
AGENDA 
MAPLE PLAIN PLANNING COMMISSION 

MAPLE PLAIN CITY HALL 
JUNE 17, 2013 

7:00 PM 
 

I. CALL TO ORDER 
 

II. PLEDGE OF ALLEGIANCE 
 

III. ADOPT AGENDA 
 

IV. PUBLIC HEARINGS 
A. Gateway townhome development, Howard Avenue public land sale. 

 
V. NEW BUSINESS 

A. Gateway townhome development PUD sketch plan review. 
 

VI. ADJOURN 
 

 
Next regular meeting: Thursday, August 8, 2013, 7 p.m. at Maple Plain City Hall 



 
 
 
 

 
Agenda Information Memorandum 

June 17, 2013 Maple Plain Planning Commission 
 

IV. PUBLIC HEARINGS 
A. GATEWAY TOWNHOME DEVELOPMENT 

HOWARD AVENUE LOT PUBLIC LAND SALE 
 

 
ACTION TO BE CONSIDERED 
 
To review a proposed townhome development project in the Gateway District for compliance 
with the City’s Comprehensive Plan. 
 
FACTS 
 

 The Economic Development Authority (EDA) accepted a proposal to sell the City-owned 
parcel on Howard Avenue for a proposed townhome development. 

 Phase 1 of the proposed townhome development would feature 15 dwelling units; Phase 
2 would include an additional 18 to 20 units. 

 Terms of the agreement are as follows. The agreement is only tied to development of the 
City property. 

o $50,000 total purchase price 
o $20,000 due upfront 
o $2,000 per unit for each unit sold 
o Condition: if the development is not complete after two years developer shall pay 

the balance up to $50,000. 
o Developer shall pay all development fees (WAC/SAC, park dedication, etc.). 

 Before selling the property State Statute requires cities with a comprehensive plan to 
conduct a public hearing by its Planning Commission to review whether the proposed end 
use complies with the City’s comprehensive plan. 

 Findings of the Commission will be forwarded to the City’s EDA for consideration at its 
June 18 public hearing. 

 If recommended to proceed with the sale of the public property by the Commission and 
EDA, the City Council will take up the subject at its June 24 meeting. 

 
ATTACHMENTS 
 
Attached on page(s) ____ through ____ is a memo from City Planner Tom Goodrum, project 
proposal and sketch plan of the site from the developer, and aerial image of the subject 
property. 
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MEMORANDUM 
 
TO:        Chair Bliss and Planning Commission  

FROM:   Tom Goodrum, City Planner (MFRA) 

DATE OF REPORT:    June 12, 2013 

DATE OF MEETING: June 17, 2013 

RE:  Purchasing of city own land and PUD sketch plan review for a 
proposed townhome development in the Gateway MU District. 

 
Chair Bliss and Commissioners, 
 
As required by State Statute, the Planning Commission is hosting a public hearing regarding the 
purchase and development of City-owned land. The purpose of the Commission hearing is to 
review the project as it relates to the goals established by the comprehensive plan. Those 
findings of approval or denial will be forwarded for consideration by the Economic Development 
Authority (EDA) at its hearing on June 18. 
 
The developer, Willi Abbott, has also indicated his intent to see a Planned Unit Development 
(PUD) for his project. As required by the City’s PUD process, Mr. Abbott is required to submit a  
proposed sketch plan as introduced by the Broadway Group. No action is required as part of the 
sketch plan review. The purpose for the review is to provide guidance to developers as they 
enter into a PUD agreement with the city. Any discussion at the sketch plan review is non-
binding to the city and is solely for the consideration of the developer.   
 
STAFF REVIEW 
 
Willi Abbott of the Broadway Group has approached the City with an interest to develop a 
townhouse village on three properties west of Howard Ave and south of Main Street. The two 
existing parcels include the 0.55-acre vacant city own parcel abutting Howard Ave and the 
second site is the 0.55-acre vacant parcel to the west of the city parcel. The second parcel is 
landlocked with no public road access, thus restricting development as a stand-alone site. The 
third site would require the subdivision of the north 220 feet (1.5 acres) of the K-Bid site.    
 
The proposed development shows a series of 9 townhome buildings consisting of seven (7), 4-
unit buildings, a 3-unit building and a 2-unit building for a possible total of 33-35 townhome 
units. A community building is also shown in the middle of the project on the north side of the 
street. The townhomes are served by an east/west private street that bisects the site in half 
separating the townhomes with 5 buildings on either side of the street.  
 
The proposed townhomes are designed to have between 1,300 to 1,850 square feet of living 
space with an open floor plan consisting of three bedrooms, two baths and two-car garage. The 
plan also notes a sidewalk along Howard Ave with a pedestrian/bike path crossing the southern 
portion of the site. Other design elements such as lights and landscape are left out at this time in 
order to focus on the proposed style of development and to learn from the Council the direction 
on the type of amenities the city would want to see included as part of the PUD process.   
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The townhome design and amenities are proposed to meet the housing needs of young adults 
looking at their first home and/or for older homeowners looking to move into a less maintenance 
environment.  These housing styles are in short supply in Maple Plain as stated within the 
market research done by Maxfield Research, which notes the lack of transitional housing in the 
City.   
 
COMPREHENSIVE PLAN 
 
The City’s comprehensive plan has designated this area as Mixed Use allowing uses such 
townhomes, commercial and offices to be considered appropriate developments. Conceptual 
plans created during the updating of the comprehensive plan had shown possible development 
scenario for this area as townhomes being a compatible use separating the existing residential 
properties to the north and the commercial and highway businesses to the south.  
 
The comprehensive plan identified a housing density range of 5-20 units per acre for the 
Gateway Mixed Use District. The proposed site is shown as having a total acreage of around 
2.5 acres. At a total of 33 to 35 units the proposed density for the entire project will be around 13 
units per acre. Each phase of the project will also be within the allotted density range. The 
density range for the project site would allow between 12 to 50 dwelling units. Thus in review of 
the sketch plan the Commission and Council can use the range of 12-50 units as a baseline for 
an appropriate number of units for the project.      
 
PLANNED UNIT DEVELOPMENT (PUD) 
 
The designation of mixed-use was established as part of the comprehensive plan update to 
provide flexibility in development to best accommodate market trends and needs. The city’s 
zoning districts and design guidelines were then established to ensure city wide uniformity with 
new development. A Planned Unit Development (PUD) ties the two together by allowing the 
developer flexibility from the zoning standards in return for incorporating city objectives.   
 
The zoning tool that allows flexibility from standard zoning requirements such as setbacks and 
building placement is the PUD. A Planned Unit Development is a project developed through 
negotiating development desires with city goals for a common good. Under a PUD the City 
could allow flexibility from standard zoning in lieu of a developer providing a public good that the 
city could not obtain during a normal process, such as public trails or affordable housing.   
 
The PUD does not ignore the standards established within the zoning code but uses them as 
the base line for all development negotiations. The developer must work from what are the 
allowed standards and then if they need flexibility to improve the project they must provide 
justification to allow an alteration from the standard. Thus, in review of a PUD plan the city 
should first consider how the development would work with the district standards and determine 
if alterations form those standards improve the project and if they provide a public benefit. 
 
The proposed project may require flexibility for the purposes of reducing the right-of-way width 
of a private street, setbacks from Howard and Boundary and possibly rear yard setbacks plus 
other site design needs.  
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DESIGN GUIDELINES 
 
The project is subject to the requirements of the design guidelines. Like zoning, the design 
guidelines will be the base line for reviewing the design elements of the project. Although the 
City may vary from the design guidelines reasons for the non-conformance should be justified. 
The design guidelines were established to provide uniformity and connectivity throughout 
development with the use of similar elements (lights and building materials) plus public paths.  
 
RE-ZONING TO PUD 
 
A component of developing as a PUD is that the City must approve the rezoning of the land 
from Mixed-use to PUD Mixed Use. This identifies that the site was developed under specific 
requirements different than the zoning district standards.  
 
PROCESS 
 
The PUD process is divided into three stages: sketch plan, development plan and final plan. The 
sketch plan phase is the introduction of the project to the city by the developer. At this time staff 
had met with the developer and provided direction to the process. However, a formal review of 
the application has not been conducted by staff or other outside agencies. The sketch plan 
review is the time for the developer to receive public comments from the Planning Commission 
and City Council. 
 
The comments received are not binding; they are simply to provide feedback to the developer 
before they spend money on a formal development application. Once the developer hears the 
comments from the city they will then need to decide if they wish to pursue the project and make 
a formal application with a general plan for rezoning and site plan.     
 
The Planning Commission and City Council comments should be based on the projects ability to 
meet the intent of the PUD by providing the City with the following benefits: 

 development that complies with the city’s Comprehensive Plan 
 allow for the appropriate mixing of land uses that is not currently allowed 
 flexibility in zoning standards (setbacks, height, etc.) for improvements of other amenities 

beyond the requirements of the city codes 
 create a more efficient approach to land use  
 preserve natural features 
 improve the efficiency of public streets and utilities 
 establish an appropriate transition to surrounding land uses     

 
Recommendation 
 
1. Provide findings related to the City’s Comprehensive Plan for the EDA in support or denial of 

the sale of City land. The EDA public hearing is June 18. 
2. Provide comments to the proposed plan based on the intent of the PUD listed above. The 

sketch plan comments will go to the City Council on June 24. 
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Sincerely, 
Tom Goodrum, City Planner (MFRA) 
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Its time… 

... to take the first step.   
 
 
 

 

 

 

 

A Proposal to The City of Maple Plain 
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CITY OF MAPLE PLAIN 
 

NOTICE OF 
PUBLIC MEETING 

 
 
 
Notice is hereby given that the Planning Commission of the City of Maple Plain will 
conduct a public hearing at 7 p.m. on Monday, June 17, 2013 at City Hall, 1620 Maple 
Avenue, to allow interested citizens an opportunity to comment on the proposed sale of 
the City-owned parcel on Howard Avenue, PID # 25-118-24-11-0029. The Economic 
Development Authority is considering the sale of the property for a proposed 12 to 15 
unit townhome project. Minnesota State Statute 462.356 requires the Planning 
Commission host a public hearing regarding the sale of public property, and to accept 
public comment as to the compliance of the proposed project with the City’s 
Comprehensive Plan. 
 
At the conclusion of the public hearing the Planning Commission shall draft findings 
based on public comment and its review of the proposed project. Those findings shall 
be delivered to the Economic Development Authority and City Council for review and 
consideration. 
  
A brief presentation will provide background information on the proposal. Following the 
presentation, the Planning Commission will accept oral statements from the public. 
Written comments may also be provided. However, they must be received no later than 
4:30 p.m. on Monday, June 17. Written comments may be mailed to: Maple Plain City 
Hall, 1620 Maple Avenue, P.O. Box 97, Maple Plain, MN 55359; or e-mailed to 
jziemer@mapleplain.com. 
 
Information about the project, including a sketch plan, a brief project narrative and the 
developer’s agreement, is available for public viewing at Maple Plain City Hall, 1620 
Maple Avenue. 
 
 
Jason Ziemer 
City Administrator 
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Parcel 
ID:

25-118-24-11-0029 A-T-B: Abstract

Owner 
Name:

City Of Maple Plain
Market 
Total:

$0

Parcel 
Address:

77 Address Unassigned
Maple Plain, MN 00000

Tax 
Total:

$0.00
(Payable: 2013)

Property 
Type:

Land Commercial-Preferred
Sale 

Price:

Home-
stead:

Non-Homestead
Sale 

Date:

Parcel 
Area:

0.55 acres
23,792 sq ft

Sale 
Code:

Map Scale: 1'' ≈ 100 ft.

Print Date: 4/5/2013

This map is a compilation of data from various 
sources and is furnished "AS IS" with no 
representation or warranty expressed or 
implied, including fitness of any particular 
purpose, merchantability, or the accuracy and 
completeness of the information shown. 

COPYRIGHT © HENNEPIN COUNTY 2013 

Property
Map

Page 1 of 1Hennepin County GIS - Printable Map

4/5/2013http://gis.co.hennepin.mn.us/Property/print/default.aspx?C=448778.72837052325,4983902....
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Agenda Information Memorandum 

June 17, 2013 Maple Plain Planning Commission 
 

V. NEW BUSINESS 
A. GATEWAY TOWNHOME DEVELOPMENT 

PUD SKETCH PLAN REVIEW 
 

 
ACTION TO BE CONSIDERED 
 
To review the sketch plan for the proposed townhome development project in the Gateway 
District. 
 
FACTS 
 

 Willi Abbott, developer, is proposing a 33- to 35-unit townhome development in the 
Gateway District on land between Howard and Boundary Avenue. The project would 
likely be constructed in two phases. 

 Mr. Abbott is seeking to apply for a rezoning to Planned Unit Development (PUD). 
 Any applicant seeking a PUD for a project must complete an initial sketch plan review by 

the Planning Commission and City Council. Commission findings will go to the City 
Council on June 24. 

 The PUD sketch plan is not the formal land use application. It enables the applicant to 
seek non-binding feedback from the Commission and Council about the project. 

 PUD’s enable the developer to seek flexibility to City zoning standards while ensuring 
efficient use of the land. The project must still comply with the City’s Comprehensive Plan 
and other development policies. 

 The developer intends to submit the full PUD application in July for an August Planning 
Commission public hearing. 

 
ATTACHMENTS 
 
Attached on page(s) ____ through ____ is a memo from City Planner Tom Goodrum, project 
proposal and sketch plan of the site from the developer, and aerial image of the subject 
property. 
 
Attached on page(s) ____ through ____ is a memo regarding the City’s PUD ordinance and 
processes. 
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MEMORANDUM 
 
TO:        Michele Bliss and Planning Commission 

FROM:   Tom Goodrum, Planner Consultant 

DATE OF REPORT:    June 4, 2013 

DATE OF MEETING: June 17, 2013 

RE:  PUD Ordinance Summary 
 

 
Chair Bliss and Commissioners. 
 
With the potential development of a townhouse project being proposed as a Planned 
Unit Development (PUD) staff is providing a brief summary of the PUD process. This 
form of review has not been used in recent years and may be new to some 
Commissioners and Council members.   
 
In general, the purpose of a PUD is to provide flexibility from the standards zoning 
requirements for a development that would meet the intent of the city’s vision plus 
provide public benefits that could not be obtained under the standard review process.  
 
Simply, it is a win-win for the developer and the city. For example, the PUD could allow 
the developer to have the townhomes closer to a road than what code would allow if 
they provided added landscape and/or fencing to minimize the visual difference.  
 
The intent of the PUD is to provide the City with the following benefits: 
 
 Development that complies with the city’s Comprehensive Plan 
 Allow for the appropriate mixing of land uses that is not currently allowed 
 Flexibility in zoning standards (setbacks, height etc.) for improvements of other 

amenities beyond the requirements of the city codes 
 Create a more efficient approach to land use  
 Preserve natural features 
 Improve the efficiency of public streets and utilities 
 Establish an appropriate transition to surrounding land uses 

  
In Maple Plain the PUD process consist of three stages 
 
Sketch Plan:   
 Submittal to staff a rendering of the project with other information that shows how 

the project meets the intent of the PUD  
 City staff  reviews the plan to ensure information is adequate to meet the PUD 
 Planning Commission reviews the plan and provides comments 
 City Council considers the plan and provides comments 
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 All comments and discussion during the Sketch Plan review is non-binding, it is 
solely for the applicant’s benefit to receive comment from the city before moving 
forward with detailed plans 

 
General Plan: 
 Prepare a more detailed plan based on the comments heard from the Planning 

Commission and City Council 
 Pre-application meeting with City staff to determine submittal requirements  
 Formal application submitted by the applicant with the following applications: 

o Rezoning to PUD 
o Site Plan Review 
o Preliminary Plat 
o Others as determined by the application 

 Staff  analysis of the formal application to determine if it is complete  
 Review by outside agencies for their consideration and comments  
 Planning Commission review accompanied by a staff report noting the staff and 

outside agencies comments and recommendation 
 City Council consideration 
 Upon review the Council may approve, deny or request additional information. 

 
Final Plan: 
 Within 1 year of approval of the General Plan the applicant shall submit a Final Plan 

with any other associated applications 
 Pre-application meeting with staff to review the approved conditions and required 

documents needed for approval of the Final Plan 
 Formal application submittal by the applicant 
 Staff analysis of the application and associated legal documents  
 Review by outside agencies 
 City Council reviews and consideration. Decision to approve or deny 
 Financial guarantee from applicant for project improvements 
 
The PUD process is generally the same as other city development review process, such 
as the park and ride and ACE hardware, where they needed a site plan review and then 
a second approval for the final plat and legal documents. However, due to the 
negotiated aspect of a PUD, the added sketch plan process allows the applicant and 
city council to express their ideas on the potential benefit of the project prior significant 
expenses. 
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