PC 20-16

David Anderegg
CUP - Level I Home Occupation
07/06/2016
Owner Applicant
Janet Sands-Anderegg David Anderegg
20899 610™ Avenue 20899 610" Avenue
Eagle Lake, MN 56024 Eagle Lake, MN 56024

Request and Location

Request for review and approval of a Conditional Use Permit to operate an automotive repair
shop as a Level II Home Occupation. The property is zoned Agricultural and is located in part of
the Southwest Quarter of the Northwest Quarter of Section 21, LeRay Township.

Legal Description
Part of the SW Quarter of the NW Quarter of Section 21, LeRay Township

Zoning
Agricultural

General Site Description and Project Proposal

On January 16, 2016, an accessory building that had been used as an automotive repair business
for over 30 years was destroyed by fire. In April, the applicant obtained a construction permit to
replace the destroyed building. The property includes 2.5 acres and consists of the home of the
applicant and one accessory building that is in the final stages of construction. This accessory
structure includes the following features:

* The structure is 78 feet by 120 feet. Of the 8,080 square feet of available area within the
building, 4,880 square feet will be utilized by the proposed business. 960 square feet will
be dedicated for personal use and 2,240 square feet in the east bay will be dedicated to
agricultural use.

* Concrete floor

* The building is insulated and heated

* The building has overhead doors and is spacious enough to accommodate an automobile
repair business and agricultural uses.

The applicant proposes to operate an automobile repair business as a Level II Home Occupation
on the site. The proposed business hours are Monday through Friday from 8am to 8pm, and
Saturday from 8am to Spm or after hours by appointment. The applicant, his son and three
additional employees will work at the facility. Signage for the business will include a 32 square
foot sign or smaller that is non-illuminated. The applicant has met with Blue Earth County Solid
Waste Specialist Ken Frederick to review the MPCA’s Very Small Quantity Generator program
(VSQG). The VSQG program is set up to help businesses and non-profit organizations dispose
of the small amounts of hazardous waste they produce. The applicant is in the process of
applying for an EPA ID number from the MPCA.

The structure will include a waist oil burner which will burn the majority of the used oil during
the winter months. Any remaining used automotive fluids and used floor dry that cannot be
burned in the waste oil burner will be contained in two 30-gallon drums furnished and serviced
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by Loe’s Oil. New automotive fluids will be stored in the new storage area. Secondary
containment of the automotive fluids will be provided. The applicant also intends to contact the
Eagle Lake Fire Department to review the building and ensure that all fire safety compliance
measures are met.

Project Outcome
If approved, the applicant will operate an automotive repair shop as a Level Il Home Occupation.

Land Use Plan
The Conditional Use is consistent with the goals and policies established in the Blue Earth
County Land Use Plan.

Existing Land Use within 1/4 Mile

North: Cropland, Shoreland, an unnamed creek that includes floodplain
East: Cropland

Southeast: Cropland and a small wooded area

South: Cropland

West: 610™ Avenue (a township road) and crop land

Northwest: 610™ Avenue, a single family dwelling, a feedlot and cropland

Access
No change in access is proposed. Access is provided by an existing driveway off 610" Avenue.

NATURAL RESOURCES INFORMATION
Topography
The site is relatively flat and slopes slightly to the Northwest.

Floodplain
The proposal is not within a floodplain area. See attachment A-5

Shoreland
The proposal is not within a Shoreland area. See attachment A-6

Township Review — The applicant met with the LeRay Township Board at their April 12
meeting. The township expressed no issue with the request.

Staff Review

Staff has consulted with Ken Frederick, County Waste Management Specialist regarding spillage
of chemicals and disposal of hazardous waste products. In his assessment, he indicated that the
floor of the building should be sealed with a chemical resistant coating prior to the start of
business operations. Mr. Frederick also advised the applicant of the need for secondary
containment of the used automotive fluid. Inspections shall be done to ensure that the secondary
containment has enough storage capacity. Staff has concluded that the applicant must ensure
that the container is sufficient to work and it’s devoid of leaks or spillage.
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Environmental Health Staff Comments
See Attachment A-7

Applicable Sections of the Shoreland Ordinance
Sec. 24-326 Home occupations.
The purpose of this classification is to prevent competition with business districts, protect the
natural resources of the county, and provide a means through the establishment of specific
standards and procedures by which home occupations can be conducted without jeopardizing the
health, safety and general welfare of surrounding uses. The establishment and continuance of
home occupations as accessory uses shall be conditionally permitted if the requirements and
conditions of this section are satisfied.

(b) Level Il Home Occupation. Level Il Home Occupations shall comply with the following:
(1) All level II home occupations shall be conducted entirely within the dwelling or
accessory building and shall be carried on by the inhabitants thereof. Six (6) employees are
allowed other than the inhabitants.

(2) Such use shall be clearly incidental and secondary to the use of the property for
residential purposes.

(3) The level IT home occupation shall not exceed 5,000 square feet.

(4) Junkyards and scrapyards are prohibited.

(5) Allowable signage shall be limited to a 32 square foot sign, non-illuminated, and located
on the property.

(6) There shall be no indication of offensive noise, vibration, smoke, dust, odors, heat or
glare at or beyond the property line.

(7) The operation of the home occupation shall begin no earlier than 8:00 a.m. and end no
later than 5:00 p.m. Additional hours shall be reviewed by the Planning Commission and
approved by the County Board of Commissioners.

(8) Materials and equipment shall be stored in an enclosed building or screened area.

(9) All vehicles associated with a level II home occupation shall be parked off-street and
upon the lot on which the home occupation is operated.

Standards for Granting a Conditional Use Permit

Staff believes the request will meet the following standards required for the granting of a
conditional use permit:

a. That the proposed use conforms with the county land use plan.

b. The demonstrated need for the proposed use.

c. That the proposed use will not degrade the water quality of the county.

d. That the proposed use will not adversely increase the quantity of water runoff.

e. That soil conditions are adequate to accommodate the proposed use.

f. That the proposed use does not create a potential pollution hazard.
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That adequate utility, access roads, drainage and other necessary facilities have been or are
being provided.

That adequate measures have been or will be taken to provide sufficient off-street parking
and loading space to serve the proposed use.

That facilities are provided to eliminate any traffic congestion or traffic hazard which may
result from the proposed use.

That the conditional use will not be injurious to the use and enjoyment of other property in
the immediate vicinity for the purposes already permitted.

That the establishment of the conditional use will not impede the normal and orderly
development and improvement of surrounding vacant property for predominant uses in the
area.

That adequate measures have been or will be taken to prevent or control offensive odor,
fumes, dust, noise and vibration, so that none of these will constitute a nuisance, and to
control lighted signs and other lights in such a manner that no disturbance to neighboring
properties will result.

. That the density of proposed residential development is not greater than the density of the

surrounding neighborhood or not greater than the density indicated by the applicable zoning
district.

That the intensity of proposed commercial or industrial development is not greater than the
intensity of the surrounding uses or not greater than the intensity characteristic of the
applicable zoning district.

That site specific conditions and such other conditions are established as required for the
protection of the public's health, safety, morals and general welfare.

Proposed Findings of Facts

(The proposed findings below are directly related to the above standards, labeled, items a-o0)
After careful review of the project and all associated documents, staff has developed the
following proposed findings for this proposal:

1.

The Land Use Plan included an Agricultural Policy to review the Zoning Ordinance
provisions for uses in its Agricultural District and will eliminate urban uses or uses that are
not compatible with agricultural uses. In 2012, the Planning Commission and County Board
reviewed and modified the permitted and conditional uses allowed in the various zoning
districts meeting the policy established with the 1998 Land Use Plan.
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Prior to being destroyed by a fire earlier this year, the business had been in place for over 30
years. Therefore, the applicant has demonstrated the need for the proposed use.

With proper storage and disposal of new and used automotive fluids, the proposed use should
not degrade the water quality of the county.

4. The redevelopment of this site will not create any additional impervious surface area.

Therefore should not increase the quantity of runoff.

5. The redevelopment is on soil that has previously accommodated the use.

6. With proper storage and disposal of new and used automotive fluids, the proposed use should
not create a potential pollution hazard.

7. There is no change to existing utilities, access roads or drainage.

8. The site will accommodate off-street parking for all vehicles.

9. This standard does not apply to this request.

10. Prior to being destroyed by fire, the use of the property did not appear to be injurious to the
use and enjoyment of other property in the immediate vicinity for the purposes already
permitted.

11. Prior to being destroyed by fire, the use of the property did not appear to impede the normal
and orderly development and improvement of surrounding vacant property for predominant
uses in the area.

12. The majority of the business activities will take place within the structure; therefore, there
should be no disturbance to neighboring properties.

13. This standard does not apply to this request.

14. Level II Home Occupations are allowed as a conditional use in the Agricultural Zoned
District.

15. Conditions are included for the protection of public's health, safety, morals and general
welfare.

Recommendations

Staff recommends approval of the request to operate an automobile repair business as a Level 11
Home Occupation with the following conditions:

1.

That all Level II Home Occupation activities shall be conducted entirely within the dwelling
or accessory building and shall be carried on by the inhabitants thereof. Six (6) employees
are allowed other than the inhabitants.



10.

11.

12.

13.

PC 20-16

David Anderegg

CUP - Level I Home Occupation
07/06/2016

That the conditional use shall be clearly incidental and secondary to the use of the property
for residential purposes.

That the Level II Home Occupation shall not exceed 5000 square feet.

That the property shall not be used as a junkyard, as defined in Chapter 24 of the Blue Earth
County Code of Ordinances.

. That allowable signage shall be limited to a 32 square foot sign, non-illuminated, and located

on the property.

That there shall be no indication of offensive noise, vibration, smoke, dust, odors, heat or
glare at or beyond the property line.

That the operation of the home occupation shall begin no earlier than 8:00 a.m. and end no
later than 5:00 p.m. Additional hours shall be reviewed by the Planning Commission and

approved by the County Board of Commissioners.

Materials and equipment associated with the Level II Home Occupation shall be stored in an
enclosed building or screened area.

All vehicles associated with the Level II Home Occupation shall be parked off-street and
entirely upon the lot on which the home occupation is operated.

That the applicant shall obtain and maintain all permits as required by the state of Minnesota
and shall maintain any and all records as required by the state.

That the applicant shall acquire an EPA ID number to enable the business participate in the
VSQG program to dispose of hazardous waste.

That the shop floor of the building shall be sealed with a chemical resistant coating prior to
the start of business operations.

That the proposed use conforms to all state and/or federal regulations.

Attachments

A-1  General Site Location
A-2  Site Map

A-3  Applicant’s Shop Layout

A-4  Applicant’s Business Plan

A-5

Floodplain Map

A-6  Shoreland Map
A-7  Environmental Health Comments
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Site Plan
Attachment A-2
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Applicant's Business Plan
Attachment A-4

| would like to get a conditional use permit to run my auto repair
business that | lost in a fire January 16th 2016. Southern
Minnesota Automotive has been in business for over the past 30
year's and did not have a conditional use permit at that time
being it was not required. My business will be ran the same as it
has been for the past 30 yrs, it will consist of auto and truck
repair. Work will range from brake job's to replacing engine's and
some ATV repair. We have three employee's other than myself
and my son. Our hour's of operation are 8:00am to 5:00pm
Monday thru Friday or by appt. after hour's. The signage for the
business is less than the 32 square feet non illuminated and will
stay that way. | am applying for a very small generator license
from the MPCA at this time although | don't think we should need
one being we burn our used oil though it would be good to have
one. | will have several hundred gallon's of used oil at the most
because | save it and burn it during the winter month's. The used
oil will be stored in a 10x12 two foot high blocked wall and epoxy
floor in case of leak. We recycle our anti-freeze and the gas goe's
in with the oil up to 10%. The new oil that is in stock will be stored
in plastic quart and gallon tote's, no bulk oil will be at the shop.
Loe's oil will supply me with two 30 gallon drum's to store the
used oil filter's and one for the used floor dry, they will be picked
up as needed. the floor will have a seal coat applied before
repair's are performed in the shop. Thank you for your
consideration for my conditional use permit.
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