
PI/PC - Planned
Industrial/Planned
Commercial

RR - Regional
Recreation

AP - Airport

N
A
SS

A
U

 S
T

106TH LN

105TH AVE

Existing Land Use

Proposed Land Use

HDR2/PC - High Density
Residential/Planned
Commercial

105th & Nassau Redevelopment

N
A
SS

A
U

 S
T

106TH LN

105TH AVE

A
U

S
T

A

Planned Commercial



N
A
SS

A
U

 S
T

106TH LN

105TH AVE

S
T

N
A
SS

A
U

 S
T

106TH LN

105TH AVE

Existing Zoning

Proposed Zoning

Airport

PBD-A - Planned
Business District -
Airport

I-2 - Heavy Industrial

PBD - Planned
Business District

RR - Regional
Recreation
RD - 105th Ave
Redevelopment District

105th & Nassau Redevelopment



BLAINE TOWN CENTER
MASTER PLAN

MAY 27, 2022

BLAINE, MN



SECTION ONE / Executive Summary

SECTION TWO / Background + Existing Conditions

SECTION THREE / Master Plan

APPENDIX/

City Council Worksession #1  / Summary of Discusion
Precedent Places

City Council Worksession #2 /Summary of Discussion
Graphic Summary

City Council Worksession #3 /Summary of Discussion
Comment Cards

Presentation Slides

City Council Worksession  #4 /Presentation Slides

A19

A1

15

9

3TABLE OF CONTENTS

A26

A64



SECTION ONE / 
EXECUTIVE SUMMARY
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INTRODUCTION
The 105th Avenue Redevelopment area (Blaine 
Town Center) is located near the center of Blaine. 
The core area is approximately 25 acres, includes 
an older industrial park mainly developed in 

larger.  The City of Blaine Economic Development 
Authority has been active in acquiring property 
in the area and currently owns over 8 acres of 
land. The area is located adjacent to the National 
Sports Center which has over 4 million annual 

area as a potential “city core” with the hopes of 
redeveloping the area with entertainment and 
commercial uses that serve the residents and 
guests of Blaine. General planning principles 
will include walkability, unique experiences and 
urban design. Also included in the study is a 5.66-
acre parcel located in the Blaine City Hall area.

COUNCIL VISION AND DIRECTION

near 105th Avenue, Nassau Street, and Radisson 
Road for future redevelopment. Initial discussion 

a potential entertainment hub to capitalize on 
the activity at the National Sports Center and 
serve the entire Blaine community. The Blaine 
Economic Development Authority has been 
active in acquiring older, blighted property in an 

in this highly visible area.

SECTION ONE

BLAINE TOWN CENTER MASTER PLAN

2040 COMPREHENSIVE PLAN
The 2040 Comprehensive Plan is organized around a series of goals for a variety of elements; some 

and housing growth with an expected growth of an additional 9,627 housing units through 2040. On 
page 87 the Comprehensive Plan discusses ‘Key Redevelopment Areas’; area 8, the northwest corner 
of 105th Ave NE and Radisson Rd is shown as a ‘priority’ redevelopment area 

Land Use Goal #3
The City recognizes varied housing densities 
as a means of accommodating community 
growth. The City will encourage increased density 
through appropriately designed and located 
townhouses and apartments, a variety of single 
family detached-style homes with clustering, 
varying lot sizes, and shared open space.

Economic Development Goal #2
Redevelopment will be encouraged and 
supported for areas that are obsolete or blighted, 
and where such redevelopment is to foster job 
growth and increase property values as well as 
create a more positive community image. The 

attached to the plan as an Appendix. 

MASTER PLAN STUDY AREA
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SECTION ONE

MASTER PLANNING PROCESS

MASTER PLANNING PROCESS
The master planning process was organized around a series of 
interactive work sessions with the City Council and guided by the 
Community Development department with support from other 

four occasions to facilitate general guidance/expectations, review initial 
development concepts in a small group setting, discuss and respond 

vision for the redevelopment area. In addition, the Council provided 
written comments about the concepts during the process at key 
points in the process. The planning process was supplemented by 

from the Minnesota United organization, local business owners and 
interested developers.

The plan is a long term vision for how a new mixed-use, entertainment 

and walkable town center. The plan envisions a district that is 
organized by a connected street and block, prominent public realm 

a variety of land uses and strategic on-street and structured parking.

SCOPE OF WORK
The scope of work focused on preparing a long-term vision for the 
redevelopment area through an interactive and collaborative planning 

and planning process is organized around the following key tasks and 
activities:
• Project Visioning and Goals 
• Programming
• Validating the Scope
• Development Concept Options and Alternatives
• Master Planning
• Planning, Managing and Executing the Project 
• Meetings
• Technical Services/Deliverables

SCHEDULE
November 15 – City Council Worksession 
#1: Consulting team facilitated a Q & A with 
the council to better understand goals/
purpose/motivation, precedents & places, 
development program and measures for 
success. Answers were summarized on 

December 13 – City Council Worksession 
#2: Introduction of four potential 

divided into two small groups to discuss; 
comments were noted. A graphic summary 
of common features was produced for 
reference and direction.

February 14 – City Council Worksession 
#3:
from the results of the second workshop; 
one was titled “Town Green” and the other 
was titled “Lake & Main”.
Both were presented and the council used 
a comment card to provide feedback about 
the key features of each.

March 21 – City Council Worksession #4:
The preferred concept featured a new lake 
on the west edge of the district, public plaza 
on the lake and a new town green facing 
105th Ave NE.

*SUMMARY DOCUMENTS OF EACH WORKSHOPS CAN BE FOUND 

IN THE APPENDIX

PROJECT TEAM
City Council
Tim Sanders - Mayor
Wes Hovland - Ward 1
Jason Smith - Ward 1
Jess Robertson - Ward 2
Julie Jeppson - Ward 2
Chris Massoglia - Ward 3
Richard Paul - Ward 3

Community Development 
Department
Erik Thorvig - Community Development 
Director
Ruth Tucker - Economic Development 
Specialist
Elizabeth Showalter - Community 
Development Specialist
Shelia Sellman - City Planner
Shawn Kay - Associate Planner
Pat Robinson - Planning/Administrative 
Assistant

Consultant Team
Jonah Ritter - Architect & Project 
Manager, SRa Architecture + Interiors
Terry Minarik - Landscape Architect, 

Jena Stanton - Landscape Architect, 

Jake Coryell - Landscape Architect, 

Michael Lamb - Urban Design & 
Planning Lead, Michael Lamb Consulting
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SECTION TWO

STUDY AREA

The greater project area includes a wide range 
of uses including highway commercial/retail, 
industrial, housing, civic/government, recreation/

active green spaces. The project area consists of 
a diverse collection of parcels that have little or 
no relationship to one another. Each is arranged 
and dedicated to its own regulatory boundaries 
and served by an arterial street system that 
requires a reliance on auto-oriented movement 
to travel from one location to another. The 

does reinforce the broad and sweeping scale 
of the landscape. The Metropolitan Airports 
Commission owns parcels in the area as well 
and the Blaine Airport approach zones do 
impact some of the real estate. The overall 

such as the Nature Sanctuary, Town Square (City 
Hall), National Sports Center, Victory Links golf 
course,  and commercial area of large format 
and drive thru stores located along the east side 
of Hwy 65. Most of these uses do not actively 
or otherwise reinforce or support each other 
from a built environment perspective and there 
is little multi-modal or inter-related connections 
for pedestrians, bikers and other non-auto 
movements.

In general, because of the limited arterial 

issue at peak times but a more serious issue is 

IMAGE 2.1 //STUDY AREA PROPERTY OWNERSHIP MAP

MASTER PLAN STUDY AREA

Radisson Road, which is signed for 50 mph (and 
generally sees speeds well in excess of 50). 
This is a major challenge when assuming how 
the redevelopment district wants to be more 
connected and supported to the destinations of 
the National Sports Center and the implication of 

at various locations.

It should be noted that the nearby Blaine airport 
contains approach and departure zone overlays 
that do have development impacts/restrictions 
on some of the land in and around the study 
area.

AIRPORT ZONING
Recent changes to Minnesota statutes now allow 
for custom airport zoning, which is intended to 
make it easier for communities and airports to 

a 2019 Minnesota Legislature statue revision, 
MNDot Aeronautics has created a process that 
allows communicities to create custom land-use 

around each airport while continueing to ensure 
safety and compatibility, Factors considered are 
the location of the airport, type of operations at 
the airport, accident rate at the airport, local land 
use plans and any other information relevant to 
airport safety. 
(source: http://airtap.umn.edu/publications/

IMAGE 2.2 // ANOKA COUNTY BLAINE AIRPORT - 2007 RPZ AND 

STATE ZONES
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SECTION THREE

ANALYSIS DIAGRAMS
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STREET NETWORK

Radisson Road is an Anoka County facility; 105th, 109th 

BUILDING FIGURE GROUND

west of Radisson Rd and residential units north and east 

SURFACE PARKING

RESTAURANT USES

65 corridor.

STORMWATER

are drained with a series of ditches and ponds. A sand 
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SECTION THREE

BLAINE TOWN CENTER & TOWN SQUARE

BLAINE TOWN SQUARE

RADISSON RD

105TH AVENUE

109TH AVENUE

BLAINE TOWN CENTER

IMAGE 3.1 // BLAINE TOWN CENTER MASTER PLAN OVERVIEW
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SECTION THREE

BLAINE TOWN CENTER MASTER PLAN

The Town Center Master Plan is the result of 
a rigorous process that was directly guided 
by the City Council at each step of the way, 
meeting at 4 key milestones to discuss, 
comment, debate, review and support. The 
intent from the beginning, and still is, was 
to leverage the synergies of the potential 
redevelopment with the National Sports 
Center 4 million annual visitors to create a 
central gathering, entertainment and mixed-
use district that could become Blaine’s Town 
Center.

At the heart of the vision is ‘Sandy Lake’, 
carved out of the sandy soil just east of the 

stage at lakeside, walking paths, connections 

plan also features a ‘town green’ whose south 
end fronts onto 105th Ave NE and acts a 

space/foreground for active frontages west, 
north (Invictus Brewing) and east. A connected 
street and block pattern that insure multi-
modal access throughout the district also 
adds to the overall parking supply on-street. 

lots and a parking structure strategically 
located with convenient access from 105th 
and Nassau.

IMAGE 3.2 // BLAINE TOWN CENTER MASTER PLAN
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SECTION THREE

BLAINE TOWN SQUARE - CITY HALL SITE

The scope also included considerations for 
undeveloped land around City Hall, some 
of which is city owned and some in private 
ownership. The parcel just west of Tom Ryan 
Park includes one 12 unit condominium building 
and 5 buildable sites with a central stormwater 
area in the middle. The plan emphasizes 
implementation of additional residential use here 
with the idea that the stormwater pond function 
could be diverted south and across the street 
onto city-owned land to allow more units to be 
developed on the site. South of Town Square Dr 
NE is a 5.6 acre site owned by the City that has a 
small community garden located on the eastern 
side of the parcel. The plan anticipates additional 

by the airport approach zone regulations), a 
centralized stormwater management area, and 
a small sculpture park highlighted by a planted 
orchard as a complement to the community 

bike trail/path system would connect this site to 
Tom Ryan park and also connect west and across 
Radisson Rd to the Town Center district.

IMAGE 3.4// BLAINE TOWN SQUARE LOOKING NORTH-EAST

IMAGE 3.3 // BLAINE TOWN SQUARE LOOKING NORTH-WEST
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SECTION THREE

BLAINE TOWN CENTER: Block Pattern 

BLOCK PATTERN
The street and block pattern organizes the study area 
into a more regular set of developable blocks providing 
multi-modal access in any direction while helping to clearly 

open spaces. The block pattern produces a set of highly 

time. Block size in acres are shown on the plan diagram as 
is the overall parking supply, on-street as well as surface 
and structured parking locations.

THOROUGHFARE PLAN
The street thoroughfare plan focuses 

disperse after peak events. In particular:
• A full service north/south street west 

of the Town Center that connects to 
dedicated soccer parking and to a 
formal intersection at 109th Ave NE. 

• Strategic roundabouts are located on 
Radisson Road (See Image 3.10) to 

access into the Town Center.
• Improvements to 105th Ave NE 

(See Image 3.9) to introduce a more 
pedestrian-friendly and walkable 
environment with a wider, landscaped 
median, highly visible & dedicated 

IMAGE 3.5// BLOCK PATTERN DIAGRAM

pedestrian crossings and the potential 
to provide an above grade crossing 
(“skyway”).

• Improvements to Nassau Street NE (the 
main north south access) to include 
sidewalks on both sides of the ROW, on-
street parking and streetscape elements. 
Nassau is also extended south of 105th to 
provide better access and circulation to 
sites, destinations and parking.

• A connecting east west street (See Image 
3.11) along the north side of the Town 
Center that loosely aligns with 106th Lane 
NE.

• A major east west boulevard (See Image 
3.8) that allows access from Radisson Rd. 
and terminates at the public plaza on the 
lake.

IMAGE 3.6// PARKING DIAGRAM IMAGE 3.7// THOROUGHFARE PLAN
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SECTION THREE

BLAINE TOWN CENTER: Street Sections
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IMAGE 3.9// 105TH AVE NE

IMAGE 3.8// BOULEVARD
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IMAGE 3.10// RADISSON ROAD

2 1 13 4 EXISTINGX NEXISTINGX
INDUSTRIALA

IMAGE 3.11// GREENWAY
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SECTION THREE

BLAINE TOWN CENTER: Land Use

The land use diagram focuses new development 
and investment north and south of 105th Ave 
NE. Uses are more oriented to mixed-use along 
the north side of 105th with commercial/retail 
and restaurant uses fronting the town green 
and lake edge. The approach is to compliment 
the Invictus site with similar uses; in particular 
the idea of repeating the west facing outdoor 
spaces that the brewpub incorporates today. The 
lake is the setting for outdoor dining, shopping, 
summer and winter events and includes the 
idea of an events-oriented hotel on the south 
side. The town green is a more formal but 

to surround its open space; this area is planned 

commercial over residential. Further north lower 
scale intensity uses are arranged to front the 
east west boulevard with multi-family use north 
of that. North of the lake is the opportunity to 

cricket, adapted sports or the possibility of a 
baseball park).

sports related activities (with an option that this 
site could also be a sports related academy or 
resident training complex). East of the extension 

additional commercial uses on the MAC land 
adjacent to Radisson Rd.

IMAGE 3.12 // LAND USE DIAGRAM
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IMAGE 3.13 // PUBLIC REALM DIAGRAM

SECTION THREE

BLAINE TOWN CENTER: Public Realm

The public realm layer is the “glue” that holds 
the Town Center together and is highlighted 
by a highly connected sidewalk network. The 
two central elements of the public realm are 
Sandy Lake and the town green. Each of these 
will greatly establish a sense of place for the 
Town Center and enhance private real estate 
value while providing multiple opportunities for 

other activities. The town green will act as the 
‘front door’ to the Town Center and Sandy Lake 
will function as the big ‘front porch’. Other public 
realm features include:

• A small stage/amphitheater on the east side 
of the lake

• A public plaza east of the lake as an outdoor 
room related to retail and restaurant uses.

• A highly landscaped and walkable east west 
boulevard that connects Sandy Lake and 
public plaza to Radisson, creating a very 
desirable address in the Town Center.
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SECTION THREE

BLAINE TOWN CENTER: Property Ownership
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SECTION THREE

BLAINE TOWN CENTER: View Looking North-East

PUBLIC LAKE

FUTURE SPORTS 
FIELD

CITY HALL

PARKING



14105TH A ENUE TOWN CENTER MASTER PLAN  BLAINE  MN

SECTION THREE

BLAINE TOWN CENTER: Lake Edge Looking East Towards Invictus
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SECTION THREE

BLAINE TOWN CENTER: Public Plaza Looking South
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SECTION THREE

PUBLIC LAKE

BLAINE TOWN CENTER: Character Images
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TOWN PLAZA
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SECTION THREE

TOWN PLAZA
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BLAINE TOWN CENTER: Character Images
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SECTION THREE

BLAINE TOWN CENTER: Phase 1

An initial early phase puts an emphasis on 
implementing sites and features that are readily 
available (meaning in control or assembled by 
the City and National Sports Center). This would 
include securing and excavating the lake site 
as well as the sites south of there fronting onto 
105th Ave NE. East of there the Invictus building 
and parking would remain unchanged until 
additional parking supply could be realized then 
the town green could begin to take shape.

PHASE 1 DEVELOPMENT PROGRAM:
A – Events/Hotel: 55,575 SF
B – MXD: 53,652 SF
AB1: 106 Spaces
C: 5,100 SF
D: 4,500 SF
E: 3,000 SF
F: 4,500 SF
G: 3,000 SF
H: 23,400 SF
H1: 54 Spaces

AB1

D E

F G

H H1

C

A B FUTURE 
TOWN 
GREEN

IMAGE 3.14 // POTENTIAL DEVELOPMENT INCREMENT PHASE 1 





















June 13, 2022

City of Blaine
Chair Ouellette and Planning Commissioners
Attention: Sheila Sellman
10801 Town Square Drive NE
Blaine, MN  55449

Re: Opposition to Rezoning of 10550 Nassau Street N.E. (Case 22-0030)

Dear Chair Ouellette and Planning Commissioners: 

We represent Nassau Street Properties Northeast LLC (the “Nassau Street Properties”), the owner of the 
property located at located at 10550 Nassau Street N.E. (the “Property”) in the City of Blaine (“City”).  On 
behalf of the Nassau Street Properties, we strongly object to the proposed future land use designation 
amendment and rezoning of the Property from I-2 District to the 105th Ave Redevelopment (RD) District.

The Property has historically been operated as industrial/manufacturing with outdoor storage pursuant to a 
conditional use permit (CUP) issued in 1994.  The proposed reguiding and rezoning will make the 
Property legally nonconforming and restrict future uses of the Property; this in turn will negatively affect 
market value for the Property.  Nassau Street Properties objects to the City’s proposed actions as 
detrimental to the long-term viability of the Property.  By making the existing uses of the Property legally 
nonconforming, the City will discourage future investment in the Property and materially limit the options 
for reuse.

We respectfully ask that the City either exclude the Property from the proposed reguiding and rezoning of 
the area or amend the proposed RD District to allow for existing manufacturing and outdoor storage uses 
to remain a permitted conforming use.

Please contact me with any questions about this letter or the information contained herein.

Sincerely,

Jacob W. Steen, for
Larkin Hoffman

Direct Dial: 952-896-3239
Direct Fax: 952-842-1738
Email: jsteen@larkinhoffman.com
cc: Tom Determan (via email tomd1145@gmail.com)

4860-8187-8308, v. 1

mailto:tomd1145@gmail.com
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METROPOLITAN AIRPORTS COMMISSION
Minneapolis-Saint Paul International Airport

, 6040 - 28th Avenue South . Minneapolis, MN 55450-2799
Phone(612)726-8100

MAC

June 22, 2022

Shiela Sellman, City Planner
CityofBlaine

Planning & Development Department
1081 Town Square Drive NE
Blaine, MN 55449

Re: Proposed Redevelopment District Draft Ordinance

To: Ms. Sellman,

The Metropolitan Airports Commission (MAC) has received a copy of the Draft Redevelopment District
Draft Ordinance ("Draft Ordinance"). Thank you for allowing us the opportunity to review and comment.
As you identified, the MAC is the owner of the parcel at the Southwest corner of 105th Street and
Radisson Road in Blaine, which appears to be partially covered by this Draft Ordinance. Currently, this
parcel is under lease to the Minnesota Amateur Sports Commission ("MASC") as athletic fields; however,
MAC has been actively marketing an approximately three-acre portion of this parcel ("Corner Parcel")
for private development.

The MAC appreciates its partnership with the City of Blaine ("City") in the development of MAC property
to the highest and best use in a method that is beneficial to the City, MAC and other stakeholders. Even
though it is the MAC'S long-held position on local zoning that MAC property is exempt from local land

uses controls, we offer these comments for the City's consideration as a means for the potential uses of
the Corner Parcel to align with local zoning.

After a review of the Draft Ordinance, the MAC suggests three uses currently listed as Prohibited Uses

should be allowed as either permitted uses or conditional uses for the Corner Parcel. Specifically, car
washes, gas/convenience stores, and drive-thru facilities are potential options that either developers
have approached the MAC about related to the Corner Parcel or there is expected market demand.

Examples of provided by prospective developers include a coffee shop with a drive-thru and a high-end
car wash operation. While we have not been approached by developers looking to develop

gas/convenience stores, the fact that there is a Kwik Trip across the street from this parcel shows that
demand may exist for another gas/convenience store in this area. These types of uses serve both Blaine

residents, employees in the area, and visitors to the National Sports Center. As demonstrated during the
COVID-19 pandemic, many restaurants relied on drive-thru capabilities to survive and many quick serve
restaurants now require drive-thru' s in new facilities such as Panera, Jimmy John's, Portillo's, Chick Fil-

The Metropolitan Airports Commission is an affirmative action employer.
www. mspairport. com

Reliever Airports: AIRLAKE . ANOKA COUNTY/BLAINE . CRYSTAL . FLYING CLOUD . LAKE ELMO . SAINT PAUL DOWNTOWN



A, Chipotle, etc. As Blaine's population continues to grow, so will the traffic volume along Radisson Road
and 105th Street, necessitating the demand for these types of amenities.

When looking at the redevelopment district as a whole, this Corner Parcel is somewhat unique from the
other parcels covered in the district. Therefore, it may justify a unique approach compared to other
parcels in this redevelopment district. Due to the long-term lease with the MASC of the adjacent athletic
fieldstothewestof the Corner Parcel, this area is somewhat isolated from the other parts of the
redevelopment district. It is located on a busy commercial corner with high visibility and the highest and
best use of this Corner Parcel may be one of the uses identified above. Additionally, due to the three-
acre size of the Corner Parcel, many of the permitted or conditional uses included in the Draft Ordinance

are not feasible for this site, such as hotels and large office uses. Moreover, due to the proximity to the
airport and potential noise concerns, the MAC would not support residential development on the
Corner Parcel. The Draft Ordinance also prohibits some uses on the Corner Parcel that the current

zoning district (Planned Business District-Airport) currently allows under a conditional use permit, such
as car washes and certain drive-thru facilities.

In summary, the MAC is requesting the that draft ordinance be revised to include car washes,

gas/convenience stores, and restaurants with drive-thru facilities as permitted or conditional uses for
this specific three-acre Corner Parcel.

Thank you for the opportunity to provide feedback on this process, and I look forward to continuing to
work with you on this Draft Ordinance.

Sincerely,

^^
Eric L. Jo son

Director, Commercial Management & Airline Affairs


