
MINNETONKA PLANNING COMMISSION 
March 4, 2010 

 
 
Brief Description Items concerning the Williston Center at 14509 Minnetonka 

Drive 
 
Recommendation Recommend the city council approve the request 
______________________________________________________________________ 
 
Project No. 10003.10a 
   
Property 14509 Minnetonka Drive 
 
Applicant The City of Minnetonka 
  
Proposal The City of Minnetonka is proposing improvements to the 

Williston Center. The improvements include interior remodeling, 
two additions to the existing pool building, expansion of the 
parking lot, and painting of the exterior of the tennis building.  

 (See narrative and plans on pages A1-A11.) 
 

Proposal Requirements 
The proposal requires: 
 

 Conditional use permit: Public buildings or facilities are a 
conditional use in the R-1 zoning district.  

 

 Site and building plan review: The building additions and 
parking lot expansion require site and building plan review.  
 

 Parking lot setback variance: The zoning ordinance requires 
a minimum parking lot setback of 20 feet from residential 
properties. The city is proposing a 10-foot setback from the 
north property line.  

 
Approving Body 
The planning commission makes a recommendation to the city 
council, which has final authority to approve or deny the 
request. (City Code 300.06.4) 

 
Site Features The site is located on Minnetonka Drive, east of Williston Road, 

with access from Westmark Drive. The site is 4.8 acres in size 
and is improved with a 67,000 square foot recreation and fitness 
center. The building was originally constructed in 1969, with 
significant additions and improvements made in 1978 and 1998. 
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The complete history of the site is provided in the Supporting 
Information.  

  
 Topography 

The general topography of the site slopes from east to west. 
The most significant topographic feature is a steep slope on 
the eastern portion of the site, which has a slope in excess 
of 40 percent.  

 
 Trees  

There are many significant trees located on the back of the 
property which are part of a large woodland area that 
extends onto surrounding properties. On the front of the 
property along Westmark Drive, there are numerous 
evergreen and ornamental trees. Along the north side of the 
parking lot, there are five significant aspen and ash trees, 
and one significant evergreen tree. 
 

Building Use Since 1998, the facility has operated as the city’s primary 
recreation center with over 5,000 facility hours used annually for 
community programs provided through the Recreation Services 
Department. In addition, the Williston Center offers membership 
packages and daily fees for use of the fitness center.  

 
 The existing building consists of two separate, but connected 

buildings. The tennis building consists of five indoor tennis 
courts, gym, batting cages, fitness area and a multi-purpose 
fitness room. The tennis building also includes the entrance 
lobby and lounge area. The pool building consists of the locker 
rooms, swimming pool, whirlpool, Kids Corner, and multi-
purpose rooms.  

 
Building Architecture The existing building has two distinct styles of architecture. The 

tennis building was constructed as a pre-engineered building 
consisting of a masonry base, with metal siding and gabled roof. 
The pool building consists of a brick base, with a lap siding 
exterior. The roof line of the pool building consists of an arched 
roof structure over the pool area with a flat roof along the 
perimeter. (See page A3.) 

 
Proposed Additions The proposed design consists of two separate additions. The 

first addition would be approximately 7,000 square feet in size, 
and would be located along the front of the building. The 
addition would consist of a new entrance, expanded lobby, and 
a corridor which would lead to new multi-purpose rooms and 
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fitness area. The second addition would be located on the back 
of the pool building. The addition would be 2,400 square feet in 
size, consisting of a new indoor splash pad for kids.  

 
Proposed  
Renovations The project also proposes a significant renovation and remodel 

of the building. The exterior of the tennis building would be 
painted with a brown base and gray exterior similar to the ice 
arena on the civic center campus. The renovations include a 
new pool lining, complete remodeling and expanding the men’s 
and women’s locker rooms, and adding a family locker room. 
The addition on the front of the building would allow for an 
expanded administration, service desk, and lobby area. A new 
stairway would also be constructed to access the lower level 
gym and tennis area. The existing fitness area would be 
converted to an indoor kids’ playground and lounge. 

 
The project also includes replacement of outdated HVAC 
systems with new energy efficient equipment. This includes 
replacement of the aging pool mechanical system with a new 
system that will conserve energy, reduce water use and provide 
enhanced water filtering capabilities. The new pool mechanical 
system will help meet the city’s environmental initiatives by 
reducing water use associated with the pool by nearly 50%, 
while also reducing the amount of chemicals required to treat 
the pool water.  

 
Proposed Access 
and Parking  The site has a single access drive from Westmark Drive. The 

access would remain in the same location, but would be 
expanded to provide an 8-foot landscaped island to separate 
the traffic lanes.  

 
 The project also includes complete reconstruction and 

expansion of the parking lot. The existing parking lot contains 
126 parking stalls in a one-way loop configuration with angled 
parking. The proposed parking lot would maintain the same 
configuration and circulation pattern. A new row of parking 
would be added on the north side of the lot. Additionally, a new 
drop off area and small plaza area would be provided adjacent 
to the new entrance. The new parking lot would provide 151 
parking stalls.  

 
  



Meeting of March 4, 2010                                                                                    Page 4 
Subject: Items concerning the Williston Center, 14509 Minnetonka Dr. 

 
 

The zoning ordinance would require 340 parking stalls for a 
health and fitness center. The Institute for Transportation 
Engineers (ITE) manual would require 290 parking stalls based 
on the community recreation center standards. However, over 
half of the Williston Center is utilized as an indoor tennis facility. 
This is a unique function compared to other recreational 
facilities, and results in significantly less parking demand than 
other fitness center uses. The combined ITE standards for 
community recreation center and tennis facility would require 
173 parking stalls.   

 
 Staff believes that the 151 parking stalls would meet the parking 

demand for the site. The proposal would provide 25 additional 
stalls over existing conditions, which would independently meet 
the parking required for the building additions. The new parking 
lot would improve the non-conforming condition, and the 
proposal would provide a 20 percent increase in parking 
capacity.  

 
Stormwater There are presently no stormwater management facilities on the 

property. Currently, stormwater runoff from the building, parking 
lot, and other impervious surfaces sheet flows to the west 
towards Westmark Drive. From there, the stormwater flows into 
the stormwater facilities in Westmark Drive and into the wetland 
on the west side of the street.  

 
 The proposed stormwater facilities would significantly enhance 

surface water management and benefit the environment. The 
stormwater from the new and disturbed impervious surfaces 
would be captured by a combination of bioswales and rain 
gardens along the north and west sides of the parking lot. (See 
page A_.) These bioswales would be similar to those in the city 
hall parking lot. Additionally, the city is considering incorporating 
some pervious surfaces on the northwest side of the parking lot. 
The final stormwater design would be submitted at the time of 
the building permit, and would be required to meet the city’s 
water resources management plan.  

 
Staff Analysis Staff finds that the Williston Center project is reasonable: 

 

 The proposal does not change the use of the property, and 
the recreational and fitness center uses are appropriate for 
the site. The site has been used as a health and fitness club 
since 1969, and the city has utilized the site for recreational 
services and programs since 1998. The project does not 
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change the use of the property. Rather, the proposed 
improvements allow for expanded recreational services and 
programming for kids and young families. 
 

 The project provides a functional and harmonious site 
design. The parking lot provides access and circulation 
improvements and benefits, and the stormwater facilities 
provide surface water and water quality improvements. The 
additions and exterior renovations also provide visual 
enhancements and architectural consistency for the building.  
 

 The project would provide accommodations for the increase 
in traffic and parking demand. The widening of the access 
drive and addition of the center island minimize traffic conflict 
at the entrance. The expanded parking lot provides two 
benefits: adding a dedicated drop-off area reduces 
circulation impacts; and the additional parking stalls would 
accommodate the parking demands of the building.  

 

 The project would not adversely impact the character of the 
neighborhood. The additions are located to meet all setback 
requirements and minimize visual impacts from surrounding 
properties. The additions would be screened by the 
significant grade changes and existing vegetation. 
Furthermore, the parking lot would be buffered from the 
north by the rain garden plantings and existing trees. 

 
Staff Recommendation 
 
Recommend that the city council adopt the resolution on pages A12-A19. This 
resolution approves a conditional use permit and site and building plan review for an 
expansion of the fitness and recreation center located at 14509 Minnetonka Drive, with 
the following variance: 
 

 Parking lot setback variance from 20 feet to 10 feet from the north property line  
 

Approval is based on the following findings: 
 
1) The proposal meets the required conditional use permit standards. 
 
2) The proposal meets all ordinance and standards for site and building plan review. 
 
3) The proposal meets the required standards for a variance, because: 
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a. UNDUE HARDSHIP: There is an undue hardship due to the conditions of 
the site. The location of the existing building and parking lot and the steep 
slope on the east side of the property present a hardship in expanding the 
parking lot to provide the required number of parking stalls and to meet 
parking demands.  
 

b. UNIQUE CIRCUMSTANCE: The location of the existing building and 
parking lot, the steep slope, and existing vegetation and buffering are 
circumstances that are not common to every property.  

 
c. INTENT OF THE ORDINANCE: The setback variance would meet the 

intent of the ordinance to provide adequate separation between 
properties. The proposed parking lot would be adjacent to the parking lot 
on the property to the north. The variance would still provide 40 feet of 
green space and landscaping between the two parking lots. Furthermore 
the parking lot would be located 100 feet from the building to the north.  

 
d. NEIGHBORHOOD CHARACTER: The parking lot would not adversely 

impact the character of the neighborhood. A significant distance would 
remain to the parking lot and building on the property to the north. 
Furthermore, the parking lot would be visually buffered from by the rain 
garden plantings and existing berm and landscaping. 

 
Approval is subject to the following conditions: 
 
1) Subject to staff approval, the site must be developed and maintained in 

substantial conformance with the following plans, unless modified by the 
conditions below: 

 

 Site plan date-stamped February 26, 2010 

 Grading plan date-stamped February 19, 2010 

 Building elevations date-stamped February 19, 2010 
 

2) Prior to issuance of a building permit: 
 

a. Submit the following items for staff review and approval: 
 

(1) Submit electronic PDF copy and two full size final site, grading, 
drainage, utility and erosion control plans. The grading and 
drainage plans must incorporate bioswales and rain gardens along 
the north and west sides of the parking lot. Pervious surfaces may 
also be incorporated to meet the requirements of the city’s water 
resources management plan. 
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(2) A construction management plan. This plan must be in a city 
approved format and outline minimum site management practices 
and penalties for non-compliance. If the builder is the same entity 
doing grading work on the site, the construction management plan 
submitted at the time of grading permit may fulfill this requirement. 

 
(3) A landscaping and tree mitigation plan. The plan must meet 

minimum landscaping and mitigation requirements as outlined in 
the ordinance. However, at the sole discretion of natural resources 
staff, mitigation may be decreased based on any of the following: 
the health of trees removed; the ability to appropriately install trees 
and other shrubbery given existing vegetation and/or topography.  
 

(4) An illumination plan. 
 
 b. This resolution must be recorded with Hennepin County. 
 
 c. Submit all required administration and engineering fees. 
 

d. All required hook-up fees must be paid.  
 
 e. Submit a SWPPP. 

 
 f. Install a temporary rock driveway, erosion control, tree and wetland 

protection fencing for staff inspection. These items must be maintained 
throughout the course of construction.  

 
 g. Permits may be required from other outside agencies including, but not 

limited to Hennepin County, the Minnehaha Creek Watershed District, and 
the MPCA. It is the applicant’s responsibility to obtain any necessary 
permits.  

 
3) Once site and grading work is completed, an electronic CAD file or certified as-

built drawings in microstation or DXF and PDF format must be submitted to the 
city. 

 
4) All rooftop and ground-mounted mechanical equipment, and exterior trash and 

recycling storage areas, must be enclosed with materials compatible with the 
principal structure, subject to staff approval. Low profile, self-contained 
mechanical units that blend in with the building architecture are exempt from the 
screening requirement. 

 
5) The property owner is responsible for replacing any required landscaping that 

dies.  
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6) Construction must begin by December 31, 2011 unless the planning commission 

grants a time extension. 
 
7) The city council may reasonably add or revise conditions to address any future 

unforeseen problems.  
 
8) Any change to the approved use that results in a significant increase in traffic or 

a significant change in character would require a revised conditional use permit. 
 
9) The applicant must agree to these conditions in writing. 

 
 
Originator: Jeff Thomson, Planner 
Through:  Loren Gordon, AICP, City Planner  

 
HTTP://MI-SHAREPOINT:11747/SITES/PLANPROJ/SHARED DOCUMENTS/WILLISTON FITNESS 
CENTER_10003.10A/REPORTS AND EXHIBITS/2010.03.04_PC REPORT_WILLISTON_10003.10A.DOCX 
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Supporting Information 
 
Surrounding   
Land Uses   Northerly:  Minnetonka Assisted Living, zoned PUD, planned 

unit development and guided for institutional uses in 
the comprehensive plan 

  Easterly:  Single-family homes, zoned R-1 and guided for low 
density residential uses 

Southerly: Mix of single-family and twin homes, zoned R-1 or 
R-2, and guided for low density residential uses 

Westerly: Manage one wetland on city-owned property 
 

Planning Guide Plan designation: Institutional 
  Zoning: R-1, low density residential 
 
Site History  In July 1969, the city council approved a conditional use permit 

for the development of the Tonka Athletic Club. The conditional 
use permit included the construction of an indoor swimming pool 
and outdoor tennis courts. 

 
  In November 1970, the city council approved a special use 

permit to allow an air supported structure over the tennis courts. 
The special use permit was subsequently expended to allow the 
structure to remain until December 1978. 

 
  In June 1978, the city council approved the site plan review for 

the construction of the tennis building, which included indoor 
tennis courts, racquet ball courts, a pro shop and offices in a 
pre-engineered structure. 

 
  In March 1987, the city council approved the lot division and 

master development plan for assisted living facility to the north. 
 
  In October 1995, the city purchased the Williston Center from a 

private owner. As part of the purchase agreement, the city was 
required to operate the center as a community-based 
recreational facility for a minimum of five years.  

 
  From 1997 to 1998, the city completed a renovation of the 

Williston Center building. The renovation consisted primarily of 
structural repairs and ADA accessibility compliance. The 
renovation also included the batting cage addition on the back 
of the building.  
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General CUP  
Standards  The proposal meets the general conditional use permit 

standards as outlined in city code: 
 

1) The use is consistent with the intent of this ordinance; 
 

2) The use is consistent with the goals, policies and objectives 
of the comprehensive plan; 

 
3) The use does not have an undue adverse impact on 

governmental facilities, utilities, services or existing or 
proposed improvements; and 

 
4) The use does not have an undue adverse impact on the 

public health, safety or welfare. 
 
Specific CUP  
Standards  The proposal meets the conditional use permit standards for 

public buildings and facilities as outlined in city code: 
 
 1) Site and building plans subject to review pursuant to section 

300.27 of this ordinance. 
 
 2) Direct access limited to a collector or arterial roadway as 

identified in the comprehensive plan or otherwise located so 
that access can be provided without conducting significant 
traffic on local residential streets; 

 
 3) Buildings set back 50 feet from all property lines;  
 
 4) Parking spaces and parking setbacks subject to section 

300.28 of this ordinance; and 
 
 5) No more than 70 percent of the site to be covered with 

impervious surface and the remainder to be suitably 
landscaped; and 

 
 6) Stand-alone utility buildings, such as lift stations, are only 

subject to site and building plan review.   
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Standards:   
Site/ Building Plan The proposed building complies with all site and building 

standards as outlined in city code. 
 

1) Consistency with the elements and objectives of the city's 
development guides, including the comprehensive plan and 
water resources management plan; 

 
2) Consistency with this ordinance; 

 
3) Preservation of the site in its natural state to the extent 

practicable by minimizing tree and soil removal and 
designing grade changes to be in keeping with the general 
appearance of neighboring developed or developing areas; 

 
4) Creation of a harmonious relationship of buildings and open 

spaces with natural site features and with existing and future 
buildings having a visual relationship to the development; 

 
5) Creation of a functional and harmonious design for 

structures and site features, with special attention to the 
following: 

  
a. An internal sense of order for the buildings and uses on 

the site and provision of a desirable environment for 
occupants, visitors and the general community; 

 
b. The amount and location of open space and landscaping; 
 
c. Materials, textures, colors and details of construction as 

an expression of the design concept and the compatibility 
of the same with the adjacent and neighboring structures 
and uses; and 

 
d. Vehicular and pedestrian circulation, including walkways, 

interior drives and parking in terms of location and 
number of access points to the public streets, width of 
interior drives and access points, general interior 
circulation, separation of pedestrian and vehicular traffic 
and arrangement and amount of parking. 

 
6) Promotion of energy conservation through design, location, 

orientation and elevation of structures, the use and location 
of glass in structures and the use of landscape materials and 
site grading; and 
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7) Protection of adjacent and neighboring properties through 
reasonable provision for surface water drainage, sound and 
sight buffers, preservation of views, light and air and those 
aspects of design not adequately covered by other 
regulations which may have substantial effects on 
neighboring land uses. 

 
Variance Standards  A variance may be granted from the literal provisions of  the 

ordinance when strict enforcement of the ordinance would 
cause undue hardship. By definition, undue hardship exists 
when a property cannot be put to reasonable use if used under 
the conditions allowed by city code. (City Code 300.07.1) The 
city attorney has advised that this definition does not mean that 
that applicant must show that land cannot be put to any 
reasonable use without a variance. Rather, the applicant must 
show that there are practical difficulties in complying with the 
code and that the proposed use is reasonable.   

 
Natural Resources Best management practices must be followed during the course 

of site preparation and construction activities. This would 
include installation and maintenance of a temporary rock 
driveway, erosion control, and tree protection fencing. As a 
condition of approval the applicant must submit a construction 
management plan detailing these management practices.  

 
Neighborhood  
Comments  The city sent notices to 56 area property owners and did not 

receive any comments.  
 
Deadline for   
Decision June 9, 2010 
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