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NOTICE OF AGENDA
PLANNING COMMISSION

City of Forest Lake - Livestream and Recorded Meetings

Forest Lake City Center – Council Chambers
Forest Lake, Minnesota
November 9, 2022 – 7:00 PM
1. Call to Order
2. Roll Call
3. Pledge of Allegiance
4. Approve the Agenda
5. Approve Planning Commission Meeting Minutes from October 26, 2022
6. 10051 180th St N - Septic System Setback Variances
a) Hold Public Hearing
b) Consider Application
7. Shadow Creek Estates – Preliminary Plat, Planned Unit Development, Zoning Map, and
Comprehensive Plan Amendment Applications
a) Hold Public Hearing
b) Consider Applications
8. Comprehensive Plan Code Amendments (Under Separate Cover)
9. Other
10. Adjourn

*A quorum of the City Council is possible at this Planning Commission Meeting
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Planning Commission

1408 Lake Street South
Forest Lake, MN 55025

Regular Meeting

www.ci.forest-lake.mn.us

~ Minutes ~
Wednesday, October 26, 2022

7:00 PM

Karin Derauf, Deputy City Clerk

City Center - Council Chamber

City of Forest Lake - Livestream and Recorded Meetings

1. Call to Order
2. Roll Call
Attendee Name
Paul Girard
Susan Young
Kevin Miller
Justin Brink
Geneva Kubal
Don Stehler

Title
Commission Chair
Commission Vice-Chair
Planning Commissioner
Planning Commissioner
Planning Commissioner
Planning Commissioner

Status
Present
Present
Present
Absent
Present
Present

Arrived

3. Pledge of Allegiance
4. Approve the Agenda

Comments:
Motion to: Approve the Agenda

RESULT:
MOVER:
SECONDER:
AYES:
NAYS:
ABSTAIN:
ABSENT:

ADOPTED [UNANIMOUS]
Kevin Miller, Commissioner
Don Stehler, Commissioner
Girard, Young, Miller, Kubal, Stehler

Brink

5. Approve Planning Commission Meeting Minutes from September 28, 2022
Comments:
Motion to: Approve Planning Commission Meeting Minutes from September 28, 2022

Planning Commission
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1408 Lake Street South
Forest Lake, MN 55025
www.ci.forest-lake.mn.us
Karin Derauf, Deputy City Clerk

City Center - Council Chamber

ADOPTED [4 to 1]
Geneva Kubal, Commissioner
Don Stehler, Commissioner
Young, Miller, Kubal, Stehler
Girard
Brink

6. Downtown Redevelopment Preliminary Concept Review

Comments: Community Development Director Wittman provided information regarding
the Downtown Redevelopment Preliminary Concept Plan to obtain feedback from
appointed officials. Harris Associates and Gaughan Companies was present to provide
answers to the Commission regarding the preliminary plan. Community Development
Director Wittman noted information about the site and building data including the building
of three stories over two levels of parking, consisting of walk up units, a restaurant, retail
space, and parking of 245 spaces in a two level ramp and shared surface parking. She
referenced the City’s newly adopted Downtown Plan that was completed by HKGI. She also
provided information regarding zoning as allowed in the current code.
Community Development Director Wittman highlighted information regarding parking uses
and shortages both currently and with this concept plan. She noted that overall the City
would like to see high density residential and additional parking.
Gaughan and Harris Associates provided a prepared presentation for the Commission that
included previous work they have done in other areas.
Commissioner Kubal asked about if there will be community rooms inside the apartment
building. Gaughan responded by saying that there will be accommodations that include
amenities such as a community room, fitness room, and other items. Commissioner Kubal
asked about additional parking available if someone were to have an event in the
community room. The contractor indicated there would be enough parking to
accommodate guests as well.
Commissioner Miller expressed concern about available parking and doesn’t think there will
be enough spaces. The developer sited another project with the number of parking spaces
available and indicated that they don’t require two parking spaces per unit, noting that two
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spaces is antiquated computation for parking. There was further discussion regarding the
parking spaces with road ownership belonging to the City. Community Development
Director Wittman indicated that there is no requirement for parking spaces for commercial
units.
Chair Girard asked about parking at 56 1st Street and why it was included in the preliminary
plan. There was further discussion regarding parking. Commissioner Young commented on
the parking for the restaurant and noted that the parking is not sufficient for what is
currently there. She also expressed concern for studio, alcove, and 1-bedroom apartments
and indicated that the City housing needs are for 2 and 3-bedroom units. She noted that
she would like to see a different mix of units with more 2 and 3-bedrooms. She also
mentioned the sidewalk width on the northeast corner of Lake Street and Broadway and
noted that she is concerned about the walkability of Lake Street and walk up units. She also
commented on the prospect of blocking views of the lake and perceived access to the park
and lake area. Commissioner Young also commented on a spectrum of financial tools and
asked if the expectation is for the City to contribute to the project.
The developers commented on the width of sidewalks and noted that the units would be
set back from the walkway with a step up rather than street level. The developer also
noted they would require financial assistance and mentioned tax credits.
Chair Girard asked about the walk-up apartments and noted that he would expect
commercial units on the street surface level. The developer commented that there is a
project north of the site that has struggled with retail and they don’t want to fall into the
same barriers. They indicated they don’t see viability for commercial units on the street
level.
Commissioner Young noted that we don’t have transit in the Forest Lake Community and
she noted she doesn’t see any type of communal transportation coming into the City. She
indicated that residential units cost the city more than is recuperated in taxes and she
expressed concern over lack of commercial in the downtown area. She noted that the
synergy of having retail in this area is very important. She also expressed concern again
regarding parking. The developer commented by stating the highest tax value is high density
residential. There was further conversation regarding retail challenges in this area.
Commissioner Miller expressed that he appreciates the concept with street level residential
units.
Planning Commission
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The developer commented that it is not cost effective to build 3 and 4-bedroom
apartments. Commissioner Young noted that she is looking for 2 and 3-bedroom
apartments. The developer also commented that they build to the largest demographic
groups which are the baby boomers and millennials with pets. The also commented on one
plus bedroom apartments to accommodate those who are now working from home. There
was discussion on working from home and the decrease of traffic flows coming and going.
Chair Girard commented on the percentage of 1-bedroom versus 2-bedrooms.
Commissioner Young asked where people will be putting their boats and other “toys”.
Commissioner Kubal asked if the preliminary plan accommodates electronic vehicles. The
developer noted they would. She also asked about outdoor parking and if it would be
assigned. Community Development Director Wittman indicated that all the additional
parking is public parking. Commissioner Kubal also asked about a space for animals. The
developer mentioned a rooftop amenity to accommodate dog owners. It was noted that
the current regulations do not allow dogs at the park.
Chair Girard commented on the public parking spaces noting there is a shortage of
approximately 100 spaces so losing the spaces would be a great loss to the City. There was
further conversation regarding parking spaces. Chair Girard commented that he drove
through the area at 2:30 p.m. today and the parking was completely full, noting that the
Tradewinds building and the bank are not operating.
Community Development Director Wittman commented on the height of the building,
parking concerns, and ground level commercial units. Commissioner Young noted she is not
in favor of a 5-story building. She also commented on a two-story patio over the restaurant.
Commissioner Kubal commented on the lake view and large houses on the lake side
blocking those on the other side of the street. She noted that there will be residents that
have access to the lake view in an apartment and will be able to afford this compared to a
home on the lake. Commissioner Stehler noted that his biggest concern is parking.

7. Comprehensive Plan Code Amendments

Comments: Community Development Director Wittman commented on residential density
in the MXR-1 district.

Planning Commission

Page 4

Printed 10/26/2022

Planning Commission
Regular Meeting
~ Minutes ~
Wednesday, October 26, 2022

7:00 PM

6

1408 Lake Street South
Forest Lake, MN 55025
www.ci.forest-lake.mn.us
Karin Derauf, Deputy City Clerk

City Center - Council Chamber

Chair Girard commented on the garage recess design and Community Development
Director Wittman provided comment on this as a potential required design element for
developers.
Commissioner Young commented on 60% of residential in the City being one type of
housing design noting this doesn’t provide housing variation. Chair Girard asked about the
7,500 square foot lot size and the 7.5-foot side setback. Community Development Director
Wittman noted that these sizes of lots are already being approved in a PUD. City Planner
Roberts commented on the reduced lot size providing a reduction in housing cost. There
was further discussion on the design elements of housing facades, as well as density
requirements per the Comprehensive Plan.
City Planner Roberts commented on agricultural compatible or complimentary land uses.
He indicated there will not be urban services for the City until potentially after 2030. He
commented on rural buffer areas, agotourism, commercial recreation, religious uses, and
accessory dwelling units.
He commented on ADU’s (Accessory Dwelling Units) and potential placement of these in
agricultural and rural residential areas with an allowance of one ADU per property with
restrictions on being subdivided, use of driveway access, shared utilities, square footage,
maximum number of bedrooms, and materials and finish of the ADU. He noted that the
goal would be to have the property owner live in the primary unit or the ADU.
Commissioner Kubal asked about short-term rentals. City Planner commented that the
intent would be to have long-term use of the accessory dwelling unit and provided
examples of the intent, such as having elderly parents coming to live on the property in the
ADU.
Commissioner Young commented on agotourism and the opportunities available along with
an ADU on a property. She also commented on community garden opportunities.
Commissioner Miller expressed concern about ADU’s and noted there are issues with
enforcement, renting an ADU and the owner may want to sell their home and now there is
a renter with rights to stay. He indicated he is not in favor of ADU’s and doesn’t feel the
City should go down this path. Community Development Director Wittman commented on
owner occupancy.
Planning Commission
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Commissioner Young mentioned Harvest House which is a network of agotourism. She
acknowledged she understands the potential problems with ADU’s. Chair Girard expressed
concern over shared utilities. City Planner Roberts noted that the homeowner may have to
upgrade their septic and wells.
Community Development Director Wittman provided comments on a winery/distillery/
brewery/restaurant and/or event/wedding venues. She described the review and
permitting process and the specifics of the city code for conditional use permits. She noted
that a CUP would be recommended for these types of uses. She also mentioned other
considerations such as hours of operation, noise and light buffering, access, and parking
requirements. She noted that the Comprehensive Plan indicates these types of uses would
be accessory use to the property.

8. Other

Comments: Community Development Director Wittman noted changes from the
Metropolitan Council. Commissioner Young asked about the City of Forest Lake being
removed from the transit taxing district. She provided history of how the transit tax came
to be in Forest Lake. Community Development Director Wittman also mentioned the
MnDOT Highway 97 Project Open House on November 1 at the City Center Community
Room.
Commissioner Kubal asked about a bench on the city property in honor of Mike Kuehn,
former Planning Commissioner. Community Development Director Wittman provide
information on the bench program that she is currently working on. She indicated she
would speak with Chief Newman.

9. Adjourn

Motion to: Adjourn

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

Planning Commission

ADOPTED [UNANIMOUS]
Geneva Kubal, Commissioner
Kevin Miller, Commissioner
Girard, Young, Miller, Kubal, Stehler
Brink
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Recommendation
City staff recommends Planning Commission approval of Resolution 11-09-22-01. This resolution is for
the approval of the variance requests to allow the installation of a new septic system on the property
located at 10051 180th Street North, Hugo (PIO: 36-032-21-43-0004). These approvals would allow the
new septic system to be within 150 feet of the shoreline and 10 feet from the ordinary high-water level of
the adjacent lake, zero (O) feet from the public street right-of-way and would reduce the buffer strip of
undisturbed land adjacent to the lake from 50 feet to about 40 feet. This approval shall be subject to the
following conditions:
1.
2.
3.
4.

5.

6.
7.

No construction or demolition shall occur before the issuance of the required City and
Washington County approvals and permitting.
The applicant or contractor must obtain all required Washington County and Rice Creek
Watershed District permits before starting any site work.
The new septic system must be built to the County-approved plan and shall be consistent with the
plans as requested with the variance application.
The property owner shall enter into an encroachment agreement with the City. This agreement
shall specifically outline that the City is not responsible for premature failure of the new septic
system or that any private utilities located within the public right-of-way will not be impacted by
or held responsible for premature failure of the septic system. This agreement shall be completed
and signed before any site work for the septic system begins.
The applicant shall provide the City with more detailed grading plans for City approval. These
plans are to ensure the septic tanks are not installed in the low area and to ensure the new
mound system would not block roadway drainage as it appears the new system will redirect
roadway ditch drainage.
The applicant or contractor shall install all necessary erosion control measures before starting any
excavation or site work.
The applicant and contractor shall preserve as much of the undisturbed area adjacent to the lake
as is reasonably possible.

Attachments:
1.
2.
3.
4.
5.
6.
7.

Narrative from Josh Putt (designer)
Narrative from Theresa Yang (applicant)
Aerial Photo
Aerial Photo
Certificate of Survey
Proposed Septic Design Plan
Planning Commission Resolution 11-09-22-01.
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CITY OF FOREST LAKE
WASHINGTON COUNTY, MINNESOTA
RESOLUTION NO. 11-09-22-01
A RESOLUTION APPROVING VARIANCES TO ALLOW THE INSTALATION OF A
NEW SEPTIC SYSTEM ON THE PROPERTY LOCATED AT 10051 180TH STREET
NORTH
WHEREAS, Theresa Yang and Dao Voravongsy ("Owners") own the real property
located at 10051 180th Street North, located in both the City of Hugo and in the City of Forest
Lake, Washington, County, Minnesota PID No. 36.032.21.43.0004 ("Property"); and
WHEREAS, applicant Theresa Yang ("Applicant"), submitted a complete application to
the City of Forest Lake on October 10, 2022 for a zoning variance to have reduced setbacks to
allow for the installation of new septic system on the Property, ("Variance") and Forest Lake City
Staff reviewed the application for the Variance and discussed the same with the Applicant and
Owners; and
WHEREAS, requested variances and approvals are:
1. Having the new septic system within 150 feet of the shoreline and 10 feet from the
ordinary high-water level of the adjacent lake; and
2. Having the new septic system zero (0) feet from the public street right-of-way: and
3. Reducing the buffer strip of undisturbed land adjacent to the lake from 50 feet to about
40 feet.
WHEREAS, Staff recommended approval of the variance requests as further articulated
in the City Staff Report dated November 9, 2022, for November 9, 2022 Planning Commission
meeting, attached hereto and incorporated by reference herein as "Staff Report" for the following
reasons:
1. By the City of Forest Lake granting of the Variance to allow for the installation of a new
septic system, the Applicant and Owners will have a reasonable use of the property.
2. The Applicant and Owners have identified several conditions of the property that create a
practical difficulty for installing a new septic system including the location of the existing
structures and well on the property, site topography, and the location of the adjacent
waterbody.
3. The need for the requested Variance was not created by the actions of the Applicant and
Owners.
4. If the City grants this Variance to allow the installation of a new septic system it would
not have negative impacts to the public welfare as the design of the new system with the
requested setbacks would not be adjacent to any structures, it will not alter the essential
character of the locality and the new system would be compliant with current standards.
5. The proposed Variance is consistent with the spirit and intent of the Forest Lake Zoning
Code and will not result in any negative impacts to the applicant's property, the lake or
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Zoning Administrator Staff Memo
Date:

November 9, 2022

To:

City of Forest Lake Planning Commission

From: Nathan Fuerst, Consulting Planner
Abbi Wittman, Community Development Director
Re:

Shadow Creek Estates Concept Plan Review

Action Requested: Review and provide a recommendation on the Preliminary Plat, Planned Unit
Development, and Zoning Map and Comprehensive Plan Amendments.

Overview
Applicant and Owner: Todd Christenson, Elmcrest
Vistas LLC
Location: 6150 202nd Street, PIDs: 2003221410001 &
2003221410003
Zoning District: MF Multiple-Family District
Future Land Use Designation(s): PID 0001 – Mixed
Use | PID 0003 – High Density Residential
Summary:
The Developer for Shadow Creek Estates has filed the following applications with the City for their
development:
•
•
•
•

Preliminary Plat
Preliminary Planned Unit Development
Rezoning
Comprehensive Plan Amendment

This development consists of the following according to the developer:
•
•
•
•

25 Single Family Lots (northeast corner)
36 attached townhome units (northwest corner)
130 multifamily units (southwest corner)
Existing Farmstead (southeast corner)

The Planning Commission first reviewed this item at its regular meeting on November 10th, 2021. Since
that meeting, the developer made revisions presented at subsequent meetings, most recently on April
27, 2022, leading up to the current proposal.
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Preliminary Plat, Zoning Map Amendment, and PUD Review:
Preliminary Plat Purpose (§ 152.070):
“The preliminary plat is a plan of how property will be subdivided and developed. The preliminary plat
stage is when all information pertinent to the proposed development is furnished by the developer for
review by city staff, consultants, city advisory committees, the City Council, any other applicable
agencies, and the public. The information provides a basis for approval or denial of the application. The
information submitted in the application shall address both existing conditions and changes that will
occur during and after development.”
Planned Unit Development Purpose (§ 153.341.A):
“… to permit a more creative and flexible regulatory process in guiding land development as compared to
the standard development regulations of this chapter. The PUD process provides a joint planning/design
effort by the city and the applicants, as opposed to the city establishing limits within which applicants
must perform. The intent is to provide a greater degree of creativity and flexibility and promote the
health, safety, order, convenience, prosperity, and general welfare of the city and its inhabitants.”
Zoning Review – Proposed Standards
This development is proposed with a range of land uses, and therefore a range of City Code
requirements. Table 1, below, documents the existing standards with PUD Deviations shaded in blue.

Table 1 – Proposed Standards/Deviations Requested
Development Sub Area

Single Family
Detached Units
(Blocks 1 & 2)

Apartment Site
(Block 3)

Future Townhome Sites
(Outlot A)
Hobby Farm
(Block 4)

City Code Standard
Required Standard
Minimum Lot Area
15,000sf
Minimum Lot Width
80’
Minimum Lot Width
80’
(corner)
Lot Depth
N/A
Front Yard
30’
Side Yard
10’
Side Street
25’
Rear Yard
30’
Minimum Lot Area
1 Acre
Number of Principal
1
Structures
TBD – Other Standards Not Proposed
Minimum Attached
8
Units
Grazable Acres/Horse 2 Acres per 1 Horse
TBD – Other Standards not Proposed

Requested Standard
7,800sf
65’
80’
130’
25’
5’
25’
30’
5.07 Acres
2 (allowed thru PUD)

4
?
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Zoning Review - Proposed Uses
The proposed development contains a range of land uses. These uses are described below:
•

•

•
•

Single-Family Detached Units (Blocks 1 & 2) – There are 25 single-family lots proposed on Blocks
1 & 2 in the Northeast corner of this development. As proposed, this land use is not consistent
with the present zoning district, which only permits Multiple Family Dwellings. The applicant is
seeking a Zoning Map and Comprehensive Plan Amendment to correct the inconsistency with
permitted land use, and a PUD for inconsistency with permitted standards.
Apartment Site (Block 3) – Block 3, in the Southwest corner of the development, is currently
proposed to ultimately have two multifamily structures. At present, those structures are
proposed to house 65 residential units per building, or 130 total. It is noted that while this land
use is permitted, two principal uses cannot occupy a site without a PUD.
Future Townhome Site (Outlot A) – The applicant is proposing attached townhomes on this part
of the proposed development. There would be 36 units split between 4- and 6-unit buildings.
Hobby Farm (Block 4) – A continuation of the present use is proposed in the southeast corner of
the development. This use is as an agricultural homestead with a horseback riding training
facility. The property would be used as both a residence and as a commercial business where
people train with horses.

Zoning Map Amendment
The applicant will be required to rezone the northeast corner of the subject property to establish single
family dwellings as the principal use on the residential lots in Blocks 1 & 2. This zoning map amendment
is detailed in a figure attached to the Staff Report.
Woodland Preservation
Woodland preservation requirements cannot be determined given the information submitted with this
application. It is apparent given the alignment of the public infrastructure (Street A) that there will be
trees removed as part of the project. Staff have requested a satisfactory tree survey be submitted by the
developer. Staff do not suggest any formal city action until this review can be completed.
Landscaping
No landscaping or monument signage is proposed with this development. Landscaping on the farmstead
site will remain unchanged.
City Code establishes specific landscaping requirements for single family and multifamily residential
properties. It has been the City’s practice to ensure that these requirements are satisfied during the site
plan review process. For Single Family Homes, site plan review is administrative, while it is managed
through the formal Planning Commission review process for multifamily buildings.
Staging of Development
The Developer is proposing the platting Blocks 1-4 in the first phase of this project. The buildout of the
single-family lots is expected to begin in 2023. The construction of the apartment buildings on Block 3 is
expected to take two years, beginning in 2023 with the first building and ending in 2024 with the
second. There is no established timeframe for the development of Outlot A, proposed to contain
attached townhomes.
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Parkland Dedication
City code requires land dedication at the time of subdivision and development for the purpose of
establishing parks, trails, or open spaces. This requirement may be fulfilled by dedication of the required
parkland, a payment of cash in lieu, or a combination of dedication and cash in lieu.
This development is abutting the existing Southview Park (located directly to the north). Instead of
parkland dedication, Staff recommends the City accept cash in lieu to support enhancement of the
existing park system. If cash in lieu is accepted, the total amount to be dedicated would be calculated
according to the fair market value, and overall density of the land to be Final Platted.
At its regular meeting on October 14, 2022, the Parks Trails and Lakes Commission motioned to
recommend the City accept payment of cash in lieu of parkland dedication.
As part of the 2014 Master Parks, Trails and Open Space Master Plan, the City of Forest Lake solicited
community input. When asked if residents felt there are enough park, trail, and open space
opportunities in Forest Lake, respondents overwhelming noted there was not enough amenities for age
groups greater than 10 years old, senior citizens as well as people with special needs. Additionally, 71%
of respondents indicated the lack of trail connectivity discouraged people from using the City’s trails.
When compared with recommended standards, the 2014 Plan indicates a deficit of .40 acre/1,000
residents in the City’s neighborhood parks. Using the 2030 population estimate, the City is short 53.4
acres of parkland. This suggests public perception is not inaccurate and there is a need for additional
parkland. The acceptance of a parkland dedication fee in lieu of land dedication would allow for the City
to continue to expand its needed lands and programs.
Trail Connections
The Developer is proposing two segments of trail connections through the development. The first runs
from the middle of the development to the adjacent Southview Park. The second runs from the middle
of the development out to an existing trail on Goodview Avenue. The Developer is requesting not to
construct the trail segment connecting to Goodview on the basis that it is not yet needed. Staff suggest
that the City require this trail as a part of the project’s public improvements.
At its regular meeting on October 14, 2022, the Parks Trails and Lakes Commission motioned to
recommend the City require that both trail connections be established, and public easements accepted,
prior to the City’s release of a building permit for any structures aside from a model home.

Comprehensive Plan Amendment Review
Consistency with Comprehensive Plan
At present, the future land use guidance for this property is
split between Mixed Use and High Density Residential. The
single-family residential land use proposed in the northeast
corner of this development does not align these guided future
land uses. Therefore, the Developer is requesting a
Comprehensive Plan Amendment.
The Developer is proposing to amend the Future Land Use
guidance in the area to be occupied by single family homes
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from High Density to Low-Medium Density Residential. To offset the loss in resulting density, and avoid
larger revisions to the City’s Comprehensive Plan, the area of this project guided for Mixed Use is
proposed to be reguided as High Density Residential. Staff believe that the resulting Future Land Use
guidance is more realistic for this site given the access and topographical constraints of these parcels.
Table 2 contains an assessment, at a high level, of the impacts of these changes to density.
Table 2 – Comprehensive Plan Amendment – Rough Calculation
Scenario
Future Land Use (Area + Density)
Mixed Use – 11.75ac @ 10-15 units/ac
Existing Conditions Scenario
High Density Residential – 25.87ac @
15-20 units/ac
Total
Low – Medium Density Residential –
Proposed Scenario
10.3ac @ 3-6 units/ac
High Density Residential – 27.32ac @
15-20 units/ac
Total

Required Units (min-max)
118 – 176 units
388 – 517 units
506 – 693 units
31 - 62 Units
410 - 546 Units
441 – 608 units

In Table 2, above, staff have estimated density impacts the comprehensive plan amendment will have
using gross acreage. Gross acreage includes all land area and does not remove areas for right of way
dedication or undevelopable wetlands. Given the fact that gross acreage was used, the actual
residential units realistically built in the development will be lower than what is shown in the
Resulting Units column of Table 2.
Staff believe that the proposed Comprehensive Plan Amendment will still allow the development to
meet the dual goals of responsible residential development and preservation of the City’s agricultural
identity. In time, the farmstead may develop, and if that occurs, it will need to meet the future land use
guidance found in the Adopted Comprehensive Plan. Guidance for this property can also be revisited in
future comprehensive plan updates, as desired by the community.
If approved by the City, this amendment to the City’s Future Land Use Map would need final approval
from the Metropolitan Council. Staff are currently seeking to meet with the Met Council to understand
what requirements the City and Developer should expect should this Comprehensive Plan Amendment
be sent to the agency for review.

Staff/Partner Agency Comments
Engineering Comments
The City Engineer provided comments to the Applicant in a memo dated October 26, 2022. Key
comments from the memo related to the Planning Commission’s review are summarized below:
1. Street connections, right of way, associated turn lanes, and trail alignment shall be
approved/permitted by Washington County. Early coordination is strongly recommended.
2. The site is located within the Rice Creek Watershed District (RCWD) requiring a permit to be
obtained from them subject to stormwater, erosion control, wetland impact, floodplain fill, and
any other applicable requirements.
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3.
4.
5.
6.

7.
8.

9.

a. It is highly recommended to initiate coordination with RCWD early in design.
b. All applicable RCWD stormwater management plan requirements shall be submitted to
the City for review.
A removals plan shall be submitted which details street connections, tree removals, and include
other removals as needed for grading, etc.
Trail locations should be corrected not to interfere with proposed utilities, and to be
perpendicular to Street A where they intersect.
Trail segment east of Street A shall be built with Phase 1.
Driveway setback requirement from Goodview Avenue N is 100’. Lot 1, Block 1 and Lot 1, Block
2 are currently shown at 52’ and 42’ setback from curb lip. If these lots will be allowed, at a
bare minimum the driveways should be shifted to the west side of the lots to allow for
approximately 78’ and 75’ setbacks.
Driveway setback requirement for local streets is 50’. Lot 10, Block 2 is shown at 44’. Driveway
shall be shifted west.
Given historic drainage concerns associated with Wetland 3, it is recommended that drainage
from the newly developed areas be routed towards the primary drainage ditch located on the
site where feasible.
Additional detail shall be provided for how the existing driveway to Shadow Creek Stables will
connect to Street A.

Public Works
Comments from the Public Works review have been included into the City Engineer’s memo detailed
above.
Fire Chief
The Fire Chief was provided with the proposed development information but did not have any
comments. It is expected that comments will be provided when a site plan application is received for the
proposed apartment development.
Rice Creek Watershed District (RCWD)
At the time this application was shared with them, RCWD staff had not received a development
application yet for review. A summary of their preliminary comments is below:
1.

2.

RCWD has received and noticed the wetland boundary and type application. Boundaries
shown in all of the presented figures have not yet been approved. Boundaries seem
inconsistent with past approvals, so revisions may be required.
There won’t be a buffer requirement. A portion of the site being in the Comprehensive
Wetland Protection and Management Plan will affect wetland replacement ratios if impacts
are proposed.

Washington County Comments
Washington County has reviewed the proposed development and provided comments to the City and
developer in a letter dated October 27, 2022. The following summarizes comments received from the
Washington County review team:
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1. As the Washington County 2040 Comprehensive Plan relates to performance requirements, the
preferred access location along CR 50 is further east of the current access. This would roughly
align the proposed access with the access to the parcel immediately to the South.
2. Left turn lanes into the development will be required. A future project on CR 50 is scheduled to
begin a planning phase in 2024 with construction in 2027.
3. ROW preservation of 60’ from the centerline of CR 50 is required.
4. Coordinated planning between this project and a future access for the Parcel to the South is
encouraged.

Public Comment
Neighborhood Meeting:
A neighborhood meeting was held on Wednesday, October 26, 2022. It was attended by 17 residents
not including staff. Community members had an opportunity to ask the developer questions directly.
Concerns raised by community members included traffic accessing 202nd Street, safety at the
intersection of 202nd St. and Highway 61, site grading and stormwater management, management of
Hardwood Creek, and safety and improvement of Southview Park.
Public Hearing:
A public hearing was noticed in advance of the City’s Planning Commission meeting on November 9, and
should be held to hear community feedback on this development. At the time of writing, staff have not
received any public comments.

Required Findings & Staff Recommendation
At this time, Staff do not have adequate information to assess whether the proposed development
meets the findings required for the following requests:
•
•
•
•

Preliminary Plat
Planned Unit Development (PUD)
Zoning Map Amendment
Comprehensive Plan Amendment (CPA)

Staff have communicated outstanding needs to the Developer and expect to receive the supplemental
information prior to suggesting that any formal action is taken by the City.
Staff recommends that the Planning Commission table this item for further review.
The Planning Commission should provide feedback to the Developer on their requests if it has any.

Resources
1. April 27, 2022 Planning Commission Packet – link here
2. Existing Zoning Map – link here
3. 2040 Comprehensive Plan – link here
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Shadow Creek Stables Estates
Preliminary Plat
Narrative 9-8-22

Shadow Creek Stables

Attached you find the preliminary plat for Shadow Creek Stables Estates along
with a grading plan and corresponding engineering plans. We are seeking
approval of the first phase of this project which is 24 single family lots with a
minimum lot width of 65’. We are also subdividing the remaining property into 2
lots one will be 11.9 acres and contain the farmstead. The other lot will be for
two apartment buildings consisting of a minimum of 130 units. The lot to the
north of the apartments has been laid out for 36 townhomes as a minimum use
for the property.
We will develop the single-family next year including the north south road thru
the property connecting 202nd and Goodview Avenue. The homes will be
walkouts, lookouts and slab on grade to give the home buyer some options. The
homes will range in value from $400,000 and up.
The apartment developer is finalizing plans and will be seeking approval this
winter with plans to build one building in 2023 and the second building in 2024.
The building has roof top pools and community areas. There is underground
parking below each building.
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The townhouse project is scheduled to start construction in 2024.
We feel this mix of high density to townhouses to single family is a good blend to
adjoin to the single family to the north and the other neighborhoods along
Goodview. Calculating the density for the entire site we come up with the
following:
Single Family

25 Homes, 7.66 acres,

Density 3.26 Homes per acre

Townhouses

36 Homes, 6.63 acres,

Density 5.42 Homes per acre

Apartments

132 units,

4.96 acres,

Density 26.61 units per acre

Total

193

19.25 acres

Computing the blended density for the entire site we have the following:
Total Acreage

37.6 acres

Less the following:
Proposed R/W
R/W Townhouse
Farmstead
Wetlands
Total

4.31 acres
.82 acres
11.9 acres
2.46 acres
18.34

Total Land to Develop

37.6 acres – 18.34 acres = 19.26 acres

Overall Blended Density

193 units / 19.26 acres = 10.02 units per acre

The parcels are currently zoned Multifamily (MF). They are guided differently; the
western parcel is guided for Mixed Use and the eastern parcel is guided for High
Density Residential.
We are seeking a rezoning of the 25 singly family lots to Mixed Residential (MXR1).
We are seeking approval of the preliminary plat before you and asking for
concessions to allow for the 65’ wide lots and to allow for a driveway for lot 1,
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block 2 of 95’ setback from the back of curb on Goodview and Lot 1, block 1 to
have a 98’ driveway setback from the back of curb on Goodview.
We are showing plans to construct a trail to the park from the proposed road
being built running north to south. We are also showing a trail to be built in the
future connecting Goodview to the north south road.
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Existing Conditions - Rezoning Request
(annotations by staff 10.26.22)

Multiple Family (MF)
Zoning District

34

Proposed Conditions - Rezoning Request
(annotations by staff 10.26.22)

Mixed Residential, Single
& Townhouse (MXR-1)
Zoning District

Multiple Family (MF)
Zoning District
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Existing Conditions - Comprehensive Plan Amendment Request
(annotations by staff 10.26.22)

Mixed Use
11.75 AC @ 10-15 units/AC

High Density Residential
25.87 AC @ 15-20 units/AC
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Proposed Conditions - Comprehensive Plan Amendment Request
(annotations by staff 10.26.22)

Low-Med. Density Residential
10.3 Ac @ 3-6 units/AC

High Density Residential
27.32 AC @ 15-20 units/AC

Calculation Note:
Gross developable acres are used, which does not remove ROW or Wetlands,
actual expected density would therefore be lower.

