REQUEST FOR PLANNING COMMISSION ACTION
Date:
Item No.

Agenda Section
Public Hearings

Department Approval
Item Description:
1

October 2, 2019
7A

Request for approval of a Microbrewery as a conditional use (PF19-018)

APPLICATION INFORMATION
Applicant:

High Pines Brewing Company LLC

Location:

2704 E Snelling Drive

Property Owner:

The Starlite Limited Partnership

Open House Meeting:

N/A

Application Submittal:

Submitted September 5, 2019; Considered complete September 13, 2019

City Action Deadline:

November 12, 2019, per Minn. Stat. 15.99

GENERAL SITE INFORMATION
Land Use Context
Existing Land Use

Guiding

Zoning

Site

Restaurant

CB

CB

North

General retail and personal service

CB

CB

West

General retail and personal service

CB

CB

East

Office

O

O/BP

South

General retail and personal service

CB

CB

Notable Natural Features: none
Planning File History:

none

LEVEL OF CITY DISCRETION IN DECISION-MAKING
Action taken on conditional use requests is quasi-judicial.
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BACKGROUND

2

While there are no zoning approvals that apply explicitly to the subject property, the existing parcel was
created in 1989 as part of the Venture 3rd Addition plat (Planning File 2032). In addition to the plat, the
approvals sought in PF2032 involved an amendment of a Planned Unit Development (PUD) approved in
1987. In some cases, like the Centre Pointe office park development, PUDs approved in the past
continue to be relevant to the present zoning regulations affecting a given property. In the 1980s and
early 1990s, however, PUDs were not the same kind of tool as we understand them today. In this case,
the 1987 “PUD” was simply a standard rezoning that was paired with a Special Use Permit, which
allowed more than one principal structure to be constructed on a single tax parcel. Technically, then, the
proposal to replat and further develop the property in 1989 represented a “PUD amendment” even
though the subsequent development situated only one principal structure on each of the replatted lots.
Based on the historical research of the subject property, Planning Division staff has concluded the
previously approved PUD addressed the physical characteristics of the development, but the PUD did
not regulate the land uses allowed on the properties. Therefore, the existence of this particular PUD does
not constrain the use of the subject property, and the requested approval of a microbrewery as a
conditional use can be processed according to the normal procedures established in the current zoning
code. The proposed conversion of the former restaurant into a microbrewery is illustrated in Attachment
C, along with other development information.
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When exercising the “quasi-judicial” authority on conditional use requests, the role of the City is to
determine the facts associated with a particular proposal and apply those facts to the legal standards
contained in the ordinance and relevant state law. In general, if the facts indicate the application meets
the relevant legal standards and will not compromise the public health, safety, and general welfare, then
the applicant is likely entitled to the approval. The City is, however, able to add conditions to
conditional use approvals to ensure that potential impacts to parks, schools, roads, storm sewers, and
other public infrastructure on and around the subject property are adequately addressed.

29

Roseville’s Development Review Committee (DRC) met on September 5 and September 19, 2019, to
review the proposal. Some of the comments and feedback based on the DRC’s review of the application
are included in the analysis below, and the full comments offered by DRC members are included with
this RPCA as Attachment D.
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CONDITIONAL USE ANALYSIS

31

The Zoning Code defines a microbrewery as “a facility that produces for sale no more than 3,500 barrels
annually of cider, mead, beer or other beverages made from malt by fermentation and containing not less
than one-half of one percent alcohol by volume,” and requires approval of a microbrewery as a
conditional use in the CB district. But the Zoning Code does not establish other requirements or
standards for microbreweries, nor does it establish any specific conditional use approval criteria to
review when considering such a request for conditional use approval.
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With this in mind, floor plans, exterior elevations, and other details are included with the materials in
Attachment C; while these plans help to illustrate the proposal, the specific details may not be germane
to the City’s consideration of the request for conditional use approval. One detail that may not be
immediately obvious in the plans is the volume of production associated with the given specifications of
the brewing equipment. The applicant has verified, however, that while their equipment could be used to
brew 3,500 barrels (or perhaps marginally more) in a year, the brewing equipment would need to be
running almost constantly to do so. By contrast, the intent is to brew three to four days per week, and to
produce about 2,000 barrels per year. Verifying the proposed production levels are consistent with
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Roseville’s definition of a microbrewery is useful, but since Roseville’s definition is aligned with state
licensing requirements, the applicant’s production volume will be monitored and regulated primarily by
the State of Minnesota.
Section 1009.02.C of the City Code establishes a mandate that the City make five specific findings
pertaining a proposed conditional use. Planning Division staff has reviewed the application and offers
the following draft findings.
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1. The proposed use is not in conflict with the Comprehensive Plan. The 2030 Comprehensive Plan
does not speak directly to the proposed use or the subject property, but Planning Division staff
believes the proposal is generally not in conflict with the Comprehensive Plan because:
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a. It represents the Comprehensive Plan’s broad goals promoting high quality reinvestment.
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b. A microbrewery among the office, bank, retail, lodging, and restaurant uses that surround it
contributes to the commercial-area goal of “promot[ing] an appropriate mix of commercial
development types within the community.”
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2. The proposed use is not in conflict with any Regulating Maps or other adopted plans. The site is not
subject to a regulating map, nor is the proposed use in conflict with the previously approved PUD or
its subsequent amendment.
3. The proposed use is not in conflict with any City Code requirements. Based on the plans that have
been received and reviewed thus far, staff have not uncovered any City Code conflicts, and the
proposed microbrewery must meet all applicable City Code regulations, or the applicant must secure
any necessary variance approvals, in order to receive the required construction permits. Moreover, a
conditional use approval can be rescinded if the approved use fails to comply with all applicable City
Code requirements or any conditions of the approval.
4. The proposed use will not create an excessive burden on parks, streets, and other public facilities.
The proposed microbrewery will not create an excessive burden on parks, streets, or other public
facilities because its impacts are expected to be comparable to the former restaurant in this location,
or many of the other uses permitted in the CB zoning district.
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5. The proposed use will not be injurious to the surrounding neighborhood, will not negatively impact
traffic or property values, and will not otherwise harm the public health, safety, and general welfare.
Consistent with the preceding findings, Planning Division staff believes the proposed microbrewery
will be a valuable addition to the surrounding commercial area, will not create adverse traffic
impacts, will positively affect surrounding property values, and will not cause harm to the public
health, safety, and general welfare, especially when compared to other uses permitted at the
property.
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PUBLIC COMMENT

79
80

At the time this RPCA was prepared, Planning Division staff has not received any comments or
questions about the proposed home addition.
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RECOMMENDED ACTION
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By motion, recommend approval of the proposed microbrewery as a conditional use at 2704 E
Snelling Drive, based on the content of this RPCA, public input, and Planning Commission
deliberation.
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ALTERNATIVE ACTIONS
A) Pass a motion to table the item for future action. An action to table consideration of the
request must be based on the need for additional information or further analysis to make a
recommendation on one or both requests. Tabling beyond November 6, 2019, may require
extension of the 60-day action deadline established in Minn. Stat. 15.99 to avoid statutory
approval.
B) Pass a motion to recommend denial of the request. A recommendation of denial should be
supported by specific findings of fact based on the Planning Commission’s review of the
application, applicable zoning regulations, and the public record.
Attachments:

A: Area map
B: Aerial photo

Prepared by:

Senior Planner Bryan Lloyd
651-792-7073
bryan.lloyd@cityofroseville.com

C: Proposed plans and written narrative
D: Comments from DRC
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RPCA Attachment C
High Pines Brewing plans to use to remodel the building located at 2704 E Snelling Drive in Roseville
Minnesota into a brewery. We will initially produce 6‐8 styles of beer, including a lager, 2‐3 India Pale
Ales, a stout, and a few specialty beers. These products will be tapped at our facility and sold directly to
customers in our tap room. At our taproom, we will offer viewings of the brewery’s daily operation, beer
by the glass, beer in growlers to‐go, and retail items including company logo apparel and food provided
by local food trucks.
High Pines Brewing Co. will produce our high quality beer with a 10 barrel, stainless steel brewing
plant. Production capacity of our brewery plant, which Includes the 10 barrel brewing system and 8
twenty barrel fermenters, is estimated to produce 2000 barrels a year (1 barrel equals 31 gallons, which
equals two standard 15.5‐gallon kegs). The management team intends to produce and sell
approximately 670 barrels in the first year and incrementally increase production and sales by
approximately 75‐125 barrels annually, leveling out at 1000 barrels a year.
We plan to keep the existing structure and only making changes that we need to add our brewery
equipment. Some of these changes include moving some of the existing booths and moving the location
of the bar. The brewery equipment will be placed near the wall between the restaurant seating area
and the kitchen. We have been working with an architect, Pat Waddick, who has designed breweries
throughout Minnesota, and a professional brewery designer, Jeremy King, from Craft Kettle. They are
taking every precaution to make sure that we are following any code enforced by the city of Roseville,
Department of Agriculture, and the Department of Health. We have already reached out to
representatives in each department. Furthermore, we are working with the Department of Agriculture
and Jeremy King to make sure that negatively impact the environment around us.
We are not planning to make any changes to the kitchen area. Our kitchen is an existing structure in our
building and will not be needed for our purposes.
Because High Pines does not intend to serve food, we are going to contract food trucks to sell food to
our customers. We will allow them to park on the premise near the entrance to make it easy for our
guests but will not block any walkways.
High Pines is going to be a family friendly brewery. We plan to utilize the playground that is currently at
this location and only making changes needed to ensure the equipment is safe. We also plan to utilize
the existing outdoor space for walkways and potentially add some outdoor seating. Again, the only
structural changes that will need to be made will be to ensure the safety of our guests.
Adding the brewery equipment will decrease the seating capacity because we will be eliminating 6 of
the existing booths. The outdoor seating will remain same. We will ultimately follow the fire
departments recommendation for capacity.
The proposed location for the High Pines Brewing Co. is in the former Joe’s Crab Shack located at the
intersection of Snelling Ave. (State Hwy 51) and County Road C in Roseville MN. The area is a large
commercial area which includes Rosedale Mall, The Pavillion Mall, Har Mar Mall and various other strip
malls and retail outlets. Rosedale Mall alone serves a trade area population of almost 2 million people and
boasts 12 million visitors a year.
Specifically, across the street from the proposed site is a Wells Fargo office building that currently
maintains around 600 employees in addition to Frontline Asset and McKesson Medical Supply
businesses. There also is a Radisson Country Inn and Suites within walking distance to the location.
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RPCA Attachment C
Although we hope to capture the attention of these employees by marketing directly to them, we do
not intend to disrupt any current traffic patterns. We will not move any of parking lot entrances and
exits. In addition, the size of the parking lot will offer ample parking for our guests and the capacity of
the restaurant. Therefore, we don’t foresee any issues with disrupting our neighboring business or
utilizing any of their parking lots. Also, because the restaurant is an existing commercial space and was
formally a restaurant, we don’t feel our added traffic will add any excessive burden to the area.
The traffic report supplied by the Realtors Property Resource, LLC states that the estimated daily traffic
on Snelling Ave (State Hwy 51) is anywhere between 30,001 and 50,000. It is one of the busiest roads in
the area. In addition to this, State Hwy 36 (1.2 mile away) has estimated daily traffic counts between
88,000 and 92,000 and Interstate 35W (1.5 mile away) has an estimated daily traffic count between
106,000 and 139,000. We do not feel that our restaurant will have any impact on any of these major
highways.
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notes:
1. All rotten or damages lumber is to
be repaced to match existing
2. Paint accordingly to match existing
3. All signage is to be changed in
wording only to reflect new owners.
4. All existing electrical lighting to be
tested and replaced if necessary
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RPCA Attachment D

INTEROFFICE MEMORANDUM
Date:

September 19, 2019

To:

Thomas Paschke, City Planner
Bryan Lloyd, Senior Planner

From:

Timothy O’Neill Fire Chief / Marshal

RE:

PF19-018: Request by High Pines Brewing Company LLC, in conjunction with the property
owner, The Starlite Limited Partnership, for approval of a Microbrewery as a conditional use at 2704 E
Snelling Drive.

/or name

The Fire Department reviewed the proposed plans for the project noted above and offer the
following comments with regard to the project’s impact on City services and/or infrastructure:
1. No comments
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