
AGENDA 
MAPLE PLAIN PLANNING COMMISSION 

MEETING 
MAPLE PLAIN CITY HALL 

OCTOBER 1, 2015 
7:00 PM 

 
1. CALL TO ORDER 

 
2. PLEDGE OF ALLEGIANCE 

 
3. ADOPT THE AGENDA 

 
4. CONSENT AGENDA 

a. Minutes from July 1, 2015  meeting  
 

5. NEW BUSINESS 
a. PUBLIC HEARING: Conditional Use Permit Request to Allow Heavy 
Manufacturing on the Property Located at 5305 Pioneer Creek Drive 

 
6. OLD BUSINESS 

     a. PUBLIC HEARING: Conditional Use Permit Amendment Request for Collision 
     Corner Located at 5060 US Highway 12 
 

7. COMMISSION REPORT AND OTHER BUSINESS 
 
8. VISITORS TO BE HEARD 
 
9. ADJOURN 

 
b. Next meeting: Thursday, November 3rd, at 7 p.m. 
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City of Maple Plain Planning Commission 
Meeting Minutes 

July 1, 2015 
7 p.m. 

1. CALL TO ORDER 

Chair Bliss called the meeting to order at 7:00 p.m.  
Present: Chair Michele Bliss and Commissioners John Fay and Stephen 
Shurson. Also in attendance were City Planner, Mark Kaltsas and City 
Administrator, Tessia Melvin. 

Absent were: Commissioners Barb Rose and Mardelle DeCamp and 
Councilmember Mike DeLuca. 

2. PLEDGE OF ALLEGIANCE 
 

3. ADOPT THE AGENDA 

Commissioner Fay moved to adopt the agenda with one change to move 
the Barber Shop-Land Use Application in MU-B District to the beginning of 
the meeting. Commissioner Shurson seconded. Motion passed 3-0.  

4. CONSENT AGENDA 
 
Commissioner Shurson moved to adopt the consent agenda (Minutes from 
June 4, 2015) with minor changes. Commissioner Fay seconded. Motion 
passed 3-0.  
 

5. OLD BUSINESS 
 
A. Barber Shop- Land Use Application in MU-B District 
Applicant Gary Kangas was present. 
 
Mark Kaltsas, City Planner, provided the Commission with an update. The 
applicant requested that the City consider granting an Interim Use Permit to allow 
a barber shop in the MU-B zoning district. Kaltsas reported that the request was 
presented to the City Council and Planning Commission, and that they asked 
staff to help the applicant with the process of completing an interim use permit. 
 
Kaltsas stated that the permit may only be granted if the City Council finds the 
following to be true: 
 
1. The use is allowed as an interim use in the respective zoning district and 
conforms to standard zoning regulations. 
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2. The use will not adversely impact nearby properties through nuisance, noise, 
traffic, dust or unsightliness and will not otherwise adversely impact the health, 
safety, and welfare of the community. 
3. The use will not adversely impact the implementation of the comprehensive 
plan. 
4. The date or event that will terminate the use is identified with certainty. 
5. The applicant has signed a consent agreement agreeing that the applicant, 
owner, operator, tenant and/or other user has no entitlement to future re-approval 
of the interim use permit as well as agreeing that the interim use will not impose 
additional costs on the public if it is necessary for the public to fully or partially 
take the property in the future. 
6. The user agrees to all conditions that the City Council deems appropriate for 
permission of the use including the requirement of appropriate financial survey to 
cover the cost of removing the interim use and any interim structures upon the 
expiration of the interim use permit. 
7. There are no delinquent property taxes, special assessments, interest or city 
utility fees due to the upon subject parcel. 
 
Russ Jerde, owner of a facility that is used by another barber in town, asked the 
Commission why they would allow another barber in town. He questioned the 
ability for both to survive. Kangas added that he talked to Lowell and asked the 
buy the business. Kangas said that Lowell did not want to sell the business and 
is only open three days a week. In addition, Lowell is not open Friday or 
Saturday, which are the prime days for haircuts. Kangas added he belongs to a 
parish of 800 people and he expects to grow his business.  
 
Chair Blissed reminded the applicant of the desire to have the applicant move to 
the downtown area, if possible. There was some discussion on what was “viable” 
for the applicant. Commissioner Shurson asked if there would be a reminder sent 
to the user before the Interim Use Permit expires. Melvin responded that staff 
would be in communication with the business owner.  
 
Kaltsas reminded the Commission that the interim use permit goes with the land. 
 
The Commission agreed with the plan, but wanted a fifth item added that read, 
“The applicant would need to seek a new interim permit, if the current land owner 
redevelops.” 
 
Commissioner Shurson moved to approve the interim use permit, 
Commissioner Fay seconded. Motion passed 3-0.  

 

6. NEW BUSINESS 
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a. Collision Corner Conditional Use Permit 
 
Applicants Michelle and Kurt Kroll were in attendance. 
 
Mark Kaltsas, City Planner, stated that Michelle and Kurt Kroll, owners of 
Collison Corner, were in attendance to ask the Planning Commission to modify 
the conditions of the existing conditional use permit, which has expired. Kaltsas 
added that in 2014 staff notified the owners that they there were in violation of 
their Conditional Use Permit (CUP) and that they had expanded their parking lot 
without a permit or City approval. Kaltsas added that the property was initially 
granted a CUP in 1988 and amended the permit in 2001 to include the addition of 
a spray booth, which has not been completed. 
 
Kaltsas reminded the Commission that the current expired CUP includes the 
following provisions: 
 
1. A total of 49 parking spaces are currently allowed and shall include the 

following: 
 

 a. 31 spaces in the back yard 
 b. 13 parking spaces in the front 
 c. 5 parking spaces for retail sales 
 
In addition, no more than 9 vehicles can be parked outside of the fenced area 
after hours. Kaltsas added that he drove by the property on June 26, and 
counted 129 vehicles on the property. Kaltsas stated that the intent is to renew 
the CUP so that enforcement and compliance can begin. 
 
Kaltsas added that staff is seeking the following: 
 
1. Expansion of the CUP to north properties. Kaltsas added that the City limits 

expansion of non-conforming uses to a maximum of 10% of the total site area 
in the mixed zoning district. Based on the expansion provided, the City could 
consider allowing the expansion of about 3,800 SF, which would be about half 
of one of the lots that they are requesting. In addition, the City could consider 
additional methods for allowing the entire expansion, but this would require a 
text amendment to the ordinance. Commissioner Fay stated that he was not 
in favor of changing the zoning.  
 

2. Use of the Oak Street Right-of-Way for Private Access Driveway. Kaltsas 
reported that the applicant is seeking permission from the City to construct a 
private access drive on the Oak Street Right of Way. Kaltsas commented that 
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allowing the use of the right of way would potentially provide for better 
functionality of the existing parking areas.  

 
3. The applicant is proposing to screen the realigned parking areas using an 

opaque fence. In addition to the fence, staff has recommended that the 
applicants landscape the exterior of the fence. Finally, the dumpster and tire 
bin need to be completely screened off.  

 
4. Proposed Building Expansion. Kaltsas reported that the applicant is seeking 

permission to expand the building to allow for a new spray booth to the west 
of the building. According to old minutes, the City approved an amendment in 
2001 to include the booth. However, staff could not find the site plans from 
2001. 

 
5. Automobile Sales on Highway 12. The current CUP allows for the retail sales 

of up to five cars on the property. However the location of the cars was not 
specified in the original CUP. The applicant is seeking 10 cars. Kaltsas noted 
that the applicant has historically used the MNDoT right of way for parking, 
which is illegal. 

 
6. Parking. Kaltsas reported that the current CUP allows 49 cars and the 

applicant is asking for 121 cars. However it was noted that on June 26, 2015, 
there were approximately 129 vehicles on the site.  

 
Kurt Kroll, owner, asked the Planning Commission if he would be able to get the 
City to license the use of the right-of-way for parking. He would then screen the 
area and remove a storage building from the property. He believes these steps 
along with striping the parking lot will alleviate the current issues. Commissioner 
Fay thanked Kroll for his thinking outside of the box. 
 
There was much discussion on the option put forth by Kroll and the Planning 
Commission agreed that this could be a potential option. 
 
Melvin stated that the next steps would include taking the current report, with the 
addition of the Planning Commission’s comments and the new proposal to the 
Council to determine if they would be interested in licensing the right-of-way. If 
the Council agrees, then it would come back before the Planning Commission. 
 
Planning Commission Comments included:  
 
1. Expansion of CUP to north properties: Commissioners discussed the 
limitations on being able to expand the Conditional Use Permit due to the non-
conforming status of the existing use. Commissioners did not believe that 

5



amending the City’s ordinance to allow the expansion of the use would fit into the 
desired planning goals of the Mixed Use-Gateway district. Commissioners 
recommended that the City not consider any expansion of the existing use into 
the properties north of the Oak Street right-of-way. 
 
2. Use of the Oak Street right-of-way for Private Access Driveway. 
Commissioners discussed the concept of a license agreement to better 
understand how the agreement would work. Commissioners were generally 
supportive of the idea of licensing the use of the right-of-way for an access drive 
into the existing site. The use of the right-of-way would allow the applicant to 
have more organized circulation route into and out of the site. There was 
discussion with the applicant about the use of the right-of-way for additional 
parking and storage. The Planning Commission noted that the use of the right-of-
way should be limited to a driveway and possibly additional on-street parking 
spaces. Long-term parking or storage would not be permitted in the right-of-way. 
 
3. Screening/Landscaping and Dumpster Enclosure. Commissioners discussed 
increasing the buffering and screening so the property would be effectively 
screened from Highway 12 and Boundary Avenue. Commissioners also added 
that the petitioner should screen the parking areas from residential properties to 
the north and east. The preferred method of screening provided by the 
Commission would include a combination of fencing and landscaping. 
 
4. Proposed Building Expansion. Commissioners were relatively supportive of the 
possible building expansion. Staff noted that City Council approved plans in 
2001. Commissioners asked for clarification if the building expansion would limit 
or reduce parking. Staff suggested that it would potentially impact 4-6 parking 
spaces. 
 
5. Automobile Sales on Highway 12. Commissioners discussed the possibility of 
increasing the number of permitted automobiles to be sold on the property. 
Commissioners asked for clarification on how the proposed sales would be 
accessed from the site without utilizing the Highway 12 right-of-way. 
Commissioners asked for additional information relating to fencing and access to 
the proposed automobile sales area. 
 
6. Parking. Planning Commissioners discussed the overall number of vehicles 
parked on the site. The Commission recognized that there is a significant 
deficiency between the number of vehicles currently parked on the site and the 
number of existing parking spaces. There was additional discussion asking for 
the differentiation between vehicles that are being worked on or for sale and 
vehicles that are being stored for parts. The Commission asked for areas to be 
defined by the applicant.  
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6. OLD BUSINESS 

B. Summary of the Joint Meeting and Planning Commission Priorities 

Chair Bliss reported that she and Shurson attended the meeting with  
Councilmembers, Eisinger, McCoy, DeLuca and Mayor Young. Chair Bliss stated 
that she was surprised at how the Council has changed. She stated that it was 
much appreciated.  

Bliss summarized the top priorities that the City Council gave for direction to the 
Planning Commission: 

1. Home Occupation Permits 

2. Wind and Solar energy 

3. Handguns 

4. Microbreweries 

5. Rental Ordinance 

6. Implementation of the walking and biking trail with ongoing projects.  

Chair Bliss added that Mayor Young added that the implementation of the 
walking and biking trail project should begin soon, so projects can be included in 
the 2016 budget.  

There was much discussion on how this would work and both staff and the 
Commissioners agreed that the Planning Commission would focus their attention 
at the next meeting on identifying the critical areas to begin with. 

7. COMMISSION REPORT AND OTHER BUSINESS  

There were no other reports or business items. 

8. VISITORS TO BE HEARD    
 
There were no visitors in attendance. 
 

9. ADJOURN  
  
Commissioner Fay moved to adjourn the meeting at 9:50 p.m.;  
Commissioner Shurson seconded. Motion passed 3-0.  

Prepared by: Tessia Melvin, City Administrator 
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City of Maple Plain 

Request for a Conditional Use Permit to Allow Heavy Manufacturing within the 
Existing Building Located at 5305 Pioneer Creek Drive  

 

To: Planning Commission  

From: Mark Kaltsas, City Planner 

Meeting Date: October 1, 2015 

Applicant: Store Cliff, LLC for Midland Fiberglass 

Owner: Store Cliff, LLC 

Location: 5305 Pioneer Creek Drive 

 
 
Request: 
Store Cliff, LLC requests that the City consider the following action for the property located at 5305 Pioneer 
Creek Trail (PID No 24-118-24-31-0022): 
 

a. Conditional Use Permit to allow Heavy Manufacturing which would include the assembly of 
forms and fiberglass components for recreational and amusement park rides.  

 
 

Property/Site Information: 
The property is located east of Budd Street on Pioneer Creek Drive.  There are five existing buildings 
located on the property. The property has the following characteristics: 
 

Property Information: 5305 Pioneer Creek Drive 
 Zoning: I-Industrial  
 Comprehensive Plan: Industrial  

Acreage: 2.94 Acres 
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5305 Pioneer Creek Drive Aerial Photograph 

 
 

Applicable Standards: 

 

Subject  
Site 
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Manufacturing – Light.  Themechanical trasnformation of predominately previously 
prepared materials into new products, including assembly of component parts and the creation 
of products for sale to the wholesale or retail markets or directly to consumers.  Examples 
include, but are not limited to: production or repair of small machines or electroinic parts and 
equipment; woodworking and cabinet building; testing machines or electronic parts and 
equipment; woodworking and cabonet building; testing facilities and labortories; apprel 
production; sign making; assembly of pre‐fabricated parts, manufacture of electric, electronic, or 
optical instruments or device; manufacture and assembly or surgical instruments; processing, 
and packing of food products or cosmetics; and manufacturing of components, jewlery, clothing, 
trimming decorations and any similar item.  Light manufacturing does not inlcude an individual’s 
production of hand‐crafted or custm made items. 

 
Manufacturing – Heavy. The manufacturin of products from raw or unprocessed 

materials. This category shall also include any establishment or facility using large unscreened 
outdoor sturcutures such as conveyor belt systems, colling towers, cranes, storage silos, or 
similar equipment that cannot be integrated into the building design, or engaging in large‐scale 
outdoor storage.  Any industrial use that generates noise, odor, vibration, illumination, or 
particulate that may be offensive or obnoxious to adjacent land uses, or requires significant 
abount of on‐site haszardous chemical storage shall be classified under this land use.  This use 
shall include any packaging of the product being manufactured on‐site.  Examples include but 
are not limited to the production of the following: large‐scale food and beverage operations; 
lumber milling and planning facilities; aggregate, concrete and asphalt plants, foundaries, forge 
shops, open air welding, and other intensive metal fabrication facilities, chemical blending, 
mixing, or production, and plastic processing production. 

 

 
Discussion: 
The subject building is one of five buildings located on the subject site.  The remaining buildings are utilized 
for storage rental.  The subject building has historically been used for a variety of industrial uses.  The 
current use of the building is by a company which produces and assembles amusement park ride cars and 
boats (Midland Fiberglass).   
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In June 2015, the City was notified by adjacent property owners that the user of the building was blowing 
fiberglass residue out into the parking areas surrounding the building with the doors to the building open.  It 
was further noted that the residue was ending up on nearby residential properties.   The City inspected the 
building and issued a cease and desist order.  The City subsequently met with the business owner, building 
owner and building official to review the use of the building.   The City determined that the business owner 
was fabricating the fiberglass molds and producing the rides wholly within this facility.  The owner noted 
that this was not always the case and that he had just recently started making the fiberglass molds at this 
location.  Moving forward, the owner of the business stated that he only wanted to continue assembling the 
rides at this location and that he would outsource the fiberglass fabrication.   
 
The City determined that the use of the building for the assembly of the rides, which includes sanding, 
gluing, paint spraying and some touch-up fiberglass work, would be considered heavy manufacturing.  
Heavy Manufacturing is considered a conditional use in the I-Industrial zoning district.  The applicant is 
requesting that the City consider granting a conditional use permit to allow the heavy manufacturing to 
occur within the existing building.  The applicant is proposing to limit their business to assembly of the 
amusement park ride cars/boats without the fabrication of the fiberglass molds.  The business owner is 
currently storing materials and completed and incomplete projects outside of the subject building.  No 
outdoor storage is permitted for this building.  The business owner is not seeking outdoor storage with the 
conditional use permit.   
 
The following considerations should be made the Planning Commission when reviewing this request: 
 

1. The subject building is approximately 7,800 SF in size.  There are two smaller office spaces 
located on the north side of the building with open warehouse space comprising the rest. 
 

2. The subject property is directly adjacent to the R-3 Residential zoning district (see map below).  
Due to this proximity (35 feet between structures), it may be difficult to adequately mitigate any 
potential noise, smells or other potential impacts.   

 
3. There is currently no screening or buffering between the existing building and the adjacent 

residential property. 
 

4. The subject site and building is comprised of predominately storage buildings.  Storage buildings 
do not have the intensive use associated with heavy manufacturing and offer a reasonable 
transition between the residential neighborhood and the Industrial Park. 

 
5. Should the City approve a conditional use permit for this property, it would establish the ability for 

other heavy manufacturing uses in this building.  The administration of heavy manufacturing on this 
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site and the associated potential nuisance factors (noise, smell, particulate matter) becomes more 
difficult due to its proximity to adjacent residential properties.    

 
6. The building may need to have improvements made to bring it into compliance with applicable 

building codes relating to the intended use.  The applicant will need to provide additional 
information relating to the use of the building and then prepare any necessary plans for review by 
the City. 

 
 

 
 

Recommendation: 
Staff is seeking the direction of the Planning Commission relating to the request for a conditional use permit.  
Should the Planning Commission consider recommending approval, the following conditions should be 
considered: 
 

1. The proposed conditional use permit meets all applicable conditions, criteria and restrictions stated 
in the City of Maple Plain Zoning Ordinance. 
 

2. The Conditional Use Permit shall include the following conditions: 
 
a. There shall be no outdoor storage permitted on this site. 

 
b. The overhead doors shall be closed at all times other than to move equipment, materials or 

 

SUBJECT SITE
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vehicles into and out of the building.   
 

c. The applicant shall obtain all applicable building permits relating to the intended use of the 
building.   

 
d. The applicant shall obtain all requisite permits from all applicable regulating agencies.  This 

includes if necessary the MPCA. 
 

e. The hours of operation shall be permitted between the hours of 7:00 a.m. and 8 p.m. Monday 
through Friday and 7:00 a.m. and 6:00 p.m. Saturday and Sunday. 

 
f. The existing dumpster should be kept inside the building or the requisite enclosure and 

screening shall be constructed.   
 

3. The Applicant shall pay for all costs associated with the City’s review of the conditional use permit. 
 
Staff is seeking direction from the Planning Commission relating to the information presented.  Commissioners 
can recommend approval of the conditional use permit with conditions, table the request based on the need for 
additional information or recommend denial of the request to the City Council. 
 

 
Attachments:  

1. Aerial Images 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

13



5305 Pioneer Creek Drive – Conditional Use Permit 10.1.2015 
 Page 7 
 

 
Image of Building Façade 

 
 

Image of Front Parking Area 
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City of Maple Plain 

Request by Collision Corner for a Conditional Use Permit Amendment to Modify 
the Previously Approved CUP on the Property at 5060 US Highway 12 

 

To: Planning Commission  

From: Mark Kaltsas, City Planner 

Meeting Date: October 1, 2015 

Applicant: Kurt and Michelle Kroll 

Owner: Kurt and Michelle Kroll 

Location: 5060 US Highway 12 

 
Update to Plans Following Planning Commission Review: 
Planning Commission Members reviewed the revised submittal and found the plans to be incomplete.  
Commissioners tabled the item to the October Meeting after providing additional feedback and direction to 
the applicant.  The petitioner has revised their site plan to address the comments provided by the Planning 
Commission and staff.  The site plan and supplemental information submitted by the applicant attempts to 
address all comments made in previous correspondence and during the two Planning Commission and City 
Council Meetings.  The following comments based on the review of the revised plans should be considered 
by the Planning Commission:  
 

1. The applicant has submitted a revised site plan, a landscape plan, building elevation, fence detail 
and lighting cut sheets.   The City has not received a grading or stormwater plan.   
 

2. As it relates to the revised site plan, the following comments should be considered: 
 

a. Parking – the applicant has revised the site plan to incorporate the Oak Street right of way.  
The applicant is proposing to pave Oak Street to include additional parking spaces.  The 
applicant has identified an approximately 2,200 SF area for the storage of parts and 
inoperable vehicles. This area would not be striped and is entirely within the proposed 
fenced area.  All other spaces would be striped and are further labeled on the proposed 
site plan.     

i. The plans indicate parking as follows: 
1. Oak Street ROW – 43 spaces (17 employee, 26 spaces for mechanical 

repair drop-off) 
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2. Boundary Avenue – 18 spaces (customer parking – furthest north space 
should be counted as it would restrict turning into site) 

3. In Front of Building – 5 spaces (customer parking) 
4. Behind Building – 36 spaces 
5. For Sale Vehicle Parking – 10 spaces 

Total Spaces: 112 Spaces 
 

b. An access route through the site has been identified on the site plan.  The access route 
has been identified on the plan.  It is recommended that this route be striped or otherwise 
designated so that no parking or temporary parking is permitted within the access route.  
The plans do indicate several no parking signs along TH 12 (within the right of way).   In 
addition, to the proposed not parking signs along Highway 12, no parking and fire lane 
striping/signage should be designated along the west side of the proposed spray booth.  
 

c. The Oak Street right of way is shown to have a driveway width of 24 feet.  The City 
requires a minimum of 25 feet in width.  The parking spaces shown are 18 feet in length 
and the minimum required by the City is 20 feet.  The plans should be revised to 
incorporate the minimum parking and drive aisle standards within the Oak Street right of 
way.   

 
d. The parking area for “sale vehicles” has been moved back and away from the right of way 

to allow for access from the proposed gate.    
 

e. The applicant is proposing to remove the existing shed/small building in the southwest 
corner of the site.  This area is proposed to be utilized for the access drive. 

 
f. The revised site plan indicates three areas as “landscape areas”.  The applicant has 

prepared a landscape plan which corresponds to the landscape areas shown on the site 
plan.  The landscape plan shows five 6’ height Arborvitaes in the northeast corner of the 
site, one 6’ height Amur Maple in the northeast corner of the site and seven shrubs in the 
south of the site.  In order to provide a planting area in the northeast corner of the site, the 
applicant will need to remove existing pavement.  Additional landscaping could be added 
to the area along US Highway 12 to better screen the parking areas.  There is an existing 
clump of deciduous trees located within the Highway 12 right of way that currently provides 
some screening into the site.  The proposed planting in the northeast corner of the site 
could be enhanced and include evergreen trees to better buffer the site from the highway.  
In order to accomplish this, the applicant would have to remove some of the existing 
asphalt.  Staff is seeking further direction from the Planning Commission pertaining to the 
proposed landscaping. 

17



5060 US Highway 12 – Conditional Use Permit 10.1.2015 
 Page 3 
 

 
g. The site plan indicates the location of a perimeter fence.  The applicant has provided a 

picture of the proposed 6’ tall board on board fence.  As shown on the proposed site plan, 
the fence will be installed in asphalt as the existing pavement extends into the City’s Oak 
Street right of way.  The applicant is proposing to install a chain link style gate along 
Boundary Avenue.  The proposed gate would include “privacy slats”.  This type of fence is 
not consistent with the City’s Downtown Design Standards.     
 

h. The proposed building addition is shown on the site plan.  The applicant has provided the 
City with a building elevation for the proposed addition.  The elevation indicates that the 
building addition would be constructed of the same materials and colors as the existing 
building.  The applicant noted that the building addition would not have any mechanical 
equipment located on the roof.  All mechanical equipment is required to be screened from 
view. 

 
i. The site plan indicates that the dumpster will be located within the proposed fence in the 

northeast corner of the building. 
 

j. The plans propose two lights to be located on the north wall of the building.  The applicant 
provided cut sheets for the proposed lights.  Staff is still reviewing the proposed lighting to 
determine if it meets the City’s cut-off standards.  A photometric plan indicating the 
intended coverage of the lights was not submitted.  The site plan also indicates the 
location of an optional light pole.  Staff discussed this location with the applicant and noted 
that this could be a City “standard” downtown street light.  Further direction on whether or 
not to require this pole is requested.   

 
3. The Oak Street right of way licensing agreement has not been drafted by the City.  The Planning 

Commissions can provide further direction to staff relating to the permitted use of the right of way.  
It was previously noted that the use should be limited to daily parking of employee vehicles, and 
drop off and pick up parking.  Commissioners noted that overnight parking could be permitted for 
vehicles that needed mechanical repair only.   
 

4. The City provided the applicant with comments pertaining to storm water.  No detailed grading or 
drainage plan was submitted to the City.  Any improvement to the City’s right of way will require a 
more detailed engineering submittal along with the requisite storm water calculations and potential 
treatment and retention.  Any approval considered by the City would be subject to the review and 
approval of all applicable plans.     
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Staff is seeking the direction of the Planning Commission relating to the request for an amendment to the 
Conditional Use Permit.  Should the Planning Commission consider recommending approval, the following 
conditions should be considered: 
 

1. The proposed conditional use permit amendment meets all applicable conditions, criteria and 
restrictions stated in the City of Maple Plain Zoning Ordinance. 
 

2. Approval of the conditional use permit is subject to the applicant providing additional 
information and receiving City approval for the following items: 

 
a. The applicant shall enter into a licensing agreement with the City pertaining to the use of 

the Oak Street right of way.   
 

b. The Applicant shall submit a grading and drainage plan and requisite storm water 
calculations.  Based on the calculations, the applicant shall meet all applicable standards 
pertaining to storm water, grading and drainage. 
 

c. The applicant shall revise the plans to provide a 25’ wide drive aisle and 20’ long spaces 
within the Oak Street right of way. 
 

d. The applicant shall revise the plans to indicate the location of the no parking signage and 
fire land striping. 

 
e. The Applicant shall address all comments made by the Planning Commission relating to 

building architecture, color and materials. 
 

f. The Applicant shall provide the City with a revised lighting plan that includes the detailed 
photometric information for the lights proposed. 

 
g. The applicant shall address and satisfy all Fire Department comments relating to the 

building and site.  
 

3. The Conditional Use Permit will be amended to include the following conditions: 
 
a. Parking shall be limited to the approved number and type of spaces as identified on the 

site plan and further defined within the conditions of approval. The total number of vehicles 
permitted on the site shall be as follows: 

1. In Front of Building – 5 spaces (customer parking) 
2. Behind Building – 36 spaces 
3. For Sale Vehicle Parking – 10 spaces 

 
b. The total number of vehicles permitted within the Oak Street right of way shall be as 

follows: 
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4. Oak Street ROW – 43 spaces (17 employee, 26 spaces for 
mechanical repair drop-off) 

 
c. The total number of vehicles permitted within the Boundary Street right of way shall be as 

follows: 
5. Boundary Avenue – 17 spaces (customer parking) 

 
d. No vehicles shall be stored, temporarily stored, parked or otherwise located in any location 

other than those specifically designated on the approved plan.   
 

e. No parking of vehicles shall be permitted on Boundary Avenue outside of the areas 
designated on the approved site plan. 

 
f. Parking of vehicles within the Oak Street and Boundary Street right of way shall be limited 

to employees of the business and customer drop-off and pick-up of vehicles in need of 
mechanical repair.  No vehicle with body damage shall be parked in the rights of way.   

 
g. All of the required improvements identified on the approved plans shall be installed and 

approved prior to the applicant receiving approval of this amendment.  
 

h. There shall be no storage of vehicles or parts within the Oak Street and Boundary Street 
rights of way. 

 
i. All requisite fencing shall be maintained by the applicant for the duration of the conditional 

use permit.  Maintenance shall include, but is not limited to keeping the fence true, upright, 
without missing boards or sections and in all locations indicated on the approved plan. 

 
j. All requisite landscaping shall be maintained by the applicant for the duration of the 

conditional use permit. 
 

k. The hours of operation shall be permitted between the hours of 7:00 a.m. and 8 p.m. 
Monday through Friday and 7:00 a.m. and 6:00 p.m. Saturday and Sunday. 

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

permit. 
 
Staff is seeking direction from the Planning Commission relating to the information presented with the 
revised submittal.  Commissioners can recommend approval of the conditional use permit with conditions, 
table the request based on the need for additional information or recommend denial of the request to the 
City Council. 
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Planning Commission Discussion From July 3rd Planning Commission Meeting: 
Commissioners considered the information presented relating to the requested Conditional Use Permit 
amendment.  Commissioners clarified that they would not be taking an official action on the request, but 
would provide direction to the applicant and a recommendation to the City Council relating to six specific 
considerations.  Commissioners discussed the proposed amendment to the existing CUP and offer the 
following recommendations to the City Council for consideration: 
 

1. Expansion of CUP to north properties: Commissioners discussed the limitations on being 
able to expand the Conditional Use Permit due to the non-conforming status of the existing 
use.  Commissioners did not believe that amending the City’s ordinance to allow the expansion 
of the use would fit into the desired planning goals of the Mixed Use – Gateway district.  
Commissioners recommended that the City not consider allowing any expansion of the existing 
use into the properties north of the Oak Street right of way. 
 

2. Use of Oak Street Right of Way for Private Access Driveway:  Commissioners discussed 
the concept of a license agreement to better understand how the agreement would work.  
Commissioners were generally supportive of the idea of licensing the use of the right of way for 
an access drive into the existing site. The use of the right of way would allow the applicant to 
have a more organized circulation route into and out of the site.  There was discussion with the 
applicant about the use of the right of way for additional parking and or storage.  It was noted 
by the Planning Commission that the use of the right of way should be limited to a driveway 
and possibly additional on-street parking spaces.  Long-term parking or storage would not be 
permitted in the right of way.   

3. Screening/Landscaping/Dumpster Enclosure:  Commissioners discussed increasing the 
buffering and screening so that the property was effectively screened from Highway 12 and 
Boundary Avenues.  Commissioners also commented that the petitioner should screen the 
parking areas from the residential properties to the north and east.  The preferred method of 
screening and buffering would include a combination of fencing and landscaping. 

 
4. Proposed Building Expansion:  It was noted by the City that there had been a previous 

approval of a building expansion in 2001.  The City does not have a record drawing or image 
delineating the approved expansion.  Commissioners were relatively supportive of the possible 
building expansion.  Commissioners asked if the building expansion would limit or reduce the 
total number of parking spaces on the property.  It was noted that the expansion would 
potentially impact 4-6 parking spaces. 
 

5. Automobile Sales on Highway 12:  Commissioners discussed the possibility of increasing 
the number of permitted automobiles being sold on the property.  Commissioners wanted to 
better understand how the proposed sales area could be accessed from the site without 
utilizing the Highway 12 right of way.  Commissioners asked for additional information relating 
to fencing and access to the proposed sales area  
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6. Parking:  Planning Commissioners discussed the overall number of vehicles parked on this 

site.  Commissioners recognized that there is a significant deficiency between the number of 
vehicles currently parked on site and the number of existing parking spaces.  There was 
additional discussion relating to the differentiation between vehicles that are being worked on 
or for sale and vehicles that are being stored for parts.  Commissioners noted that there could 
be outdoor storage permitted for parts and vehicles that are not whole.  This area would need 
to be further defined by the applicant and would possibly accommodate a greater number of 
vehicles as a result of not needing to meet parking space standards.  The applicant did 
suggest the possibility of removing the small building located on the south side of the parking 
area along Highway 12.  The removal of this building and the utilization of the Oak Street right 
of way could allow for an acceptable number of vehicles to be kept and/or stored on this site. 

 
 
Request: 
Kurt and Michelle Kroll, (Applicants/Owners) request that the City consider the following action for the 
property located at 5060 US Highway 12 (PID No’s. 25-118-24-12-0049, 25-118-24-12-0044, 25-118-24-
12-0045, 25-118-24-12-0046). 

 
a. Conditional use permit amendment to modify the conditions of the existing conditional use 

permit.   
 
 
 
 

Property/Site Information: 
The property is located just north of Highway 12 at the intersection of Boundary Avenue and US Highway 
12.  There is an existing building located on the property. The subject property is accessed via Boundary 
Avenue.  The property has the following characteristics: 
 

Property Information: 5060 US Highway 12 
 Zoning: MU-G Mixed Use – Gateway 
 Comprehensive Plan: Mixed Use 

Acreage: 0.89 Acres 
  

5060 US Highway 12 Aerial Photograph 

22



5060 US Highway 12 – Conditional Use Permit 10.1.2015 
 Page 8 
 

 
 

 
Discussion: 
 
In 2014, the City notified the owners of Collision Corner that they were in violation of their Conditional Use 
Permit (CUP) and that they had expanded their parking area without a permit or approval from the City/ 
Watershed.  The City has also been working with the applicant for some time to limit the parking of vehicles 
on Boundary Avenue.  The City has received numerous complaints regarding vehicles obstructing the right 
of way and therefore use of Boundary Avenue.   
 
This property was initially granted a Conditional Use Permit by the City in 1988.  The CUP was 
subsequently amended by the City several times with the most recent amendment occurring in 2001.  In 
December of 2014, the City met with the applicant and discussed the possibility of amending their CUP to 
be consistent with the current use of the property.  The City explained that the current operation was in 
violation of the conditions of the existing CUP and that revocation of the existing CUP would be the next 
step of the City.  The City offered the owners of the property the possibility of amending their CUP so that 
the City and applicant could consider a reorganization of their site that would benefit both parties.  The City 
noted that the applicant would likely need to make changes to the site (fencing, layout, landscaping, etc.) in 
order for the City to consider any expansion (increase in the number of vehicles and area on site permitted 

Subject  
Site 
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to be used) of the previously approved CUP amendment.  The current CUP has the following provisions: 
 

1. 49 total parking spaces 
a. 31 spaces in the back parking lot 
b. 13 front parking spaces 
c. 5 parking spaces for retail sales 

 
2. No more than 9 vehicles can be parked outside of the fenced area after hours 

 
The owner of the property has now applied for an amendment to their conditional use permit.  The 
amendment is requesting the reconfiguration of the site and an expansion of the CUP to allow the use of 
two (2) adjacent properties to north (owned by the applicant) as well as use of the City’s Oak Street right of 
way for access into the site.  The applicant has acquired two properties which are located just north of the 
existing site and the City’s Oak Street right of way (unimproved).  Automobile sales, service and repair is 
not permitted within the MU-G zoning district.  The use of the existing property is permitted by conditional 
use and is considered legal non-conforming 
 
In addition to the expansion of the current use to the two north properties, the applicant is seeking approval 
of an amended site configuration.  Staff has reviewed the proposed site plan and provided comments and 
feedback to the applicant.  Staff is seeking additional direction from the City relating to the various site 
configuration components: 
 

1. Expansion of CUP to north properties: 
a. The applicant would like the City to consider an expansion of the use to the two 

additional properties to the north.  The City limits expansion of non-conforming uses to 
a maximum of 10% of the total site area in the mixed use zoning district.  Based on the 
expansion provision, the City could consider allowing the expansion of the existing use 
by 3,877 SF.    Each parcel is approximately .20 acres or 8,712 SF.  The total area of 
either property would exceed the amount of square footage allowed for expansion of a 
non-conforming use.  The City could consider additional methods for allowing the 
expansion of the use into that property (i.e. amend the ordinance to allow the use in 
the MU-G district).  It should be noted that in order to fit the parking proposed by the 
applicant, a variance would be required to allow relief from the side and rear setbacks.  
A tree preservation/removal plan would be required as a part of the City’s review for 
any construction on these properties.  Due to the potentially large increase in the 
number of parking spaces, staff is seeking direction from the City on whether or not it 
would consider the expansion of the use onto the north properties.   
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Proposed Expansion to North Properties
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2. Use of Oak Street Right of Way for Private Access Driveway: 
a. The applicant is seeking permission from the City to construct a private access drive 

on the Oak Street right of way.  The use of the right of way for a private driveway could 
be “licensed” by the City.  The private driveway would allow the applicant to increase 
the number of parking spaces on the site by shifting the access road to the right of way 
and allowing more parking on the property.  The cost of constructing the private 
driveway and maintenance would be the responsibility of the applicant.  The City 
would retain the ability to maintain the utilities located within this right of way and 
construct a public street if warranted in the future.  Allowing the use of the right of way 
would potentially provide for better functionality of the existing parking areas.  Should 
this use be considered by the City, additional information pertaining to screening, use 
and lighting of this are along with an agreement with the applicant would be required.  
Staff is seeking direction from the Planning Commission on whether or not the City 
would consider allowing the use of the Oak Street right of way.   
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3. Screening/Landscaping/Dumpster Enclosure: 
a. The applicant is proposing to screen the realigned parking areas using an opaque 

fence.  The applicant would need to provide additional details to the City identifying the 
materials and height of the proposed fence.  
 

b. In addition to installing a fence, staff has recommended that the exterior area of the 
fence be landscaped to provide additional buffering and to tie into the “gateway” 
design standards.  Areas of importance would be the Highway 12 and Boundary 
Avenue frontages (with the exception of the area directly south of the building).   
 

c. The dumpster and tire bin are currently located at the northeast corner of the building.  
Staff has recommended that the applicant move the bins so that they would be located 
inside of the fenced rear yard area and accessed from the parking lot and not 
Boundary Avenue.  The applicant has proposed locating the dumpster inside the 
proposed fence in the rear yard area.   

 
Staff is seeking direction from the Planning Commission on the location of the fence, 
fence type and whether or not additional landscaping should be required. 
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4. Proposed Building Expansion: 

a. The applicant is seeking permission to expand the building to allow a new spray booth 
on the west side of the building.  In 2001, the City approved an amendment to the 
CUP to allow the expansion of the building for a new spray booth.  The City does not 
have a drawing on record indicating the size or location of the spray booth.  The 
applicant is proposing to locate the spray booth to the west of the existing building.  
Staff has asked the applicant for additional information pertaining to the proposed 
building materials and elevations of the building.  Staff is seeking direction from the 
Planning Commission relating to the expansion of the existing building for a new spray 
booth as shown on the site plan. 

 

FENCE

LANDSCAPE BUFFER 

DUMPSTER LOCATION
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5. Automobile Sales on Highway 12: 
a. The current CUP allows for the retail sales of up to five (5) cars on the subject 

property.  The location of the cars for sale was not specified in the CUP.   Currently the 
applicant uses the area west of the main building entrance and along Highway 12 to 
sell vehicles.  The applicant is now seeking permission to sell ten (10) cars along 
Highway 12 west of the smaller existing building.  The proposed fence would be 
located to allow the cars to be viewed from the highway.  Staff has asked the applicant 
to indicate how the cars would be able to access the area given the proposed fence 
location.  That information has not yet been provided.  It was noted that historically, the 
applicant has used the unpaved right of way on Highway 12 to access this general 
area and to showcase vehicles for sale.  The City does not permit the use of the right 
of way.  Staff is seeking direction from the Planning Commission relating to the 
proposed expansion of automobile sales on the property. 

 

BUILDING ADDITION
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6. Parking: 
a. The current CUP allows for parking on this site as follows: 

i. 49 Total Parking Spaces 
1. 13 spaces in front of site 
2. 31 spaces in rear of site 
3. 5 parking spaces for retail sales along Highway 12  

 
b. The proposed amendment indicates the following parking counts: 

i. 121 Total Parking Spaces (Including both North Properties) 
1. 73 spaces south of Oak Street right of way 
2. 48 spaces north of Oak Street right of way 
3. 9 spaces in front of existing building 
4. 40 spaces in rear of existing building 
5. 10 spaces for retail sales along Highway 12 
6. 14 spaces located in Boundary Avenue right of way 

   
c. Staff has visited the site on several occasions to count the number of vehicles parked 

on the property.  On June 26, 2015 it was observed that there were approximately 129 
vehicles located on the property (approximate estimate based on not going inside the 

AUTOMOBILE SALES AREA
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building and several vehicles not being considered a whole vehicle).  The number of 
vehicles located on the property was as follows: 

i. 129 Total Vehicles 
1. 25 vehicles parked in front of building along Highway 12 
2. 9 vehicles parked on Boundary Street  
3. 83 vehicles parked to the rear of building 
4. 12 vehicles parked inside of building 

 
The number of vehicles parked on the site exceeds the number permitted by the existing 
CUP (49 total vehicles) by 80 vehicles.  Based on the number of vehicles parked on the 
site, the applicant does not have enough room on the current site to accommodate the 
number of vehicles currently in use for the business.  Should the City not want to consider 
allowing expansion of the site to the north properties, the applicant does not appear to 
have sufficient space for the current number of vehicles if parked or stored in an organized 
manner as required by the existing CUP.  There were approximately 12 vehicles parked in 
the state right of way at the time of the site visit.  Parking too many vehicles in the front of 
the building makes it difficult for customers to enter the site and or turn around in the 
parking lot and for West Hennepin Public Safety to navigate the site.  The City could 
consider limiting the number of parking spaces in the front of the building and prohibiting 
use of the Highway 12 right of way for parking.  In addition, the applicant is proposing to 
utilize several spaces along Boundary Avenue for customer parking.  Use of some of this 
area for customer parking would help to mitigate the congestion in front of the building.   
 
The rear of the site could be organized in a manner that would allow some outdoor storage 
of parts and materials in an arrangement that would not require individual parking spaces. 
Staff has asked the applicant to consider identifying an area in the rear of the site that 
could be utilized for this purpose.  The current plan does not identify this area on the plan.  
Utilization of an area for outdoor storage could increase the number of vehicles that could 
be stored on the site as the space could be “stacked”.  This would potentially increase the 
total number of vehicles that could be considered to be permitted on the site    
 
West Hennepin Public Safety has asked that the applicant maintain a vehicular access 
path through the site and also provide for lighting to the rear of the building.  The applicant 
is proposing to install 1 pole mounted light in the rear parking area (shown on site plan).  
All lighting would be required to be reviewed by the City and meet all applicable standards. 
 
Staff is seeking feedback from the Planning Commission on the proposed parking layout 
and number of vehicles proposed in each area of the site. 
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Applicable Standards 
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, 

Recommendation: 
Prior to seeking a formal recommendation from the Planning Commission, staff would like direction relating to the 
six points identified in this report.  Adding additional parking to the north properties, utilization of Oak Street right 
of way and reconfiguration of the existing lot all would require additional information and detail to be provided by 
the applicant.  Due to the potential implications of each point noted in the report, staff is seeking Planning 
Commission direction prior to requesting additional information and or applications (i.e. variance for parking 
setbacks) from the applicant.  Based on the direction provided by the Planning Commission, staff will advise the 
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applicant of the necessary steps to complete the review of the requested cup amendment.   
 
 

 
Attachments:  

1. Building Façade Image 
2. Site Pictures 
3. Site Plan 
4. Building Elevations 
5. Lighting Information 
6. Parking Information 

 
 

Image of Building Façade 
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Image of Front Parking Area 
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Image of Trash Container 
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Image of Boundary Avenue 
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