
AGENDA 
 

MAPLE PLAIN PLANNING COMMISSION MEETING 
MAPLE PLAIN CITY HALL 

November 3, 2016 
7:00 PM 

 
 

1. CALL TO ORDER 
 

2. PLEDGE OF ALLEGIANCE 
 

3. ADOPT THE AGENDA 
 

4. APPROVAL OF PLANNING COMMISSION MEETING MINUTES 
 
a. Planning Commission Meeting Minutes – October 6, 2016 

 
5. NEW BUSINESS 

 
a. PUBLIC HEARING:  Mike Shannon (Owner of Total Auto Sale), (Applicant) 

requests that the City consider the following action for the property located at 
5330 US Highway 12 (PID No. 24-118-24-34-0020). 

 
i. A variance to allow reduced setbacks from US Highway 12, along the 

north, east and west property lines and to allow a reduction in the requisite 
parking stall size and drive aisle width. 

 
b. Discussion on Planning Commission Meeting Date and Time 
 

7. ADJOURN 
 
 

*Next meeting: Thursday, December 1st, 2016 at 7 PM 
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MINUTES 
CITY OF MAPLE PLAIN 

PLANNING COMMISSION MEETING 
MAPLE PLAIN CITY HALL 
Thursday, October 6, 2016 

7:00 PM 
  
  
1. CALL TO ORDER  
 
Present: Chair Michele Bliss, Commissioners Stephen Shurson, Mardelle DeCamp, John Fay, and 
Barbara Korri. Also present: Councilmember Dave Eisinger, Assistant to the City Administrator 
Taylor Richter, and City Planner Mark Kaltsas. 
  
2. PLEDGE OF ALLEGIANCE  
  
3. ADOPT THE AGENDA  
 
Motion by Commissioner DeCamp, seconded by Commissioner Shurson, to adopt the 
agenda as written. Motion passed 5-0. 
 
4. CONSENT AGENDA 
  

A. September 1, 2016 Planning Commission Meeting Minutes 
 
Commission Chair Bliss stated that she had some changes to the minutes. Staff noted to 
check a grammar error as well as listing the full details of a motion approved. 
Commissioner DeCamp wanted verification of who made the motions and who seconded 
them. Commissioner Shurson wanted more details of discussion included in the Planning 
Commission Meeting minutes. Staff Liaison, Assistant to the City Administrator Richter, 
noted all of the changes and agreed to make the changes and take note for future 
meetings. 
 
Motion by Commissioner Shurson, seconded by Commissioner DeCamp to approve 
the consent agenda as written with corrections to the September 1, 2016 Planning 
Commission Meeting Minutes. Motion passed 5-0. 

 
5. NEW BUSINESS  
 

A. Consider Recommendation of Ordinance Amending Chapter 151 of the Maple Plain City 
Code Relating to Floodplain Management Regulations 
 
City Planner Kaltsas was present to provide information on the Floodplain Management 
Regulations Code in Maple Plain. Kaltsas described the following; The Federal Emergency 
Management Agency (FEMA) has recently completed an update of the federal Flood 
Insurance Rate Maps (FIRMS).  Along with the updated maps, the City is required to 
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update certain local controls pertaining to the updated mapping information.  The 
Department of Natural Resources (DNR) administers the federal floodplain management 
regulations for the State of Minnesota.   
 
The City has an existing Floodplain Ordinance which was adopted in 2005.  There are 
several references and regulations in the City’s ordinance that need to be updated as a 
result of the recent FIRM map changes.  The DNR has reviewed the City’s ordinance and 
recommended that the City repeal the current ordinance and adopt a new code based on 
the DNR model ordinance.  The City is obligated to have an ordinance which meets the 
federal guidelines prior to the maps becoming effective on November 4, 2016.  Failure to 
adopt the requisite changes to the ordinance will cause for a City to be suspended from the 
National Flood Insurance Program. 
 
Staff has reviewed the requested changes and agrees with the DNR to adopt a new 
ordinance.  Staff has prepared a draft of the City’s ordinance for further review and 
consideration by the City.  The proposed ordinance and the existing ordinance are similar 
in format and most content.  Changes relate primarily to the map section numbers, several 
definitions and several floodplain provisions.  The DNR will review the final ordinance 
following consideration by the Planning Commission and prior to adoption by the City 
Council.  The City has limited ability to make changes to the recommended language 
provided by the DNR if it wants to remain in the National Flood Insurance Program.   
 
Kaltsas also expressed that some language is mandatory to be used in an updated city 
ordinance.  
 
He also explained the timeline of the process of updating the ordinance. Maple Plain and 
other cities began receiving letters regarding the impending changes around June. More 
information and mapping has been released since this point, to allow cities to approve a 
change by November 4, 2016. Kaltsas stated this process can be completed by the 
November 4 deadline.  
 
Kaltsas stated that some parts are not pertinent to the city, but opting out of them will not 
benefit the city at all, and an all-encompassing ordinance will not harm the city. The overall 
purpose is to allow those in the city to be able to secure flood insurance. 
 
Kaltsas addressed concerns of commissioners that the ordinance will not supersede any 
other ordinance the city has, and reaffirmed that if there is a gray area, the more strict 
provision will prevail.  
 
Commissioner Bliss stated she recognized this is necessary, and the commission adopted 
the pre-constructed language previously in 2005.  
 
Commissioner Fay asked of Kaltsas what an ordinance would look like if the provided 
ordinance was not adopted. Kaltsas stated that some language is mandatory, but it would 
most likely be formatted differently. Kaltsas recommended adopting the provided language. 
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Motion by Commissioner Shurson, seconded by Commissioner Fay, to recommend 
approval of the Ordinance Amending Chapter 151 of the Maple Plain City Code 
relating to Floodplain Management Regulations. Motion passed 5-0. 

  
6. ADJOURN  
 
Motion by Commissioner Fay, seconded by Commissioner Shurson, to adjourn the 
meeting. Motion passed 5-0. 
  
  
*Next meeting: Thursday, November 3, 2016, at 7:00pm 
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City of Maple Plain 

Request by Total Auto Sales for a Variance to Allow Reduced Setbacks and Parking Space 
and Aisle Dimensions for the Property Located at 5330 Highway 12 

 

To: Planning Commission  

From: Mark Kaltsas, City Planner 

Meeting Date: November 3, 2016 

Applicant: Mike Shannon, Total Auto Sales 

Owner: Gary Keller 

Location: 5330 Highway 12 

 
 
 
 
Request: 

Mike Shannon (Owner of Total Auto Sale), (Applicant) requests that the City consider the following action 
for the property located at 5330 US Highway 12 (PID No. 24-118-24-34-0020). 

 

a. A variance to allow reduced setbacks from US Highway 12, along the north, east and west 
property lines and to allow a reduction in the requisite parking stall size and drive aisle width.   
 

 

Property/Site Information: 

The property is located along the north side of Highway 12 and nearly across from Delano Avenue.  The 
property has an existing commercial building and parking lot.  The property has the following 
characteristics: 
 

Property Information: 5330 Highway 12  
 Zoning: Mixed Use – Budd Avenue (MU-B) 
 Comprehensive Plan: Mixed Use 

Acreage: .17 Acres (7,480 SF) 
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5330 Highway 12 

 
 
 
Discussion: 
The applicant is seeking a variance from the City’s zoning ordinance to allow reduced setbacks for parking 
on all sides of the subject property along with reduced size parking spaces and drive aisles.  The property 
has historically had a conditional use permit to allow the operation of a car sales lot.  In 2013, the owner of 
the property was granted an amendment to the conditional use permit that allowed for an increased number 
of vehicles for sale on the property.  The conditional use permit amendment approval was subject to 
several new conditions.  One of the primary conditions required of the applicant was the submittal of a site 
plan in compliance with all applicable zoning ordinance requirements.  There were several conditions in 
addition to the site plan also required of the applicant (see conditions below): 
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The owner of the property and the City do not have a record of a code compliant plan being submitted and 
or approved following the approval of the CUP amendment in 2013.  The owner recently leased the 
property to Total Auto Sales who will be the new operator on the property.  In June of 2016, the City 
received a request from Total Auto Sales to sign off on the State of Minnesota vehicle dealer license 
application.  In order to sign the verification application, the City is required to verify that the property meets 
all applicable zoning requirements of the City.  Upon review of the file by the City, it was determined that 
the property, and specifically the lack of a code compliant site plan, did not meet the conditions established 
in the conditional use permit amendment.  Therefore, it was determined that the site did not have a 
compliant conditional use permit.  The City notified the applicant and the owner of the deficiency and 
explained the process for bringing the property and conditional use permit into compliance.   
 
The subject property is less than 10,000 SF in overall size.  The City has required setbacks for both 
buildings and parking areas on all commercial properties within the City.  The applicable setbacks for this 
property are as follows: 
 

 

 
 
 



Total Auto Sales - Variance Request - Planning Commission November 3, 2016 
 Page 4 
 

For this property, the parking areas are subject to the following requirements: 
 

1. Setback from Highway 12 – 50 feet 
2. Setback from Side Yard – 5 feet 
3. Setback from Rear Yard – 5 feet 
4. Parking Space Dimensions – 9 feet x 20 feet 
5. Minimum Driveway Aisle Width for One Sided Parking – 22 feet 

 
The applicant has prepared a proposed site plan for this property.  The site plan indicates that the applicant 
is proposing to park cars up to the property line on all sides of the site.  According to the plan submitted, the 
applicant is also proposing to maintain a 10-15 foot drive aisle width/open space around the perimeter of 
the building.  Upon review of the proposed site plan, it was found that the dimensions shown on the plan do 
not actually align with the actual dimensions of the site.  It is probable that the applicant is considering 
utilization of a portion of the Highway 12 right of way in their calculations.  The City should require an 
official survey and scaled site plan if any action is to be considered.   
 
Based on the City’s review, there are approximately 8 parking spaces that would not fit on the existing site 
(see image below).  The image below shows that the actual dimensions of the site would not accommodate 
certain parking spaces proposed by the applicant.  The double row of parking spaces along Highway 12 
would take up 36 feet (18’ length plus 18’ length).  If the site only has 40 feet between the property line and 
the building, it would not be possible to accommodate two rows of parking plus a drive aisle.  The proposed 
customer parking spaces along the east property line appear to interfere with the ability to travel around the 
building.  One of the proposed customer parking spaces would need to be removed.  Along the west 
property line the plan proposes 7 parking spaces.  Seven spaces would consume 56 feet in width.  The 
existing dimension along the west property line would not accommodate the proposed seven spaces.  It 
can be seen from the image that the proposed site plan would need to be modified to even meet the actual 
dimensions of the property.   
 
The applicant is asking the City to allow zero property line setbacks on all sides of the property.  The City 
has historically considered relief from the 50 foot Highway 12 setback.  The amount of relief has varied 
depending on the property and surrounding uses.  The historic use of this property has utilized reduced 
setbacks.  Typically, the City will work towards bringing properties into compliance when changes to the 
property, ownership or use occur.  In this instance, the City granted an amendment to the conditional use 
permit in 2013 to allow the continued use of this property as a car sales lot.  Due to the small size of this 
property, some relief from the City’s current standards could be considered in order to allow the reasonable 
continued use of the property.   
 
The City reached out to Maple Plain Fire and West Hennepin Public Safety for comments pertaining to the 
site circulation, traffic safety and emergency access to the property.  West Hennepin Public Safety noted 
that the City should consider some form of a setback along Highway 12 to provide site line visibility for cars 
exiting the adjacent property to the west.  Maple Plain Fire has asked that the site maintain an 8 foot wide 
clear access aisle around the perimeter of the building.  
 
Based on the aforementioned evidence, there are several considerations that the City should make when 
reviewing the proposed request: 
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1. Approximately 20 parking spaces could fit on this site based on the actual dimensions of the 
property and holding the applicant to a reasonable standard. 
 

2. All parking spaces would need to be professionally striped (painted) in order for the City and 
applicant to manage the permitted parking, customer and emergency vehicle access. 
 

3. The City may want to consider a 5-10 foot setback from Highway 12 in order to comply with 
comments made by WHPS and to maintain adequate separation from the right of way. 

 
4. The required side and rear yard setback is five feet.  The City has not typically reduced this 

setback unless adjoining another parking lot or similar use.  The City has examples of both 
noncompliance and compliance with these setbacks on the surrounding properties.  The City will 
need to consider whether or not the requested reduction in setbacks will impact or take away from 
the current or future use of the surrounding properties.   

 
5. The proposed reduced parking space size is less than that which the City has recently considered.  

Parking spaces for an auto sales lot could be smaller than typical “public” parking spaces because 
there would not be public movement of the cars in and out of the spaces.  Parking spaces that are 
7 feet in width by 18 feet in length are likely in accordance with the “standard” for automobile sales 
lots.   

 
6. The MU-B zoning district contemplates the screening of parking areas from Highway 12.  While this 

standard is typically modified for car sales or similar uses, the City could consider some screening 
along the property to be consistent with other recently approved redevelopment projects. 

 
7. The overall site is comprised of two properties.  The CUP amendment required that the applicant 

combine the two parcels into one parcel if the use was going to continue (condition #5).  The City 
does not have a record of a lot combination occurring for this property.  The applicant should 
furnish the City with verification that the properties have been combined or make application to the 
City seeking a lot combination. 

 
Staff is seeking direction from the Planning Commission relating to the request to allow reduced setbacks, 
parking space size and drive aisle widths as proposed.   
 
The City can grant a variance if it finds that granting a variance is consistent with the Comprehensive Plan 
and the applicant can establish practical difficulties in complying with the requirements of the zoning 
ordinance.  The review criteria for granting a variance are as follows:  
 

H)  Approval procedure and conditions. Pursuant to Minnesota Statutes, an application for a  
variance or appeal shall be approved or denied within 60 days from the date of its official 
and complete submission unless extended pursuant to statute or a time waiver is granted 
by the applicant.  
 

(I) Review criteria. 
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(1) Variances shall only be permitted when they are in harmony with the general purposes 
and intent of the ordinance and when the variances are consistent with the 
Comprehensive Plan. Variances may be granted when the applicant for the variance 
establishes that there are practical difficulties in complying with this chapter.  
 

(2) PRACTICAL DIFFICULTIES, as used in connection with the granting of a variance,  
means that the property owner proposes to use the property in a reasonable manner 
not permitted by this chapter; the plight of the landowner is due to circumstances 
unique to the property not created by the landowner; and the variance, if granted, will 
not alter the essential character of the locality.  
 

(3) Economic considerations alone do not constitute practical difficulties. Practical  
difficulties include, but are not limited to, inadequate access to direct sunlight for solar 
energy systems.  
 

(4) Variances shall be granted for earth sheltered construction as defined in M.S. § 
216C.06, Subd., when in harmony with the ordinance.  
 

(5) The City Council may not permit as a variance any use that is not allowed under this  
chapter for property in the zone where the affected person’s land is located. The City 
Council as the case may be, may permit as a variance for the temporary use of a one-
family dwelling as a two-family dwelling. 

 
(6) The City Council may impose conditions in the granting of variances. A condition must  

be directly related to and must bear a rough proportionality to the impact created by 
the variance.   

 

The strict enforcement of the City’s standards would significantly reduce the amount of parking that could 
be located on the subject property.  The property is small for the use proposed and any use outside of a 
car sales lot (i.e. office or retail) would require significantly less parking spaces (~5 parking spaces).  It is 
likely that the requisite number of spaces required to accommodate a different use would be able to meet 
applicable setbacks.  The City has been working on bringing non-conforming properties into compliance 
when the use, ownership or other changes to a property occur.  The City will need consider whether or not 
the applicant has met the criteria for granting the requested variances.   
 
 
Neighbor Comments: 

The City has not received any comments pertaining to this request.   

 

Recommendation: 

Staff is seeking direction from the Planning Commission relating to the requested Variance.  Should the 

Planning Commission recommend approval of the requested action to the City Council, the following 

findings and conditions should be included: 
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1. The proposed variance meets all applicable conditions, criteria and restrictions stated in the 
City of Maple Plain Zoning Ordinance. 

 
2. Approval of the variance by the Planning Commission is subject to the following conditions: 

 
a. The Applicant shall submit an official survey and professionally prepared scaled site plan. 

  
b. The Applicant shall provide verification to the City that the lot combination has been 

completed or make application for a minor subdivision.   
 

c. The Applicant shall comply with any comments provided by the Planning Commission 
pertaining to the variance. 

 
3. All parking spaces would need to be professionally striped (painted) in order for the City and 

applicant to manage the permitted parking, customer and emergency vehicle access. 
 

4. The Applicant shall pay for all costs associated with the City’s review of the variance. 
 

 
Attachments: 

1. Application 
2. Letter from Applicant 
3. Conditional Use Permit Planning Commission Report from 2013. 
4. Conditional Use Permit Resolution from 2013 
5. Site Plan 
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