. 

Subsection 2- 5. Description of Property in the District and Property To Be Acquired

The District encompasses all property and adjacent rights-of-way and abutting roadways identified by the
parcels listed in Appendix C ofthis TIF Plan. Please also see the map in Appendix B for further information
on the location of the District. 

The City currently owns the property to be included in the District. 

Subsection 2- 6. Classification of the District

The City, in determining the need to create a t increment fmancing district in accordance with M.S., 
Sections 469.174 to 469.1794, as amended, inclusive, finds that the District, to be established, is an economic
development district pursuant to M.S., Section 469. 174, Subd. 12 as defined below: 

Economic development district" means a type oftax incrementfinancing district which consists ofany
project, orportions ofa project, which the authority finds to be in the public interest because: 

1) it will discourage commerce, industry, or manufacturingfrom moving their operations
to another state or municipality; or

2) it will result in increased employment in the state; or
3) it will resudt in preservation and enhancement ofthe tax base ofthe state. 

The District is in the public interest because it will meet the statutory requirement from clauses l, 2, and 3. 

Pursuant to M.S., Section 469.176, Subd. 4c, revenue derived from taY increment from an economic
development district may not be used to provide improvements, loans, subsidies, grants, interest rate
subsidies, or assistance in any form to developments consisting of buildings and ancillary facilities, ifmore
than 15 percent of the buildings and facilities ( determined on the basis of square footage) are used for a
purpose other than: 

1) The manufacturing or production of tangible personal property, including processing resulting
in the change in condition of the property; 

2) Warehousing, storage, and distribution of tangible personal property, excluding retail sales; 
3) Research and development related to the activities listed in items ( 1) or (2); 
4) Telemarketing if that activity is the exclusive use of the property; or
5) Tourism facilities; 

6) Space necessary for and related to the activities listed in items ( 1) to ( 5) 

In meeting the statutory criteria the City relies on the following facts and findings: 

The facilities in the District meet the conditions of Purposes 2 and 6. 

The District is being created to assist in the construction of a new aquaponics warehousing and distribution
plant facility for the production and distribution of both aquatic animals and hydroponic produce. The

proposed faciliTy will contain artificial light, circulation and storage equipment, and will be used for
wholesale distribution and related activities. 

Pursuant to M.S., Section 469.176, Subd. 7, the District does not contain any parcel or part of a parcel that
qualified under the provisions of M.S., Sections 273. 111, 273. 112, or 273.114 or Chapter 473H for t es
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payable in any of the five calendar years before the filing of the request for certiiication of the District. 

Subsection 2- 7. Duration and First Year of Tax Increment of the District

Pursuant to M.S., Section 469. 175, Subd. 1, and M.S., Section 469.176, Subd. 1, the duration of the District
must be indicated within the TIF Plan. Pursuant to M.S., Section 469.176, Subd. 1 b., the duration of the
District will be 8 years after receipt of the first increment by the City. The date of receipt by the City of the
first tax increment is expected to be 2020. Thus, it is estimated that the District, including any modifications
of the TIF Plan for subsequent phases or other changes, would terminate after 2028, or when the TIF Plan
is satisfied. If increment is received in 2019, the term of the District will be 2027. The City reserves the right
to decertify the District prior to the legally required date. 

Subsection 2-8. Original Tax Capacity, Tax Rate and Estimated Captured Net Tax Capacity
Valueilncrement and Notification of Prior Planned Improvements

Pursuant toM.S., Section 469.174, Subd. 7 andM.S., Section 469.177, Subd. l, the Original Net T CapaciTy

ONTC) as certified for the District will be based on the market values placed on the property by the assessor
in 2018 for taa es payable 2019. 

Pursuant to M.S., Section 469.177, Subds. 1 and 2, the County Auditor shall certify in each year (beginning
in the payment year 2020) the amount by which the original value has increased or decreased as a result of: 

1. Change in tax exempt status of property; 
2. Reduction or enlargement of the geographic boundaries of the district; 
3. Change due to adjustments, negotiated or court-ordered abatements; 

4. Change in the use of the property and classification; 
5. Change in state law governing class rates; or
6. Change in previously issued building permits. 

In any year in which the current Net T Capacity (NTC) value of the District declines below the ONTC, no
value will be captured and no tax increment will be payable to the City. 

The original local tax rate for the District will be the local taa rate for taxes payable 2018, assuming the
request for certification is made before June 30, 2018. The estimated ONTC and the Original Local Tax Rate
for the District appear in the table below. 

Pursuant to M.S., Section 469.174 Subd. 4 and M.S., Section 469.177, Subd. 1, 2, and 4, the estimated
Captured Net Tax Capacity ( CTC) of the District, within Development District No. 6, upon completion of
the projects within the District, will annually approximate tax increment revenues as shown in the table
below. The City requests 100 percent ofthe available increase in t capacity for repayment of its obligations
and current expenditures, beginning in the tax year payable 2020. The Project Tax Capacity ( PTC) listed is
an estimate of values when the projects within the District are completed. 
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Project Estimated Tag Capacity upon Completion ( PTC) 

Original Estimated Net Taz Capacity (ONTC) 

Estimated Captured Taz Capacity (CTC) 

Original Local Taz Rate

Estimated Annuat Taz Increment (CTC x Local Tax Rate) 

70, 102

1, 060

69,042

1. 91257
Final

Pay 2017

132, 048

Percent Retained by the City 100°/a

Tax capacity inciudes a 1% inflation factor for the duration of the District. The tax capacity mcluded m this
chart is the estimated tax capacity of the District in year 8. The taY capacity of the Distnct in year one is
estimated to be $64,738. 

Pursuant to M.5., Section 469.177, Subd. 4, the City shall, after a due and diligent search, accompany its
request for certification to the County Auditor or its notice of the District enlargement pursuant to M.S., 
Section 469,175, Subd. 4, with a listing of a11 properties within the District or area of enlargement for which
building permits have been issued during the eighteen ( 18) months immediately preceding approval of the
TIF Plan by the municipality pursuant to M.S., Section 469.175, Subd. 3. The County Auditor shall increase
the original net taa capacity of the District by the net t capacity of improvements for which a building
permit was issued. 

The City has reviewed the area to be included in the District and found no parcels for which building
permits have been issued during the 18 months immediately preceding approval of the TIF Plan by the
City. 

Subsection 2-9. Sources of RevenuelBonds to be Issued

The costs outlined in the Uses of Funds will be financed primarily through the annual collection of t 
increments. The CiTy reserves the right to incur bonds or other indebtedness as a result of the TIF P1an. As
presently proposed, the projects within the District will be financed by an interfund loan. Any refunding
amounts will be deemed a budgeted cost without a formal TIF Plan Modification. This provision does not
obligate the City to incur debt. The City will issue bonds or incur other debt only upon the determination that
such action is in the best interest of the City. 

The total estimated tax increment revenues for the District are shown in the table below: 

SOURCES OF FUNDS

Tax Increment

Interest

TOTAL

TOTAL

1, 137, 611

56 881

1, 194,492

The City may issue bonds ( as defined in the TIF Act) secured in whole or in part with tax increments from
the District in a maximum principal amount of $929,900. Such bonds may be in the form of pay-as- you-go
notes, revenue bonds or notes, general obligation bonds, or interfund loans. This estimate of total bonded
indebtedness is a cumulative statement of authority under this TIF Plan as of the date of approval. 
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Subsection 2- 10. Uses of Funds

Currently under consideration for the District is a proposal to facilitate the construction of an approximately
160, 000 square foot aquaponics warehouse and distribution facility. The City has determined that it will be
necessary to provide assistance to the project for certain District costs, as described. The City has studied the
feasibility of the development or redevelopment of property in and around the District. To facilitate the
establisl ment and development or redevelopment of the District, this TIF Plan authorizes the use of t 
increment fnancing to pay for the cost ofcertain eligible expenses. The estimate of public costs and uses of
funds associated with the District is outlined in the following table. 

USES OF TAX INCREMENT FUNDS

Land/Building Acquisition

Site Improvements/Preparation

Utilities

Other Qualifying Improvernents

Administrative Costs ( up to 10%) 

PROJECT COST TOTAL

Interest

PROJECT AND INTEREST COSTS TOTAL

TOTAL

803, 680

10,000

30,000

10, 000

76 220

929,900

264 592

1, 194,492

The total project cost, including financing costs ( interest) listed in the table above does not exceed the total
projected t increments for the District as shown in Subsection 2- 9. 

Estimated capital and administrative costs listed above are subject to change among categories by
modification of the TIF Plan without hearings and notices as required for approval of the initial TIF Plan, so
long as the total capital and administrative costs combined do not exceed the total listed above. Further, the
City may spend up to 20 percent of the tax increments from the District for activities (described in the table
above) located outside the boundaries of the District but within the boundaries of the Project ( including
administrative costs, which are considered to be spend outside the District), subject to all other terms and
conditions of this TIF Plan. 

Subsection 2- 11. Business Subsidies

Pursuant to M.S., Section 116J.993, Subd. 3, the following forms of financial assistance are not considered
a business subsidy: 

1) 

2) 

3) 

4) 

5) 

A business subsidy of less than $ 150,000; 
Assistance that is generally a ailable to all businesses or to a general class of similar businesses, 
such as a line of business, size, location, or similar general criteria; 

Public improvements to buildings or lands owned by the state or local government that serve a
public purpose and do not principally benefit a single business or defined group of businesses at
the time the improvements are made; 

Redevelopment property polluted by contaminants as defined in M.S., Section 116J.552, Subd. 3; 
Assistance provided for the sole purpose of renovating old or decaying building stock or bringing
it up to code and assistance provided for designated historic preservation districts, provided that
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6) 

t) 
8} 

the assistance is equal to or less than 50% of the total cost; 

Assistance to provide job readiness and training services if the sole purpose of the assistance is to
provide those services; 

Assistance for housing; 
Assistance for pollution control or abatement, including assistance for a tax increment financing
hazardous substance subdistrict as defined under M.S., Section 469.174, Subd. 23; 

Assistance for energy conservation; 
Tax reductions resulting from conformity with federal taai law; 
Workers' compensation and unemployment compensation; 

Benefits derived from regulation; 

Indirect benefits derived from assistance to educational institutions; 
Funds from bonds allocated under chapter 474A, bonds issued to refund outstanding bonds, and
bonds issued for the benefit of an organization described in section 501 ( c) ( 3) of the Internal

Revenue Code of 1986, as amended through December 31, 1999; 

Assistance for a collaboration between a Minnesota higher education institution and a business; 
Assistance for a t increment financing soils condition district as defined under M.S., Section
469.I74, Subd. 19; 

Redevelopment when the recipient' s investment in the purchase of the site and in site preparation
is 70 percent or more of the assessor's current year's estimated market value; 

General changes in tax increment financing law and other general taa law changes of a principally
technical nature; 

Federal assistance until the assistance has been repaid to, and reinvested by, the state or local

government agency; 

20) Funds from dock and wharf bonds issued by a seaway port authority; 
21) Business loans and loan guarantees of $150, 000 or less; 

22) Federal loan funds provided through the United States Department of Commerce, Economic
Development Administration; and

23) Property tax abatements granted under M.S., Section 469. 1813 to property that is subject to
valuation under Minnesota Rules, chapter 8100. 

The City will comply with M.S., Sections 116J.993 to 116J.995 to the extent the tax increment assistance
under this TIF Plan does not fall under any of the above exemptions. 

Subsection 2- 12. County Road Costs

Pursuant to M.S., Section 469.175, Subd. 1 a, the county board may require the City to pay for all ar part of
the cost of county road improvements if the proposed development to be assisted by tax increment will, in
the judgment of the counly, substantially increase the use of county roads requiring construction of road
improvements or other road costs and if the road improvements are not scheduled within the next five years
under a capital improvement plan or within five years under another county plan. 

If the county elects to use increments to improve county roads, it must notify the City within forty-five days
of receipt of this TIF Plan. In the opinion of the City and consultants, the proposed development outlined
in this TIF Plan will ha e little or no impact upon county roads. The City is aware that the county could claim
that tax increment should be used for county roads, even after the public hearing. 
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Subsection 2- 13. Estimated Impact on Other Taxing Jurisdictions

The estimated impact on other taXing jurisdictions assumes that the redevelopment contemplated by the TIF
Plan would occur without the creation of the District. Hawever, the City has determined that such
development or redevelopment would not occur " but for" taa increment financing and that, therefore, the

fiscal impact on other taxing jurisdictions is $ 0. The estimated fiscal impact of the District would be as
follows if the " but for" test was not met: 

Isanti County

City of Cambridge

IMPACT ON TAX BASE

2016/Pay 2017
Total Net

Tax Cauacitv

29, 120, 215

5, 946, 133

Estimated Captured

Ta$ Capacity (CTC) 
Unon Completion

69,042

69, 042

Percent of CTC

to Enti Total

0.2371% 

1. 1611% 

Cambridge Isanti ISD No. 911 20,791, 951 69, 042 0.3321% 

IMPACT ON TAX CAPACITY RATES

Isanti County

City of Cambridge
Cambridge Isanti ISD No. 911

Other

Total

Pay 2017
Egtension Rates

0.660050

0. 856933

0393299

0. 002290

1. 912572

Percent

of Total

34.SI% 

44. 81% 

20.56% 

0. 12% 

100.00% 

CTC

69,042

69,042

69, 042

69,042

Potentiai

Tazes

45,571

59,164

27, 154

158

132,048

The estimates listed above display the captured tax capacity when all construction is completed. The tax rate
used for calculations is the actual Pay 2017 rate which is the most recent available at the time ofpreparation. 
The total net capacity for the entities listed above are based on estimated Pay 2418 figures. The District will
be certified under the actual Pay 2018 rates and figures, which were unavailable at the time this TIF Plan was
prepared. 

Pursuant to M.S. Section 469.175 Subd. 2( 6): 

1) Estimate of total taac increment. It is estimated that the total amount of tax increment that will be
generated over the life of the District is $ 1, 137,611; 

2) Probable imnact of the District on city,nrovided services and abilitv to issue debt. A material impact
of the District on police protection is not expected. With any addition ofnew residents or businesses, 
police calls for service will be increased. New developments add an increase in traffic, and additional
overall demands to the call load. The City does not expect that the proposed development, in and
of itself, wi11 necessitate new capital investment. 

The probable impact of the District on fire protection is not expected to be significant. Typically new
buildings generate few calls, if any, and are of superior construction from older structures. 
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The impact of the District on public infrastructure is expected to be minimal. The development is
not expected to significantly impact any traffic movements in the area. The current infrastructure for
sanitary sewer, storm sewer and water will be able to handle the additional volume generated from
the proposed development. The City is requiring the installation of a waste water monitoring device
as added redundancy to prevent seepage from the new facility. Based on the development plans, 
there are no additional costs associated with street maintenance, sweeping, plowing, lighting and
sidewalks. However, lighting operating costs are yet to be determined. 

The probable impact of any District general obligation tax increment bonds on the ability to issue
debt for general fund purposes is expected to be minimaL It is not anticipated that there will be any
general obligation debt issued in relation to this project, therefore there will be no impact on the

City's ability to issue future debt or on the City's debt limit. 

3) Estimated amoun# of tax increment attributable to school district levies. It is estimated that the

amount of tax increments over the life of the District that would be attributable to school district
levies, assuming the school district's share of the total local tax rate for all taxing jurisdictions
remained the same, is $ 233,$ 93; 

4) Estimated amount of t increment attributable to countv levies. It is estimated that the amount of
t increments over the life of the District that would be attributable to county levies, assuming the
county's share of the total local tax rate for all taxing jurisdictions remained the same, is $ 392, 590; 

5) Additional information requested b the countv or school district. The City is not aware of any
standard questions in a county or school district written policy regarding taY increment districts and
impact on county or school district services. The counTy or school district must request additional
information pursuant to M.S. Section 469.175 Subd. 2( b) within 15 days after receipt of the t 
increment financing plan. 

No requests for additional information from the county or school district regarding the proposed
development for the District have been received. 

Subsection 2- 14. Supporting Documentation

Pursuant to M.S. Section 469.175, Subd. 1( a), clause 7 the TIF Plan must contain identification and

description of studies and analyses used to make the determination set forth in M.S. Section 469.175, Subd. 
3, clause ( b)( Z) and the findings are required in the resolution approving the District. Following is a list of
reports and studies on file at the City that support the City's findings: 

A list of appficable studies will be listed here prior to the public hearing. 

Subsection 2- 15. Definition of Tax Increment Revenues

Pursuant to M.S., Section 469.174, Subd. 25, tax increment revenues derived from a ta c increment financing
district include all of the following potential revenue sources: 

1. Taxes paid by the captured net t capacity, but excluding any excess t es, as computed under M. S., 

Section 469.177; 

2. The proceeds from the sale or lease ofproperly, tangible or intangible, to the extent the property was
purchased by the authority with tax increments; 

3. Principal and interest received on loans or other advances made by the authority with tax increments; 
4. Interest or other investment earnings on or from tax increments; 
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5. Repayments or return of tax increments made to the Authority under ageements for districts for
which the request for certification was made after August 1, 1993; and

6. The market value homestead credit paid to the Authority under M. S., Section 273. 1384. 

Subsection 2- 16. Modifications to the District

In accordance with M.S., Section 469.175, Subd. 4, any: 

1. Reduction or enlargement of the geographic area of the District, if the reduction does not meet the
requirements ofM.S., Section 469.175, Subd. 4(e); 

2. Increase in amount of bonded indebtedness to be incurred; 

3. A determination to capitalize interest on debt ifthat determination was not a part of the original TIF
Plan; 

4. Increase in the portion of the captured net tax capacity to be retained by the Ciry; 
5. Increase in the estimate ofthe cost ofthe District, including administrative expenses, that wi11 be paid

or financed with tax increment from the District; or

6. Designation of additional property to be acquired by the City, 

sha11 be approved upon the notice and after the discussion, public hearing and findings required for approval
of the original TIF Plan. 

Pursuant to M.S., Section 469.175 Subd. 4(fl, the geographic area of the District may be reduced, but shall
not be enlarged after five years following the date of certification of the original net ta.x capacity by the
county auditor. If an economic development district is enlazged, the reasons and supporting facts for the
determination that the addition to the district meets the criteria of M.S., Section 469. 174, Subd. 12 must be
documented in writing and retained. The requirements of this paragraph do not apply if (1) the only
modification is elimination of parcel( s) from the District and ( 2) ( A) the current net tax capacity of the
parcel( s) eliminated from the District equals or exceeds the net t capacity ofthose parcel( s) in the District's
original net tax capacity or (B) the City agrees that, notwithstanding M.S., Section 469.177, Subd. 1, the
original net tax capacity will be reduced by no more than the current net taa capacity of the parcel( s) 
eliminated from the District. 

The City must notify the County Auditor of any modification to the District. Modifications to the District
in the form of a budget modification or an expansion of the boundaries will be recorded in the TIF Plan. 

Subsection 2-17. Administrative Expenses

In accordance with M.S., Section 469.174, Subd. 14, adrninistrative expenses means all expenditures of the

City, other than: 

1. Amounts paid for the purchase of land; 
2. Amounts paid to contractors or others providing materials and services, including architectural and

engineering services, directly connected with the physical development of the real property in the
District; 

3. Relocation benefits paid to or services provided for persons residing or businesses located in the
District; 

4. Amounts used to pay principal or interest on, fund a reserve for, or sell at a discount bonds issued
pursuant to M.S., Section 469.178; or

5. Amounts used to pay other financial obligations to the extent those obligations were used to finance
costs described in clauses ( 1) to (3). 
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For districts for which the request for certiiication were made before August 1, 1979, or after June 30, 1982, 
and before August l, 2001, administrative expenses also include amounts paid for services provided by bond
counsel, fiscal consultants, and planning or economic development consultants. Pursuant to M.S., Section
469. 176, Subd. 3, tax increment may be used to pay any authorized and documented administrative
expenses for the District up to but not to exceed 10 percent of the total estimated tax increment expenditures
authorized by the TIF Plan or the total tax increments, as defined by M.S., Section 469.174, Subd. 25, clause

1), from the District, whichever is less. 

For districts for which certification was requested after July 31, 2001, no tax increment may be used to pay
any administrative expenses for District costs which exceed ten percent of total estimated tax increment
expenditures authorized by the TIF Plan or the total tax increments, as defined in M. S., Section 469.174, Subd. 
25, clause ( 1), from the District, whichever is less. 

Pursuant to M.S., Section 469.176, Subd. 4h, t increments may be used to pay for the County's actual
administrative expenses incurred in connection with the District and are not subject to the percentage limits

ofM.S., Section 469.176, Subd. 3. The county may require payment ofthose expenses by February 15 ofthe
year following the year the expenses were incurred. 

Pursuant to M.S., Section 469. 177, Subd. 11, the County Treasurer shall deduct an amount ( currently 036
percent) of any increment distributed to the City and the County Treasurer shall pay the amount deducted to
the State Commissioner of Management and Budget for deposit in the state general fund to be appropriated
to the State Auditor for the cost of financial reporting of tax increment financing information and the cost of
examining and audiring authorities' use of tax increment financing. This amount may be adjusted annually
by the Commissioner of Revenue. 

Subsection 2- 18. Limitation of Increment

The taa increment pledged to the payment of bonds and interest thereon may be discharged and the District
may be terminated ifsufficient funds have been irrevocably deposited in the debt service fund or other escrow
account held in trust for all outstanding bonds to provide for the payment of the bonds at maturity or
redemption date. 

Pursuant to M.S., Section 4b9.176, Subd. 6: 

if, after four years from the date ofcertification of the original net tc capaciry of the tax
incrementfinancingdistrictpursuanttoM.S., Section469.1 7, nodemolition, rehabilitation

or renovation ofproperty or other site preparation, including qualified irreprovement ofa
street adjacent to a parcel but not installation ofutility service including sewer or water
systems, has been commenced on a parcel located within a tcrx incrementfinancing district

by the authority or by the owner oftheparcel in accordance with the tcix incrementfanancing
plan, no additional tax increment may be taken from that parcel, and the original net tax
capacity of that parcel shall be excluded from the original net tax capacity of the ta c
increment financing district. If the authority or the owner of the parcel subsequently
commences demolition, rehabilitation or renovation or other sitepreparation on thalparcel

including qualified improvement ofa street adjacent to thatparcel, in accordance with the
tax incrementfinancingplan, the authority shall certify to the county auditor that the activity
has commenced and the county auditor shall cert the net tc capacity thereof as most

recently certified by the commissioner ofrevenue and add it to the original net tax capacity
ofthe tcrx incrementfinancing district. The county auditor must enforce theprovisions ofthis
subdivision. The authority must submit to the county auditor evidence that the required
activity has taken place for each parcel in the district. The evidence for a parcel must be
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submitted by February 1 ofthefifth yearfollowing theyear in which the parcel was certified
as included in the district. For purposes of this subdivision, qualified improvements of a
str•eet are limited to ( 1) construction or opening ofa new street, (2) relocation ofa street, 
and (3) substantial reconstruction or rebuilding ofan existing street. 

The City or a property owner must improve parcels within the District by approximately November 2022 and
report such actions to the County Auditor. 

Subsection 2- 19. Use of Tax Increment

The City hereby determines that it will use 100 percent of the captured net t capacity of taa able property

Iocated in the District for the following purposes: 

1. To pay the principal of and interest on bonds issued to finance a project; 
2. To finance, or otherwise pay the capital and administration costs of Development District No. 6

pursuant to M.S., Sections 469.124 to 469.133; 

3. To pay for project costs as identified in the budget set forth in the TIF Plan; 
4. To finance, or otherwise pay for other puiposes as provided in M.S., Section 469.176, Subd. 4; 
5. To pay principal and interest on any loans, advances or other payments made to or on behalf of the

CiTy or for the benefit of Development District No. 6 by a developer; 
6. To finance or otherwise pay premiums and other costs for insurance or other security guaranteeing

the payment when due ofprincipal of and interest on bonds pursuant to the TIF Plan or pursuant to
M.S., Chapter 462C. M.S., Sections 469.152 through 469.165, and/or M.S., Sections 469.178; and

7. To accumulate or maintain a reserve securing the payment when due of the principal and interest on
the t increment bonds or bonds issued pursuant to M.S., Chapter 462C, M.S., Sections 469.152
through 469.165, and/or 1V S., Sections 469.178. 

These revenues shall not be used to circumvent any levy limitations applicable to the City nor for other
puzposes prohibited by M.S., Section 469.176, Subd. 4. 

Taa increments generated in the District will be paid by Isanti County to the City for the Tax Increment Fund
of said District. The City will pay to the developer(s) annually an amount not to exceed an amount as
specified in a developer's agreement to reimburse the costs of land acquisition, public improvements, 
demolition and relocation, site preparation, and administration. Remaining increment funds will be used for
City administration (up to 10 percent) and for the costs of public improvement activities outside the District. 

Subsection 2- 20. Excess Increments

Excess increments, as defined in M.S., Section 469. 176, Subd. 2, shall be used only to do one or more ofthe
llowing: 

1. Prepay any outstanding bonds; 
2. Discharge the pledge of taa increment for any outstanding bonds; 
3. Pay into an escrow account dedicated to the payment of any outstanding bonds; or
4. Return the excess to the County Auditor for redistribution to the respective t ing jurisdictions in

proportion to their local t rates. 

The City must spend or return the excess increments under paragraph ( c) within nine months after the end
of the year. In addition, the City may, subject to the limitations set forth herein, choose to modify the TIF
Plan in order to finance additional public costs in Development District No. 6 or the District. 
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Subsection 2-21. Requirements for Agreements with the Developer

The City will review any proposal for private development to determine its conformance with the
Development Program and with applicable municipal ordinances and codes. To facilitate this effort, the
following documents may be requested for review and approval: site plan, construction, mechanical, and
electrical system drawings, landscaping p1an, grading and storm drainage plan, signage system plan, and any
other drawings ornarrative deemed necessary by the City to demonstrate the conformance ofthe development
with City plans and ordinances. The City may also use the Agreements to address other issues related to the
development. 

Pursuant to M.S., Section 469.176, Subd. S, no more than 10 percent, by acreage, of the property to be
acquired in the District as set forth in the TIF Plan shall at any time be owned by the City as a result of
acquisition with the proceeds ofbonds issued pursuant to M.S., Section 469.178 to which t increments from

property acquired is pledged, unless prior to acquisition in excess of 10 percent of the acreage, the City
concluded an agreement for the development of the property acquired and which provides recourse for the
City should the development not be completed. 

Subsection 2- 22. Assessment Agreements

Pursuant to M.S., Section 469.177, Subd. 8, the City may enter into a written assessment agreement in
recordable form with the developer ofproperty within the District which establishes a minimum market value
ofthe land and completed improvements for the duration of the District. The assessment agreement shall be
presented to the County Assessor who shall review the plans and specifications for the improvements to be
constructed, review the market value previously assigned to the land upon which the improvements are to be
constructed and, so long as the minimum market value contained in the assessment agreement appears, in the
judgment of the assessor, to be a reasonable estimate, the County Assessor shall also certify the minimum
market value agreement. 

Subsection 2- 23. Administration of the District

Administration of the District will be handled by the City Administrator. 

Subsection 2-24. Annual Disclosure Requirements

Pursuant to M.S., Section 469. 175, Subds. 5, 6, and 6b the City must undertake financial reporting for all tax
increment financing districts to the Office of the State Auditor, County Board and County Auditor on or
before August 1 ofeach year. M.S., Section 469.175, Subd. S also provides that an annual statement shall be
published in a newspaper of general circulation in the City on or before August 15. 

If the City fails to make a disclosure or submit a report containing the information required by M.S., Section
469.175 Subd. 5 and Subd. 6, the Office of the State Auditor will direct the County Auditor to withhold the
distribution of taa increment from the District. 

Subsection 2-25. Reasonable Expectations

As required by the TIF Act, in establishing the District, the determination has been made that the anticipated
development would not reasonably be expected to occur solely through private investment within the
reasonably foreseeable future and that the increased market value ofthe site that could reasonably be expected
to occur without the use of tax increment financing would be less than the increase in the market value
estimated to result from the proposed development after subtracting the present value of the projected tax
increments for the m imum duration ofthe District permitted by the TIF Plan. In making said determination, 
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reliance has been placed upon written representation made by the developer to such effects and upon City
staff awareness ofthe feasibiliTy of developing the project site( s} within the District. A comparative analysis
of estimated market values both with and without establishment of the District and the use oftax increments
has been performed as described above. Such analysis is included with the cashflow in Appendix D, and
indicates that the increase in estimated market value of the proposed developrnent ( less the indicated
subtractions) exceeds the estimated market value of the site absent the establishment of the District and the
use of t increments. 

Subsection 2-26. Other Limitations on the Use of Tax lncrement

General Limitations. All revenue derived from tax increment shall be used in accordance with the TIF ` 
Plan. The revenues shall be used to finance, or otherwise pay the capital and administration costs of
Development District No. 6 pursuant to M.S., Sections 469.124 to 469.133. T increments may not be
used to circumvent existing levy limit law. No t increment may be used for the acquisition, 
construction, renovation, operation, or maintenance ofa building to be used primarily and regularly for
conducting the business of a municipality, county, school district, or any other local unit of government
or the state or federal government. This provision does not prohibit the use ofrevenues derived from t 
increments for the construction or renovation of a parking structure. 

2. Poolin Limitations. At least 80 percent of t increments from the District must be expended on

activities in the District or to pay bonds, to the extent that the proceeds of the bonds were used to finance
activities within said district or to pay, or secure payment of, debt service on credit enhanced bonds. Not
more than 20 percent ofsaid tax increments may be expended, through a development fund or otherwise, 
on activities outside ofthe District except to pay, or secure payment of, debt service on credit enhanced
bonds. For purposes of applying this restriction, all administrative expenses must be treated as if they
were solely for activities outside of the District. 

3. Five Year Limitation on Commitment of Taa Increments. TaY increments derived from the District shall
be deemed to have satisfied the 80 percent test set forth in paragraph (2) above only if the five year rule
set forth in M,S., Section 469.1763, Subd. 3, has been satisfied; and beginning with the si h year

following certification of the District, 80 percent of said t increments that remain after expenditures

permitted under said five year rule must be used only to pay previously committed expenditures or credit
enhanced bonds as more fi lly set forth in M.S., Section 469.1763, Subd. 5. 

Subsection 2-27. Summary

The City of Cambridge is establishing the District to preserve and enhance the ta c base, and provide
employment opportunities in the City. The TIF Plan for the District was prepared by Ehlers & Associates, 

Inc., 3060 Centre Pointe Drive, Roseville, Minnesota 55113- 1105, telephone ( 651) 697- 8500. 
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Project Description

The City of Cambridge owns an industrial park intended to expand the City' s tax base and employment
opportunities. Within the park, the City currently owns a 64-acre parcel intended for sale for potential
development to service these goals. Stars Hollow Company is proposing to build, within the City' s industrial
park, an approximately 160, 000 square foot aquaponics plant facility for the warehousing and distribution
of aquatic animals and hydroponic produce. The developer anticipates the new facility will allow Stars

Hollow Company to create 80 new full and part time positions with an average wage rate of $21 /hour. The
proposed TIF Plan budget anticipates that the acquisition takes place in December 2017, with construction

of the facility duxing 2018. 

The developer would acquire approximately 123 acres ofthe City parcel to house the new facility. The City
original purchases the land with non-tax increment dollars. The City write down the cost of the land and
intends to sell the 12. 3 acre portion of the land for $1. 00. The City is planning ta use tax increment to
reimburse itself for the sale of the land, associated development costs, and improvements to public
infrastructure, plus interest. 

Pursuant to M.S., Section 469. 177, Subd. 1, if the improvements are made to t- exempt property after the

municipality approves the District and before the parcel becomes taa able, the assessor shall, at the request
of the Authority, separateiy assess the estimated market value of the improvements. 

Appendix A"2
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Appendix

Appendix B

Map of Development District No. 6 and the District
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Appendix C

Description of Property to be Included in the District

The District encompasses all property and adjacent rights-of-way and abutting roadways identified by the
parcel listed below. 

Parcel Numbers  Address  Owner

A portion of 15. 287. 0020  Unassigned  City of Cambridge

The property within the TIF District will be undergoing a platting process in the close of 2017 to facilitate
the subdivision of the existing parcel. The proposed legal description for the property to be included within
the TIF District is: 

Lot 1, Block 1 Cambridge Opportunity Industrial Park 6' Addition

Appendix
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Appendix

Appendix D

Estimated Cash Flow for the District
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Appendix E

Minnesota Business Assistance Form

Minnesota Department of Employment and Economic Development) 

A Minnesota Business Assistance Form (MBAF) should be used to report and/or update each calendar year's

activity by April 1 of the following year. 

Please see the Minnesota Department of Employment and Economic Development ( DEED) website at
http•//www deed state :mn.us/Communitv/ subsidies/MBAFForm.htm for information and forms. 

Appendix

76

E- 1



Appendix F

Findings Including BuUFor Qualifications

To be addedprior to the public hearing

But-For Analysis

Current Market Value

New Market Va1ue - Estimate

Difference

Present Value of Taa Increment

Difference

106,031

6, 473, 800

6, 367,769

876, 173

5, 491, 596

Value Likelv to Occur Without TIF is Less Than: 5,491, 596
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