
AGENDA 
MAPLE PLAIN PLANNING COMMISSION 

MAPLE PLAIN CITY HALL 
SEPTEMBER 5, 2013 

7:00 PM 
 

I. CALL TO ORDER 
 

II. PLEDGE OF ALLEGIANCE 
 

III. ADOPT AGENDA 
 

IV. CONSENT AGENDA 
A. Approval of the August 8, 2013 regular meeting minutes. 

 
V. PUBLIC HEARINGS 

A. 5584 Main Street West Variance Request 
B. 1510 Budd Avenue Variance Request 

 
VI. ADMINISTRATIVE REPORTS 

 
VII. OLD BUSINESS 

A. 5330 Highway 12 Conditional Use Permit 
 

VIII. NEW BUSINESS 
A. 5540 Pioneer Creek Drive Excavation and Grading Permit  
 

IX. COMMISSION REPORTS & OTHER BUSINESS 
 

X. VISITORS TO BE HEARD 
Note: This is a courtesy extended to persons wishing to address the council who are not on the 
agenda. A completed public comment form should be presented to the city administrator prior to the 
meeting; presentation will be limited to 3 minutes. This session will be limited to 15 minutes. 

 
XI. ADJOURN 

 
 
Next meeting: Thursday, October 3, 2013, 7 p.m. at Maple Plain City Hall 
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City of Maple Plain Planning Commission 
Meeting Notes 
August 1, 2013 

Maple Plain City Hall 
7:00 PM 

 
I. CALL TO ORDER 

 
Chair Bliss called the meeting to order at 7:04 p.m. 
 
Present: Commission Chair Michele Bliss, and Commissioners Mardelle 
DeCamp, John Fay and Stephen Shurson; Council liaison, Mike DeLuca; 
Planning Consultant Ben Gozola (MFRA); City Administrator, Jason Ziemer; and 
Assistant to the City Administrator Maggie McCallum. 

 
 Absent: Commissioner Barb Rose.  
 

City Administrator, Jason Ziemer, announced to the Planning Commission that 
he will be leaving the City of Maple Plain for a new position in the City of North 
St. Paul. Ziemer thanked the Commission for all of their hard work and 
commitment to the community. He stated that they were wonderful to work with 
over the years.  
 
Commission Chair, Michele Bliss, thanked Ziemer for his years with the City and 
stated that she was appreciative of Ziemer’s work with the City.  
 
Commissioner, Stephen Shurson, told Ziemer that he was sad to see him go, 
and that he learned a lot from him over the years. Shurson stated that Ziemer 
was very dedicated to the City.  
 
Commissioner, John Fay, thanked Jason for his work with the City.  
 
City Administrator, Jason Ziemer, left the meeting at 7:10 p.m. 
  

II. PLEDGE OF ALLEGIANCE 
 

III. ADOPT AGENDA 
 

Commissioner Shurson added a Three Rivers Park District regional trial item to 
the “Commission Reports and Other Business” section of the agenda.  
 
Shurson moved to adopt the Agenda as amended; Fay seconded. Motion 
passed 4-0. 
 

IV. CONSENT AGENDA 
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Fay moved to approve the Consent Agenda including edits to the meeting 
minutes; DeCamp seconded. Motion passed 4-0. 

 
Items approved under the Consent Agenda: 

a. Approval of the June 6, 2013 regular meeting minutes. 

b. Approval of the June 17, 2013 special meeting minutes. . 
 

V. PUBLIC HEARINGS 
A. 5330 Highway 12 Conditional Use Permit (CUP) Amendment 

  
Commission Chair, Michele Bliss, introduced the 5330 Highway 12, Conditional 
Use Permit amendment item for review and discussion.  
 
City planning consultant, Ben Gozola, explained that a CUP amendment request 
was made by commercial property owner, Gary Keller. He stated that Keller 
obtained a CUP on the site back in 1995 for his then auto sales business. The 
CUP was approved with six conditions. Gozola said that Keller is asking to 
amend one of the six conditions, specifically, the condition that limits the number 
of on-sale vehicles on the property to 12.  
 
Gozola informed that the current business generally has more on-sale cars on 
the property than allowed, nonetheless, has not received any complaints about 
the number.  
 
Gozola explained that Keller would like to amend the previous CUP to allow for 
an increase in the number of allowed vehicles on site to 32 (28 for-sale vehicles, 
2 customer parking stalls and 2 employee parking stalls).  
 
Gozola pointed out that Keller had a survey done of the property as a means to 
develop a parking plan for the increased number of proposed vehicles. Gozola 
explained that staff determined that the proposed use is appropriate for the site, 
nonetheless that a number of items would need to be addressed as conditions of 
approval: 

 

 Confirmation that the two property lots, owned by the applicant, are 
combined; 

 Pavement of the northwest corner of the parking lot;  

 Fire and public safety staff approval of the parking plan;  

 Documentation that old fuel tanks were removed from the site;  

 Clarification over the discrepancy in the applicant report of 34 vehicles 
versus 32 vehicles; and  

 A suitable parking plan that identifies customer, employee and on-sale 
vehicles, and has enough space to allow for adequate maneuvering from 
customers on site.  
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Chair Bliss opened the Public Hearing at 7:30 p.m. 
 
Applicant and property owner of 5330 Highway 12, Gary Keller, explained that 
when he bought the property, the bank required removal of the tanks and that he 
would look for the documentation showing that the tanks were removed.  
 
Neighboring property owner, John McCain, of 5300 Highway 12, expressed 
concerns over increasing the number of allowed cars on site. McCain stated that 
customers, for AC Motors, park in his parking lot because of the limited space in 
the neighboring parking lot. McCain questioned how 32 to 34 cars would fit on 
the site and how customers would exit the lot without crossing into his parking lot. 
McCain suggested opening up the southwest corner of the parking lot to allow 
traffic to exit there. He asked the Commission to take into consideration his 
concerns.  
 
Keller responded that he could buy and put up signs that would direct customers 
where to park and where not to park. With regards to opening up the southwest 
corner of the lot, Keller stated that the business does not need this drive through 
and would not want it because the business does not want vehicles driving 
through the sales lot.  
 
McCain explained that AC Motor’s customers park in their parking lot because 
the car sales lot is so cluttered. McCain stated that if more cars are allowed on 
his neighbor’s property, even more customers will park on his property instead. 
 
Keller explained that signs could be helpful and customers could be fined for 
noncompliance.  
 
Bliss stated that if she was a customer, that did not know the town, she would 
likely accidently park in the neighbor’s parking lot because there would be more 
space to park. Shurson agreed.  
 
Bliss asked how the emergency responders would access the site in the case of 
an emergency. Bliss stated that Keller would have to discuss a plan with the Fire 
and Police Departments to get their approval.  
 
Bliss asked for clarification over the number of requested spaces; 32 or 34. Keller 
stated that they would like to fit in as many cars as possible. He explained a 
diagram that showed how and where the cars would be situated. Keller also 
explained where signs could be put up and where lines could be painted to direct 
customers where to go.  
 
Shurson expressed some concern over the amount of space that would be 
allowed between car stalls and the business building. He questioned if cars 
would be able to maneuver safely through the site. Shurson also questioned 
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whether cars would be able to safely exit the site without backing into the 
neighboring property or into the traffic lane of Highway 12.  
 
Keller explained that customers would not be driving through the site and 
therefore would not maneuver through the lot.  With regards to customers 
backing out safely, Keller said that lines could be painted directing cars how to 
safely exit.  
 
Fay stated that he did not know how to proceed with the request until future 
information was gathered; specifically from the Fire Chief and Police Chief. 
Shurson requested that Keller come back with sketches that show how cars 
would maneuver and exit the site safely.  

 
Chair Bliss closed the Public Hearing at 8:33 p.m. 

 
Commissioner DeCamp moved to table the item until more information 
could be gathered; Commissioner Fay seconded. Motion passed 4-0.  
 

VI. ADMINISTRATIVE REPORTS 
None. 
 

VII. OLD BUSINESS 
A. Industrial Zoning Code Update 
 
Council Liaison, Mike DeLuca, opened the discussion on this item. He stated that 
at the June 24, Council Meeting, the Council made a recommendation to 
consider a revision to the industrial code section that would combine the I-1 and 
I-2 Districts into one industrial zoning code. DeLuca explained that since the 
Planning Commission worked on updating this section of the code that the 
Council should send it back to the Planning Commission for discussion.  
 
Fay stated it makes sense to combine the two sections of the code if the change 
equally supports both types of businesses.  
 
Fay moved to recommend approval of the Industrial Zoning Code, to the 
City Council, with the edits; Shurson seconded. Motion passed 4-0.  

 
VIII. NEW BUSINESS 
 
IX. COMMISSION REPORTS & OTHER BUSINESS 

 
Shurson informed that Three Rivers Park District is working on and is interested 
in developing a regional trail in Carver County through the City of Minnetrista. 
Related, he stated that the proposed trial would possibly connect to the Luce 
Line Trail and extend north into Maple Plain and then travel east to connect with 
the Baker Park Reserve and Trail. Shurson said that Three Rivers Park District 
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would be at the August 12, Council meeting to provide additional information and 
ask for input. Shurson invited Commissioners to attend. 
 
DeLuca informed the Commission that the Council was in the process of 
interviewing an interim city administrator to temporarily replace Jason. In 
addition, he explained that the Council was starting to plan for the hiring of a new 
permanent City Administrator.    
 

X. VISITORS TO BE HEARD 
None. 
 

XI. ADJOURN 
 

Fay moved to Adjourn; DeCamp seconded. Motion passed 4-0. Meeting 
adjourned at 8:55 p.m. 
 

 Prepared by 
 
        
 Maggie McCallum, Assistant to the City Administrator 

 



 
 
 
 

 
Agenda Information Memorandum 

September 5, 2013 Maple Plain Planning Commission 
 

V. PUBLIC HEARINGS 
A. 5584 Main Street West Variance Request 

 
ACTION TO BE CONSIDERED 
 
To review a variance request for an accessory structure located at the residential property 5584 
Main Street, and to hold a public hearing to accept public comment on the variance request. 
 
FACTS 
 

 The residential property owner, Scott Innes, is proposing to replace his existing garage 
with a new garage that will be large enough to store his motor home and two cars.  

 The new garage will be constructed in the same location as the existing garage; along 
the western edge of the site, adjacent to HCSAH 83. 

 The property has reduced and limited building area due to the property’s division with the 
construction of HCSAH 83. 

 The applicant is requesting variances for the accessory building height, garage door 
height, accessory building height and side yard setback requirements.  

 In review of the application, it is the opinion of that staff that the proposed use is 
appropriate for the site and recommends approval of the variance with several conditions.  
  

ATTACHMENTS 
 
Attached on page(s) ____ through ____ is a report from City Planner, Tom Goodrum (MFRA), a 
site plan and survey of the applicant’s property, a narrative from the applicant and additional 
applicable information.  
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MEMORANDUM 
 
TO:        Chair Bliss and Planning Commission  

FROM:   Tom Goodrum, Planning Consultant 

DATE OF REPORT:    August  28, 2013  

DATE OF MEETING: September 5, 2013 

RE:  Variances for an accessory building at 5584 Main Street  
 

 
Chair Bliss and Planning Commissioners,  
 
ACTION TO BE CONSIDERED 
 
 Accessory building height from 16 feet to 20 feet (4 foot variance) 
 Garage door height from 8 feet to 10 feet and 14 feet (2 and 6 foot variance) 
 Accessory building size from 1,200 sq ft to 1,316 sq ft (116 sq ft variance) 
 Side yard (street side) setback from 35 feet to 20 feet (15 foot variance)  
 

STAFF REVIEW 

Scott Innes is proposing to replace his existing garage with a new garage that will be large 
enough to store his motor home and cars. The vehicles are currently kept outside. The new 
garage will be constructed in the same location as the existing garage. The proposed building 
materials for the sides and roof is a metal product that would be a similar color of the house.    

The applicant has provided a survey/site plan with a narrative describing the location and 
reasons for the request. Staff is supportive of the points outlined by the applicant as they relate 
to a reasonable use of the land. Specifically, due to the unique situation of the land being 
divided by the construction of HCSAH 83, which reduced the building area within the site plus 
the placement of the building in an area that minimizes visual impact to surrounding land uses.  

The building will be placed along the western edge of the site adjacent HCSAH 83, which is at a 
much lower elevation than the road surface. The visual impact of the building will be minimized 
because of the surrounding uses.  

 To the south is the Akona site consisting of a large industrial use with taller metal buildings.  
 To the west is HCSAH 83 which has a higher elevation than the garage floor, reducing 

visibility impacts from passing vehicles and the neighborhood west of HCSAH 83.  
 To the north is a railroad track with metal city public works buildings beyond. 
 To the east are single family homes. The proposed garage is on the opposite side of the lot 

than the home separated by Scott’s house and mature trees.  

The applicant has the ability to locate the building further back and center of the yard to provide 
a larger setback from HCSAH 83. This location would also make it more aligned with the 
neighboring buildings to the east. However, placing the building in this location would likely 
require the removal of several trees and add hard surface to the site.  
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The Watershed District reviewed the request and deemed it does not require a permit. 

Building Height.  

City code 153.061 (A) limits an accessory building height to not exceed 1-story in height or 16 
feet. Building heights are measured from the ground to the mean height level between the 
eaves and ridge of a hip roof as defined in section 153.007, definitions. The mean distance of 
the roof line is 20 feet. The extended height is due to the need for a taller garage door and by 
the manufactures pre-fabricated building design. A custom roof or a flat roof can be used to 
meet zoning code. Due to the building location and surrounding uses as noted above it is staff’s 
opinion that the proposed height is deemed a reasonable use.     

Garage Doors Height 

City code 153.061 (A) states the maximum height for a garage door is 8 feet. However, special 
circumstances may warrant higher door openings. The applicant is proposing the 14 foot high 
door so he can place his mobile home inside the building. Staff believes that the indoor storage 
of the mobile home is a special circumstance in addition to the visual improvements of having 
the mobile homes and other cars indoors justifies support of the variance. The special 
circumstance for the second door at 10 feet is the symmetry between the two doors. Having a 
14 foot and 10 foot door next to each other provides a superior visual balance than a 14 foot 
and 8 foot door. Again, because the proposed use of the garage is deemed reasonable to the 
site staff believes it is then best to support a symmetrical and visually appealing product.       

Building Size 

City code 153.061 (F) restricts the size of a single accessory structure to 1,200 square feet but 
allows for a combined size of accessory structures to 3,000 square feet. The proposed building 
exceeds the total single building size by 116 square feet. Although the garage itself is 1,190 
square feet (10 square feet below the 1,200 standard) the proposed attached porch causes the 
oversized building. The porch is simply a roof extending 6 feet out from the east facing wall 
along the front 21 feet of the building. The roof overhang is supported by 4 posts. The porch is 
an added accessory provided by the manufactures that fits into the pre-fabricated building. The 
porch provides a cover over the side door plus a covered area for seating.  

This variance can be avoided by the removal of the porch. However, staff is supportive of this 
request based on the aesthetic quality and elevation relief that the porch brings to the bigger 
building. By having the attached porch the height of the building is visually minimized from the 
public view along Main Street. If the porch is denied, the applicant can simply build a 
freestanding porch next to the building and be well within the 3,000 square foot accumulative 
allotment for accessory structures.       

Building Material 

City code requires that materials for an accessory structure must be compatible to the main 
structure (house) and the surrounding environment. The proposed metallic material will have a 
similar color of the home and is coated as to minimize a galvanized metal appearance. The 
building materials will be two-toned with a darker color skirting the bottom of the building. This 
will also help in minimizing the scale of the building. The proposed shingles will be matching the 
house shingles. The building will be consistent with surrounding uses as the Akona site to the 
south and the city site to the north contain metal buildings. The site is outside of the areas that 
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fall under the design guidelines. The design guidelines designated areas have more restrictive 
requirements for building materials.  

Side Yard Setback 
 
The applicant is proposing a setback from the HCSAH 83 right-of-way from 35 feet to 20 feet. 
The proposed setback is requested in order to keep the building at its current location and to 
prevent visual impacts from the house and the neighboring home to the east. Moving the 
building to the east to meet the 35 foot setback would literally divide the property in half and 
eliminate the rear yard plus a mature tree. In addition it would prevent direct access to both 
garage doors, placing the smaller door behind the home. The proposed setback is in alignment 
with the setbacks allowed for homes that are on corner lots. City codes allow a home to be 18 
feet from a street side when the front yard is setback 35 feet. This is not allowed for accessory 
structures.   
 
There is a city storm sewer line located along the west side of the property adjacent HCSAH 83. 
The pipe was installed in 1990 and buried between 6 to 8 feet. An easement for the pipe has not 
been found at this time but it is recommended that the building be setback at least 10-15 feet 
from the center of the pipe. The proposed 20-foot setback should allow the necessary distance. 
The pipe does angle into the rear area of the yard, thus pushing a building further eastward if it 
was to be placed further in the rear of the yard. (See attached engineer’s memo) 
 
A four inch storm sewer stub was provided to the property owner as part of the installation of the 
storm sewer pipe. There are no city records to show if the property is utilizing the stub for drain 
tile or sump pump. The applicant should verify if that stub is being used and that the location of 
the building does not impact an existing or future use of a drain pipe from the house.      
 
Due to HCSAH 83 dividing the site and reducing the width of the site plus being built at a much 
higher elevation than Mr. Innes rear yard staff recognizes the hardship the road had created. 
Historically there have been no traffic incidents created by a garage at that location.  
  
 
FINDINGS 
 
After reviewing the application, it is staff’s opinion that the proposed use is appropriate for the 
site. Findings to support the variances include:  

 HCSAH 83 had divided the site reducing the lot width and available land for the reasonable 
placement of structures.  

 The building will be placed in a similar location of the existing garage. The city has not 
received past complaints regarding the location of the existing garage.  

 The garage could be moved further into the rear and center of the yard to reduce the setback 
variance, but this may require the loss of several mature trees, add hard surface and 
restricted by the location of the city storm sewer pipe.   

 The elevation difference between the HCSAH 83 and the property’s yard provides a 
reasonable separation and minimizes visual impacts to the proposed garage.  

 The garage size and height are needed to support the storage of a camper and other 
vehicles currently stored outside.  
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 The garage is similar in size and character as other buildings within the surrounding area.  

 

Recommendation 
 
Staff is recommending approval for variances to allow for an accessory structure located at 
5584 Main Street. The variances include:  
 
• Accessory building height from 16 feet to 20 feet (4 foot variance) 
• Garage door height from 8 feet to 10 feet and 14 feet (2 and 6 foot variance) 
• Accessory building size from 1,200 sq ft to 1,316 sq ft (116 sq ft variance) 
• Side yard (street side) setback from 35 feet to 20 (15 foot variance) 
 
The variances are approved subject to the following conditions: 
 
1. The submittal of the building materials for staff approval prior the issuing of a building permit.  
 
2. The building permit musts verify the 20 foot setback from the HCSAH 83 right-of-way. 
 
3. The building permit shall be reviewed by the City Engineer to determine if adequate space is 

provided for the maintenance of the city storm sewer pipe.  
 

4. Storage within the building shall be used for residential storage and for property under the 
care of the land owner.  

 
5. The applicant must record the variance prior the issuance of the building permit and the final 

inspection should not be issued until proof of recording is provided or is satisfied by city staff.  

 
Sincerely,  
 
Tom Goodrum, City Planner, MFRA   
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Agenda Information Memorandum 

September 5, 2013 Maple Plain Planning Commission 
 

V. PUBLIC HEARINGS 
A. 1510 Budd Avenue Variance Request 

 
ACTION TO BE CONSIDERED 
 
To review a variance request for an accessory structure located at the residential property 1510 
Budd Avenue, and to hold a public hearing to accept public comment on the variance request. 
 
FACTS 
 

 The residential property owner, Marty Sarenpa, is proposing to construct a 2,000 square 
foot accessory structure in the rear of the residential property located at 1510 Budd 
Avenue.   

 The building will be used for personal storage of vehicles and equipment such as cars, 
trucks, trailers and a recreational vehicle (mobile home).  

 The building plans meet all required setbacks and building height requirements.  
 The applicant is requesting variances for accessory building size and garage door height.   
 The City Engineer recommends further review of drainage on the site to ensure that 

neighbors will not be impacted by the construction. 
 In review of the application, it is the opinion of that staff that the proposed use is 

appropriate for the site and recommends approval of the variance with several conditions.  
  

ATTACHMENTS 
 
Attached on page(s) ____ through ____ is a report from City Planner, Tom Goodrum (MFRA), a 
memo from City Engineer, Dan Boyum,  building plans and a survey of the applicant’s property, 
a short narrative from the applicant and additional applicable information.  
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MEMORANDUM 
 
TO:        Chair Bliss and Planning Commission  

FROM:   Tom Goodrum, Planning Consultant 

DATE OF REPORT:    August  28, 2013  

DATE OF MEETING: September 5, 2013 

RE:  Variance for an oversized accessory building at 1510 Budd Avenue  
 

 
Chair Bliss and Planning Commissioners,  
 
ACTION TO BE CONSIDERED 
 
 Accessory building size from 1,200 sq ft to 2,000 sq ft (800 sq ft variance) 
 Garage door height from 8 feet to 12 feet (4 foot variance) 
 

STAFF REVIEW 

Marty Sarenpa is proposing to construct a 2,000 square foot accessory structure in the rear yard 
at 1510 Budd Avenue. The building will be placed in the south west corner of the yard and 
served by a bituminous driveway extending from the front of the lot. Due to the unique 
configuration of the lot, the building will be adjacent the rear lot line of the neighboring property.  

The building meets all required setbacks and height standards. The site plan shows the building 
15 feet from the south lot line and 25 feet from the west lot line. This is well beyond the 
minimum 5-foot setback. The building height is 16 feet to the mean (center) height of the pitched 
roof, as allowed by city code.   

The building will be used for personal storage of vehicles and equipment such as cars, trucks, 
trailers, and a recreational vehicle (mobile home). The purpose of the garage is to allow him to 
keep his vehicles and equipment indoors rather than stored outside. The larger garage door is 
needed to fit his mobile home.   

Building size  

City code 153.061 (F) restricts the size of a single accessory structure to 1,200 square feet but 
allows for a combined size of accessory structures to 3,000 square feet. Mr. Sarenpa currently 
has two accessory structures; an existing garage at 880 sq ft and a shed at 217 sq feet. The 
shed will be removed.  

With the addition of the proposed garage and the removal of the smaller shed he will have a 
total of 2,880 square feet, which is below the total 3,000 sq ft allowed.     

Staff supports the larger building due to the size and unique configuration of the lot. The lot is 
0.64 acre with a large open area toward the rear of the yard. The rear yard is adjacent to a 
railroad line to the north, industrial to the west and southwest with residential to the south and 
east. A building in this area would not create a visual impact to the surrounding uses nor be out 
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of character to the area abutting it. The configuration of the lot uniquely screens the building. 
Unlike a request that would place an oversized building in a typical neighborhood block.   

To further minimize the impacts from the abutting residential lots the building could be moved 
closer to the industrial or railroad corners of the lot. The applicant initially considered those 
locations but thought that the Office Park zoning standards of 30-foot setbacks would push the 
garage in the middle of the yard. However, it is my interpretation that those setbacks are 
established for principal buildings associated with an office park. The code does allow existing 
residential uses within this district the ability to use their properties as allowed under the R-1 
standards. This would include the construction of an accessory structure 5 feet from lot lines. 
Per this interpretation the applicant would be able to move the building away from the residential 
properties and tuck it more closely to the rail road and industrial uses.     

Garage door height 

City code 153.061 (A) states the maximum height for a garage door is 8 feet. However, special 
circumstances may warrant higher door openings. The applicant is proposing the 12 foot high 
door so he can place his mobile home inside the building. Staff believes that the indoor storage 
of the mobile home is a special circumstance in addition to the visual improvements of having 
the mobile homes and other cars indoors. The size of the door is not creating the height of the 
building to exceed city standards.  

Staff realizes that the city likely restricts the size of doors to minimize building height and for 
aesthetic purposes. With the proposed building tucked in the rear of the yard and out of public 
view, plus surrounded by non-residential uses the visual impacts of these doors will be minimal.    

Building materials 

The building will be constructed of lap siding that will match the color of the home. The roof 
material has not been determined but may be of a tin material. City code does not restrict the 
materials used for roofing as long as it meets building code standards.  

Site impacts 

The site plan submitted with the request shows that the proposed building would require minimal 
grading along the foundation. The applicant identified the potential drainage patterns from the 
construction and silt fencing to be used to protect runoff from neighboring properties during 
construction. The city engineer has reviewed the plans and provided comments. (See attached) 
One area that needs to be considered is to ensure that the proposed building does not change 
the drainage patterns in the area that would add more water to a neighboring property than what 
already exists. Due to the minimal impact of the project, this should not be an issue but will need 
to be checked at the time of the building permit. The relocation of the building to another area of 
the site would also resolve any drainage issue to the residential neighbors.  

There is a small clump of trees near the center of the rear yard. The trees will be removed for 
the proposed building and driveway. City codes do allow the applicant to remove the trees. 
However, the relocation of the building may allow the applicant to avoid removing the trees.       

FINDINGS 
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After reviewing the application, it is staff’s opinion that the proposed use is appropriate for the 
site. Findings to support the variances include:  

 The unique configuration of the lot allows the garage to be placed out of public view. 

 The site is adjacent to a railroad and industrial uses on the north and west sides, thus 
minimizing its impact to the character of the surrounding area.   

 The location of the garage within the unique configuration of the lot does not impact the 
orderly development or character of a typical city block or neighborhood.  

 The garage size and height are needed to support the storage of a camper and other 
vehicles currently stored outside.  
 

 Although the building meets the required setbacks, the city can require the building to be 
placed in a different location as part of the variance request if it is justified that the larger 
building would create a negative impact to the neighbors.  

 

Recommendation 
 
Staff is recommending approval for variances to allow for an accessory structure located at 
1510 Budd Avenue. The variances include:  
 
• Accessory building size from 1,200 sq ft to 2,000 sq ft (800 sq ft variance) 
• Garage door height from 8 feet to 12 feet (4 foot variance) 
 
The variances are approved subject to the following conditions: 
 
1. The building permit shall be reviewed by the City Engineer to determine if drainage patterns 

are adequate addressed so as not to impact neighboring lots.   
 

2. Storage within the building shall be used for residential storage and for property under the 
care of the land owner.  

 
3. The applicant must record the variance prior the issuance of the building permit and the final 

inspection should not be issued until proof of recording is provided or is satisfied by city staff.  

 
 Sincerely,  
 
Tom Goodrum, City Planner, MFRA 
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Agenda Information Memorandum 

September 5, 2013 Maple Plain Planning Commission 
 

VII. OLD BUSINESS 
A. 5330 Highway 12 Conditional Use Permit (CUP) Amendment  

 
ACTION TO BE CONSIDERED 
 
To amend the current condition for AC Motors, located at 5330 Highway 12, which currently 
allows a maximum 12 vehicles on site and would increase the number to 34 vehicles, with a 
revised parking plan. 
 
FACTS 

 
 In 1995, Gary Keller, obtained a Conditional Use Permit (CUP) for the purpose of 

operating an auto sales business located at 5330 Highway 12.  
 The CUP was approved with six conditions, one being that the maximum number of 

vehicles allowed on site being 12.  
 Keller is not requesting changes to the five other conditions.  
 The site is currently being leased by AC Motors of New Hope and has occupied the site 

since 2012.  
 The site is designated Mixed-Use Budd District (MU-B) where auto sales are allowed 

under a Conditional-Use Permit (CUP).  
 The request has been made to support the current business on site, which has been 

successful.  
 The business would like to be allowed 28 stalls for for-sale vehicles, 2 customer stalls 

and 2 employee stalls; a total of 32.   
 At the August 1, Planning Commission meeting, Commissioners tabled the amendment 

in order for staff to gather additional information pertaining to: 
1. The accuracy of the site plan; 
2. Closing of the west access; 
3. Adequate maneuvering space for customer vehicles; 
4. Impact to neighboring properties; and 
5. The overall number of cars on the site.  

 Staff is recommending approval of the Conditional-Use Permit amendment with 
conditions.  

 
ATTACHMENTS 
 
Attached on page(s) ____ through ____ is a memorandum from City Planner, Tom Goodrum, 
and other information related to the application.  
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MEMORANDUM 
 
TO:        Chair Bliss and Planning Commission  

FROM:   Tom Goodrum, Planning Consultant 

DATE OF REPORT:    August 28, 2013  

DATE OF MEETING: September 5, 2013 

RE:  Conditional Use Permit Amendment for AC Motors  
 

 
ACTION TO BE CONSIDERED 
 
 Amendment to Conditional Use Permit: to amend the current condition of a maximum of 

vehicles from 12 to 34 with a revised parking plan. 

STAFF REVIEW 

On August 1st the Planning Commission tabled the conditional use permit amendment in order 
for staff to address items raised at the public hearing regarding the accuracy of the site plan, 
closing of the west access, adequate maneuvering space of customer vehicles, impacts to 
neighboring properties, and the overall number of cars on the site. Staff has met with the 
applicant on these items and updated our report. A summary of our findings are as follows; 

 The site plan was updated to be at a scaled drawing. 
 The Fire Chief and Public Safety can support the closing of the west access.  
 A maneuvering plan has been provided by staff that identifies potential customer and 

employee parking and adequate maneuvering space that would avoid using the neighboring 
property.  

 The number of “for sale” cars on the site will be dependent on providing and maintaining safe 
and adequate parking and maneuvering space within the site.   

 There are no changes to staff’s recommendations.  

Gary Keller obtained a Conditional Use Permit (CUP) in 1995 for the purpose of operating an 
auto sales business. The CUP was approved with seven conditions. Mr. Keller is requesting 
amendments to two of the conditions.  

 One condition was a maximum number of 12 vehicles allowed on the property, including 
employee vehicles.  

 A second condition was keeping both accesses from Hwy 12 open.  

Mr. Keller is not requesting changes to the other five conditions: 
 Closing of the pre-existing gas station; 
 No repair work, including painting and auto body; 
 All vehicles for sale be in good repair; 
 All parking areas be paved; 
 No additional lights; 

Mr. Keller has since leased the property to AC Motors of New Hope in 2012. 
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Permitted Use, Building Size and Visibility 
 
The site is in the Mixed-Use Budd District (MU-B) where auto sales are allowed as a conditional 
use permit per the following standards.  

(a) Only within the MU-B District 

(b) Parking area and buildings must be setback 40 feet and adequately screened/buffered from 
adjacent residential land shown in the Comprehensive Plan; 

(c) Public Address systems shall not be audible from residential parcels; 

(d) Access is prohibited from a local street unless approved by the City.  

The business is in conformance to the standards except for the parking area setback of 40 feet 
and the un-paved area in the northwest corner of the site. As a pre-existing business with an 
approved CUP the parking setback is a legal use. However, the paving of the NW corner should 
be provided.   

Proposed Request 

The purpose of the request is to meet sales needs to continue the operation of a successful 
business. It is their business plan that the turn-over ratio for the site is 25 cars per month. They 
are currently averaging 16 sales per month. The added vehicles will improve the sales ratio, 
thus their request of 28 for-sale vehicles.  (See the attached narrative and parking plan) 

They are also requesting 2 stalls for customer parking, along the east side of the site (stall # 33 
& 34) and they don’t expect more than two employees at the site at any time.    

There is a conflict between the proposed request of 34 stalls as shown on the site plan and the 
descriptive needs of 32 stalls (28 for-sale vehicles, 2 customer stalls and 2 employees).  

To incorporate the requested cars the applicant is proposing to block the west access into the 
site. This would give the site a single access on the eastern side. The site is approximately 0.20 
acres with a road frontage of 102 feet. The need for two accesses is typically not necessary in 
this situation except if recommended for safety purposes.  

The City Fire Chief and Hennepin County Public Safety have reviewed the application and the 
proposed closing of the west access. Both departments can support the closing of the west 
access. Their comments are attached to this report.  

The parking plan does not show the drive aisle width for customer and employee parking and 
maneuvering standards. City code requires that drive aisles should be a minimum of 22 feet and 
that there is sufficient maneuvering area within the site for customers and employees.  

A plan was created by staff that shows the required maneuvering space required by city codes. 
With the necessary parking and maneuvering space the applicant will be restricted to parking 
“for sale” cars in the designated area. By using the “Auto Turn” transportation program we were 
able to identify turning maneuvers for two customer parking stall along the east side of the 
building. With this program it shows that proposed stalls 15-20 will be impacted to provide 
adequate maneuvering space within his site. (See the attached drawings.) 

43



It is staff’s opinion that if customers continue to use the neighbors site after the city approves a 
parking plan that provides on-site maneuvering the applicant would be considered in violation of 
his operational plan and CUP.  In this case to avoid having his customers using the neighbor’s 
site painted stripes, bollards, signage or a fence may be necessary.  

The survey identifies two right-of-way lines, one being 11 feet further south than the other. The 
surveyor has shown both as there is conflicting information on the right-of-way. The business 
has historically used the southern line as their site boundary where they have parked cars and 
placed a sign. MnDOT has received this application and have not responded. Staff will 
recognize the south lot line for site plan purposes, but the applicant is aware of the potential 
conflict.   

The applicant has made their request per direction of the city staff. It has been documented that 
the number of cars on site has been exceeding the allowed 12 on a continual basis. An April 
inspection noted 22 vehicles on the site and subsequent inspections has noted similar number 
of cars at the site.  

To ensure compliance staff recommended that the CUP be amended. Staff’s review of the site, 
even though the cars exceeded the allotted amount, was that the site was kept in an orderly 
fashion and created no known negative impact to the surrounding area. Staff did not receive any 
complaints regarding the business prior the August Planning Commission. However, testimony 
was given at the August Planning Commission from the neighboring property owner about his 
concern of patrons of AC Motors using his property for access into and out of the site.    

 
FINDINGS 
 
After reviewing the application, it is staff’s opinion that the proposed use is appropriate for the 
site, but a number of items will need to be addressed as conditions of an approval: 

 The parking plan should be reduced from 34 stalls up to 32 stalls to be consistent with the 
narrative.  

 Customer and employee parking shall be designated to ensure they have adequate area to 
maneuver in and out of the site. It is recommended that the 4 stalls be located on the east 
side of the building and defined by striping or signage as designated stalls. The employee 
and customer parking should be separated from the for-sale vehicles.  

 The parking plan shall be approved by the City fire and public safety staff. 

 The northwest corner should be paved so all cars are parked on a surfaced area. The 
applicant should be aware of the pavement extending into the property to the north. 

 The applicant needs to identify if the fuel tanks were removed.  

 Submit an application for a minor subdivision for the combination of the two parcels. Minor 
subdivision applications are heard by the City Council.  
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Recommendation 
 
Staff is recommending approval for the conditional use permit amendment to increase the 
number of vehicles on the site, including customer and employees, from 12 up to 32 for the 
property at 5330 Highway 12 with the following conditions:         
 
1. The submittal of a parking plan to city staff that designates the parking area of the for-sale 

vehicles, employee vehicles and customer vehicles plus the appropriate maneuvering area 
in compliance to city standards; 

 
2. The plan is subject to the fire suppression and access needs per the direction of the Fire 

Chief and Public Safety; 

 
3. All areas to be used for vehicle parking shall be paved;  
 
4. If the two parcels used for the business are to be combined a minor subdivision will be 

required.  
 
 
Sincerely,  
 
Tom Goodrum, City Planner, MFRA   
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Agenda Information Memorandum 

September 5, 2013 Maple Plain Planning Commission 
 

VIII. NEW BUSINESS 
A. 5540 Pioneer Creek Drive Excavation and Grading Permit 

 
ACTION TO BE CONSIDERED 
 
To review and discuss plans for a parking lot expansion located at the commercial property, 
5540 Pioneer Creek Drive. 
 
FACTS 
 

 A commercial property, owned by Protolabs, is proposing to expand a parking lot along 
the northeast corner of the site.   

 City code requires projects that excavate greater than 25 cubic yards or an elevation of 
more than 2 feet be reviewed by the Planning Commission.  

 The City Engineer is reviewing the permit application and will have comments available 
prior to the Commission meeting.  

 A copy of the permit has also been sent to the Watershed District for their review.  
 The applicant is hoping to begin construction as soon as possible.  

 
ATTACHMENTS 
 
Attached on page(s) ____ through ____ is a memo from City Planner, Tom Goodrum (MFRA), 
site plans and other information related to the application.  
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MEMORANDUM 
 
TO:        Chair Bliss and Planning Commission  

FROM:   Tom Goodrum, Planning Consultant 

DATE OF REPORT:    August  28, 2013  

DATE OF MEETING: September 5, 2013 

RE:  Parking lot expansion at Proto Labs  
 

 
Chair Bliss and Planning Commissioners,  
 
ACTION TO BE CONSIDERED 
 
Excavation of over 25 cubic yards of material and grading of more than two-feet for a 
parking lot expansion at 5540 Pioneer Creek Drive. 

STAFF REVIEW 

The City received an excavation and grading permit for the expansion of a parking lot along the 
northeast corner of the Proto Lab office. City code 150.60 requires Planning Commission review 
of any excavation of greater than 25 cubic yards or an elevation of more than two feet. The 
applicant had applied for a permit for the removal of between 100 and 999 cubic yards. The site 
plan shows a cut of over two feet into the hill along the northeast wall of the building.  

The City Engineer is reviewing the permit application and will have his comments available to 
the Commission prior the meeting. A copy of the permit has been sent to the Watershed District 
for their review.  

Since staff did not receive the permit request until August 28th we were not able to provide our 
comments at the time the packet was sent out. We are bringing the request to the Planning 
Commission at the September meeting in order to assist Proto Lab in constructing the parking 
lot this year. If staff moved it to the October meeting a 2013 construction may not be possible. It 
is staff’s position to assist business owners within the community, however if the plans do not 
meet city requirements or are deemed inadequate for approval by staff or the Planning 
Commission we will support conditions for additional information or time for further review.        

 

Sincerely,  

Tom Goodrum, City Planner, MFRA  
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