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__________________________________________________________________________ 

 
FROM: Dan Olson, City Planner 
__________________________________________________________________________ 
 
TO:    Planning Commission (for March 13 Meeting) 
 
DATE: March 7, 2023 

 
RE:  PUBLIC HEARING – Site plan request from Jeff Quinn for a new office 

warehouse at 5208-5216 Hanson Court North (Application 2023-02) 
 
 

A. BACKGROUND 
 

Jeff Quinn (Farr Plumbing), who owns the vacant property at 5208-5216 Hanson Court 
North, is proposing to construct a new 14,000 square foot office warehouse. The 
property is zoned Industrial (I) and office warehouses are a permitted use within that 
zoning district. The city’s unified development code (UDC) requires site plan review and 
approval for the new building and site improvements.  
 
Notice of the March 13 public hearing was published in the Sun Post on March 2, 
mailed to owners, renters and commercial tenants within 500 feet (see attachment A), 
and posted to all Crystal neighborhoods on Nextdoor.   

 
 

Attachments: 
A. Site location map showing public hearing notification area 
B. Existing zoning map  
C. Project narrative submitted by applicant 
D. Site plan (32 sheets) 

 
 
 
 
 
 
 
 
 
 
 

PLANNING COMMISSION STAFF REPORT 
Site plan request for office warehouse at 
5208-5216 Hanson Ct N  
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B. SITE PLAN REVIEW 
 
  Existing use 
  The vacant property consists of two platted lots totaling 40,704 sq. ft. (0.93 acres) in 

size. The lot at 5208 Hanson is 29,327 sq. ft in size, while the lot at 5216 Hanson is 
11,377 sq. ft. in size. Previously on the property was a commercial building for an auto 
salvage yard (built 1953, demolished 2010) and a house (built 1950s, demolished 2021).  

   
  Adjacent uses 

The following are the existing land uses and zoning districts surrounding this property: 
• North.  Office warehouse zoned I   
• East.    Across rail tracks, miscellaneous businesses zoned Commercial and 

Industrial 
• West.  Self-storage facility zoned I 
• South. Vehicle impound lot, zoned I 

  
Proposed use 

  The applicant is proposing to construct a 1-story, 14,000 square foot office warehouse 
as the location for his plumbing business. The applicant is also creating four additional 
office warehouse units that will be rented to other businesses permitted in the I district.  

 
  The applicant will submit a lot consolidation application that will combine these two lots 

into one parcel. According to the UDC a lot consolidation application will be considered 
by the City Council without the need for a public hearing. Once consolidated the lot will 
be addressed as 5208 Hanson Ct N. The following are the notable site plan elements for 
this proposed building:    

 
• Building setbacks and height. The proposed 22’ tall building meets setback and 

height requirements in the Industrial district.  
 

• Parking. The property is proposed to have 15 parking spaces and meets UDC 
requirements for number of spaces, setbacks, and parking space and aisle 
dimensions. The site plan has notations for the installation of “do not enter” signs in 
three locations to direct the flow of one-and-two-way traffic within the parking lot 
and drive aisles.  

 
• Stormwater management and erosion control measures. After the site 

improvements are constructed the percentage of impervious surface on the 
property will increase from 23% to 80% (the maximum coverage is 90% for the I 
district). During building construction, the city will require erosion control techniques 
to be used on-site including silt fences, a rock construction entrance, and inlet 
protection. 

 

The Shingle Creek Watershed Commission’s requirement for redevelopment sites 
is to incorporate permanent water quality best management practices, but defers to 
the city for specific requirements for properties of this size. There is a proposed 
stormwater infiltration basin on the east side of the property with a sump manhole 
structure at the inlet. These proposed improvements meet the city’s requirement 
that redevelopment sites not create additional runoff than currently exists. The city 
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engineer is requiring the applicant to submit a maintenance plan for the sump catch 
basin and infiltration area. This requirement has been made a condition of approval 
of the site plan.  

 
• Utilities. The proposed building will connect to existing water and sanitary sewer 

mains in Hanson Court. One of the water services that will no longer be used will be 
disconnected at the city’s watermain.    

 
• Access and circulation. There are two existing driveway accesses off of Hanson 

Court which will be removed and two new driveway accesses will be installed. The 
city’s Public Works Director and the West Metro Fire Rescue District staff have 
reviewed the traffic circulation plan and found it adequate to meet vehicle 
movement into and within the site, including fire trucks and delivery vehicles. The 
site plan provides for a new private sidewalk along the front of the building that will 
connect the building entrances to the parking areas.       

 
• Building elevations. The proposed major exterior building material is painted metal 

with cultured stone as an accent material. These materials meet the city’s 
requirements. Elevation drawings of the proposed building is attachment D.  

   
• Landscaping. There are no trees on the property. The applicant proposes to plant 

35 new trees (Mongolian Linden, Common Hackberry, Skyline Honeylocust, 
Autumn Gold Ginko, Serviceberry, two varieties of Crabapples, and Black Hills 
Spruce) together with two varieties of shrubs.   
 

• Screening. Trash and recycling receptacles will be located within the building and 
do not need to be screened. The applicant has not yet determined how rooftop 
mechanical equipment will be screened from view and staff recommends a 
condition of approval that a screening plan be submitted prior to building permit 
issuance.  

 
• Exterior Lighting. There are no existing light poles on the property, and none are 

proposed for the property. Nineteen new wall lighting fixtures will be installed. This 
lighting meets the city’s requirements.   

 
 
C. Site plan review criteria 
 

The following are the relevant criteria for approval of site plans in city code section 
510.17.   

 
1. The site plan fully complies with all applicable requirements of the UDC. 

Findings: As outlined in section B, above, the proposed site plan 
meets UDC requirements.  

2. The site plan adequately protects residential uses from the potential 
adverse effects of a non-residential use.   
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Findings: The nearest homes are located to the east (across Highway 
81) at a distance of approximately 700 feet from the proposed 
building, which will not have an adverse effect on these residential 
properties.   

3. The site plan is consistent with the use and character of surrounding 
properties.  

 Findings: The majority of the site has been a commercial use since 
1953. The proposed building continues this commercial use in a way 
that is consistent with the use and character of surrounding 
properties.    

4. The site plan provides safe conditions for pedestrians or motorists and 
prevents the dangerous arrangement of pedestrian and vehicular ways. 

Findings: The city’s Public Works Director and staff from the West 
Metro Fire Rescue District have reviewed the site’s traffic circulation 
plan and found it adequate to meet vehicle movement into and within 
the site, including fire trucks and delivery vehicles. The site plan 
provides for a new private sidewalk along the front of the building 
that will connect the building entrances to the parking areas.       

 
 
D. REQUESTED ACTION 

 
The Planning Commission is asked to make a recommendation to the City Council to 
either deny or approve the site plan application for a new office warehouse at 5208-
5216 Hanson Court North. This recommendation should include findings of fact either 
for or against the proposal. The Commission may reference the findings for approval in 
sections B and C above. Staff recommends approval of the site plan application with 
the following conditions: 
 

1. Site plan. The development shall be constructed according to the site plan 
in attachment D.  
 

2. Lot consolidation. Receive approval by the City Council of a lot 
consolidation application to combine the applicant’s two properties into 
one parcel and provide new easements on the final plat document. 
 

3. Building permit. The following are the requirements for building permit 
issuance:   
a. Submittal deadline. The applicant shall submit the permit application 

for the office warehouse by March 21, 2024 or submit a request for 
City Council approval of a one-year extension by March 7, 2024.  

b. Building permit issuance. Before the permit is issued, the applicant 
shall:  

1) Sign a site improvement agreement with the city and provide an 
escrow to guarantee installation of the parking lot, stormwater 
infiltration basin, and landscaping plan. 
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2) Submit a screening plan for rooftop mechanical equipment that 
meets the requirements of city code 520.13. 

3) Provide a maintenance plan for city approval for the cleaning 
and removal of debris from the sump catch basin and long-term 
maintenance of the infiltration basin.  

 
City Council action is anticipated on March 21, 2023. 



Site Location and Public Hearing Notice Mailing Map 

   5208-5216 Hanson Ct N 

4141 Douglas Dr. N. 
Crystal MN  55422 

Attachment A



 Zoning Map 

5208-5216 Hanson Ct N 

4141 Douglas Dr. N. 
Crystal MN  55422 

Attachment B



Farr Plumbing Proposed Warehouse Project – Site Plan Project Narrative 

What is the zoning district for the property? 

The existing property is zoned Industrial.  

What is the existing use for the property?  

The existing lots are vacant and not currently being used. The property at 5208 Hanson Court N 
previously had a residential single-family home that was demolished in recent years. Historical 
documents from the City of Crystal suggest that at one time, the property at 5216 Hanson Court N was 
used as “Crystal Auto Parts”.  

What is the proposed use for the property? 

The existing lots are proposed to be combined through a lot-consolidation. The proposed use for the 
property is a 6-unit warehouse building.  

If applicable, describe how the existing adjacent residential uses will be protected from potential 
adverse effects of the proposed use?  

The existing properties to the north and east of the project area both drain runoff onto the property. 
The site will be graded to collect all runoff from the property, and the runoff from the adjacent 
properties through a storm sewer system and proposed infiltration. This will prevent any adverse effects 
from a drainage perspective.  

Describe how the proposed site plan provides safe conditions for pedestrians or motorists and 
prevents the dangerous arrangement or pedestrian and vehicular ways?  

The proposed site plan includes ADA components to provide safe and accessible routes to the building 
form either the proposed sidewalk along the west side of the building, or the proposed accessible 
parking spot and access aisle along the south side of the building. The vehicular ways through the site 
will be striped/delineated, separating truck traffic and passenger car traffic for safe maneuvering. The 
designated truck traffic lane is to be used by trucks to maneuver and park (inside of the lane) for 
deliveries and pick-ups. The site constrictions will not allow for trucks to back up to the proposed 
overhead doors, and therefore the truck lane is to be used for temporary truck parking during deliveries 
and pick-ups. Trucks and passenger car traffic can use the outside lane to navigate the site and safely 
maneuver around any parked trucks. See the site plan for more details.  

Have any use-specific standards for the proposed use been addressed? 

Not applicable.  

Attachment C
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