
This meeting will be recorded and then posted to the City website within 3 to 5 business days. 

 

 

AGENDA 
PLANNING COMMISSION MEETING 

MAPLE PLAIN CITY HALL 
March 06, 2025 

6:00 PM 

 

1. CALL TO ORDER 

2. ADOPT AGENDA 

3. CONSENT AGENDA 

A. Minutes for Approval from Month 12-05-2024 

4. NEW BUSINESS 

A. Kwik Trip- Site Plan, CUP, Plat 

B. Comfort Haven- 1520 Wyman Ave- CUP & Site Plan 

5. OTHER BUSINESS 

6. ADJOURNMENT 



 

 

MINUTES 
MAPLE PLAIN PLANNING COMMISSION MEETING 

MAPLE PLAIN CITY HALL 
December 5th, 2024 

 
 

1. CALL TO ORDER 
 

Chair Jared Betterman called the meeting to order at 6:02 pm. Present were  
Planning Commissioners Stephen Shurson, Mike Melton, Adam Ruhland, and 
Nick Altavilla.   
 
Absent: Planning Commissioner Mardelle DeCamp  
 
Also Present: Councilmember Connie Francis, City Planner Mark Kaltsas, and 
Asst. City Administrator Kevin Larson. 
 

2. ADOPT THE AGENDA 
 
Motion by Commissioner Melton, seconded by Commissioner Shurson, to adopt 
the agenda. Motion passed 5-0. 
 
 

3. APPROVAL OF MINUTES 
03.A 11-07-24 PC Minutes 

 
Motion by Commissioner Shurson, seconded by Commissioner Melton , to 
approve the minutes as presented. Motion passed 5-0. 
 

4. NEW BUSINESS 
 
A.  City to consider the development of 102 apartment units at 1741 Budd Ave. 
(PID No. 24-118-24-34-0080) 

a. City Planner Kaltsas summarized the status of the application. The 
developer is unresponsive and, unless the developer asks for an 
extension, the application timeline will expire.   

b. Motion to recommend denial of the application if the applicant does not 
ask for an extension and recommends that the planning commission must 
approve the application prior to the City Council approval by 
Commissioner  Shurson, seconded by Commissioner Altavilla. Motion 
passed 5-0.  

B. Conditional Use Permit to Allow Automobile Sales on the Property Located at 
5839 US Highway 12 

a. City Planner Kaltsas summarized the request for a conditional use permit 
for an automobile dealer license. Discussed the history of the property and 
discovered that there was not a record of a CUP or the designation for 



 

 

industrial property. The owner wants to get all of the licensing documents 
in order. Discussed the land survey, the residential concerns and railroad 
lease.  

b. Concerns: lighting needs to be addressed, storage area surfacing and the 
need for parking striping/accessible spaces. 

c. Motion to open public hearing by Commissioner Melton, seconded by 
Commissioner Shurson. Motion passed 5-0. Public hearing opened at 
6:54 

d. No speakers came forward. 
e. Motion to close public hearing by Commissioner Melton, seconded by 

Commissioner Shurson. Motion passed 5-0. Public hearing opened at 
6:55 

f. Motion to make the recommendation delineation of sales/storage, parking 
spot striping, compliant cutoff lighting, any changes in sales/storage area 
must need an amendment to the CUP, by Commissioner Altavilla, 
seconded by Commissioner Ruhland. Motion passed 5-0. 

 
 

5. COMMISSION REPORT AND OTHER BUSINESS 
 

6. ADJOURN 
 

Motion by Melton, seconded by Altavilla, to adjourn. MOTION PASSED 5-0.  
Meeting adjourned at 7:04 p.m. 

 
 

 

I, the undersigned, Kevin Larson, Assistant City Administrator in and for the City of Maple Plain, 
Minnesota, do hereby certify that the above and foregoing is a true and correct copy of the 
minutes. 

Respectfully submitted by: 

Kevin Larson 
Assistant City Administrator 
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City of Maple Plain 

Request for Site Plan Review, Conditional Use Permits and Preliminary and 
Final Plat to Allow the Construction of a New  

Convienence Retail Store, Fuel Station, Car Wash and  Associated Site 
Improvements for the Property Located on Gateway Boulevard  

 
To: Planning Commission  

From: Mark Kaltsas, City Planner 
Meeting Date: March 7, 2025 

Applicant: Emily Helwig 
Owner: Kwik Trip, Inc. 

Location: Gateway Blvd. (PID No. 25-118-24-11-0040) 
 
Request: 
Emily Helwig (Applicant) and Kwik Trip, Inc. (Owner) request that the City consider the following actions for 
the property located between Gateway Blvd. and Highway 12 without an address (PID No. 25-118-24-11-
0040): 

a. Site plan review to consider the development of a new Kwik Trip Convenience Store, Fuel 
Station and Car Wash.   
 

b. A conditional use permit to allow the fuel station and car wash. 
 

c. Preliminary and final plat to allow the existing Outlot to be converted into a buildable lot. 
 

d. A conditional use permit to allow a sign(s) that do not meet all applicable requirements of the 
City’s sign ordinance.  The applicant has submitted a full sign package specific to the 
requested use of the property.   

 
Property/Site Information: 
The property is located along the south north of State Highway 12 between CSAH 29 and Howard Ave. and 
just south of Gateway Blvd. The subject property is located within the Mixed Use – Gateway District.  This 
property was established as an Outlot at the time that Cassia developed their building and site 
improvements. property has the following characteristics: 
 

Property Information: PID No. 25-118-24-11-0040 
 Zoning: Mixed Use - Gateway 
 Comprehensive Plan: Mixed-Use 

Acreage:  +2.6 Acres  
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Aerial Photograph 

  
 
 
Discussion: 
The applicant approached the City about the possibility of developing the property and constructing a new 
convenience store, fuel station, car wash associated site improvements.  All commercial and industrial 
development is required to go through the site plan review process.  Site plan review requires the review of 
the Planning Commission and City Council. The City shall consider the proposed site plan and subsequent 
effects relating to evaluation criteria established in the City’s ordinance.   
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153.045 INTENT AND PROCEDURE 
 
(I) Evaluation criteria. The Planning Commission and City Council shall evaluate the effects of  
the proposed site plan. This review shall be based upon, but not be limited to, compliance with the 
City Comprehensive Plan, provisions of this chapter (Design Guidelines and City Engineering  
Requirements). 
 

In addition to site plan review, it was noted that the city considers fuel stations and car washes to be 
conditional uses in the MU-G zoning district.  The applicant is seeking a conditional use permit to allow the 
fuel station and car wash.  In order for the applicant to purchase and develop the property it will also be 
necessary to consider approval of a preliminary and final plat that will accomplish the subdivision of the 
Outlot into a buildable lot with the remainder staying as an Outlot. 
 
The applicant is proposing to construct a one-story, 9,000 SF convenience store building and a 1,787 SF 
car wash on the subject property.  The proposed building would need to comply with the City’s design 
standards for commercial buildings in the MU-G zoning district.  In addition to the buildings and site 
improvements, the applicant is proposing to construct an off-street parking area to support the proposed 
use. The parking area would consist of 57 off-street parking spaces.  The following summarizes the 
parking, setback and architectural standards for the proposed use.  
 
Parking is required in accordance with the city’s zoning ordinance.  Please note that the east bank of 
spaces is labeled as having nine (9) spaces but there are only eight (8) on the plan.  The city does not 
provide a specific parking requirement for convenience stores or modern motor fuel stations.  The city’s 
ordinance notes retail requirements as 1 space per 250 SF of the building GFA.  While this is an acceptable 
requirement, I would consider using 5 spaces per 1,000 SF of the building GFA (total of 51 spaces 
required).  This would generate similar numbers to the total parking spaces proposed.  Using both 
standards, the proposed plans appear to meat applicable parking requirements. 
 

REQUIRED 
Motor Fuel Station: 4 spaces 
Convenience Store: 1 space per 250 GFA (9,070 SF/250 = 37) 
Car Wash:  1 space 
TOTAL:  42 spaces 
 
PROVIDED 
Standard Stalls 35 spaces 
Accessible  2 spaces 
Fuel Canopy 20 spaces 
TOTAL:  57 spaces 

 
Architectural Guidelines: 
 

First Floor (primary elevation):    
• 60% openings, window, doors, fenestration, (~60% proposed) 
• 35% wood, brick, stone, hardie board siding (100% brick) 
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• 5% other materials 
 
The applicant is proposing a new commercial structure that incorporates many of the architectural aspects 
and building materials in an attempt to meet the intent of the City’s design guidelines for the Mixed-use 
Gateway district.  The applicant has proposed a combination of glass windows and doors and brick for the 
entirety of the building facade.  The sides and rear of the building would be 100% brick siding with some 
windows as shown.  The City will need to determine if the proposed building is consistent with the intent of 
the design guidelines. 
 
Setbacks Required: 
 

Minimum Lot Size: 6,000 SF 
Minimum Lot Width: 100 feet 
Front Yard Setback: 5 feet 
Side Yard Setback Building: 20-foot setback 
Rear Yard Setback: 20 feet minimum 
Parking Setback: 10 feet from collector streets, 50 feet from Highway 12, 5-foot side yard 

(commercial) 
 
Setbacks Proposed: 
 

Minimum Lot Size: 113,256 SF 
Minimum Lot Width: 750+ 
Front Yard Setback: 16 feet 
Side Yard Setback Building: 92 feet (east) +130 feet (west) 
Rear Yard Setback: 59 feet  
Parking Setbacks: 50+ feet from Highway 12 and 5 feet from Gateway Blvd. 

 
Parking Space Design: 
  
 Minimum Parking Space Width: 9 feet 
 Minimum Parking Space Length: 20 feet 
 Minimum Parking Aisle Width: 25 feet 
 
Site Layout and Design: 
 
The plans include a car wash that will have an entrance on the south side of the building.  It is anticipated 
that this car wash will have a high demand and usage due to it being the only one in the area.  Staff would 
recommend that the applicant explore a way to provide designated stacking (striped line and signage) along 
the south side of the parking lot to avoid cars waiting behind designated parking spaces (see below).  Staff 
is working on this issue with the applicant. 
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Landscape Plan: 
 
The proposed landscape plan indicates five (5) serviceberries along the north side of the building.  As a 
result of the boulevard tree being removed to accommodate the new drive aisle entrance, it is 
recommended that one of the serviceberries be replaced with a shade tree (see location below).   
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Police/Fire/Engineering 
 
The Maple Plain Fire Department has reviewed the plans and has the following comments: 

1. Please indicate the location of the FDC on the site/utility plans. 
2. Please indicate the location of the mechanical room on the site/utility plans. 
3. The Fire Chief has noted that an additional fire hydrant would be needed to adequately protect this 

property given the proposed layout and use.  MPFD would like to have a hydrant installed in the 
island shown below (pink circle). 

 

 

 
Storm Water Management, Grading and Drainage: 
 
The City’s engineer has reviewed the plans and provided comments relating to the proposed development.  
There were minor comments provided that will be addressed by the applicant.  It should be noted that the 
applicant will be constructing a new proposed stormwater basin as a part of the site development.   The wet 
retention basin proposed has been sized adequately to limit peak runoff rates to existing and provide water 
quality treatment.  Any additional conditions required as a result of the city’s final review will be 
incorporated into the conditions of approval should the site plan be approved.  The applicant will be 
required to obtain Minnehaha Creek Watershed District (MCWD) approval. 
   
Lighting: 
 
There are several areas along the north property line/Gateway Blvd. where footcandles exceed 1.0 which is 
the maximum permitted.  The lighting plan will need to be revised to conform to applicable requirements.  The 
city is working with the applicant to obtain all cut sheets for all proposed light fixtures.  Based on review of 
the cut sheets, additional comments may be provided. 
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Preliminary and Final Plat: 
 
The applicant is proposing to plat the property so that the property can be conveyed and developed.  The 
city had purposefully left this property intact as a single Outlot when the Gateway of Maple Plain plat was 
established in 2019.  Leaving the property as a single Outlot allows the property to eventually be split into a 
single or multiple parcels at a future date depending on the buyer.  The proposed replat of this Outlot will 
establish a new Lot 1, Block 1 and Outlot A.  The city has noted several additional D&U easements that will 
need to be added to the preliminary and final plat.   
 
Car Wash and Fuel Station CUP: 
 
The applicant is proposing to construct a fuel station and car wash along with the convenience store.  Both 
uses require a conditional use permit.  The proposed location of the fuel station and car wash in the mixed-
use zoning district and directly adjacent to Highway 12, help to mitigate any potential impacts associated with 
the proposed use.  The city has identified this property as being suitable for convenience services, goods 
and highway visible retail.  The city has also reviewed the car wash and noted that the use is compatible with 
the site.  The proposed entrance to the car wash is internal to the site and located adjacent to Highway 12.  
This will limit any potential issues relating to its compatibility with or impacts to the surrounding land uses. 
 
Sign Package: 
 
The applicant has submitted a full sign package for consideration by the city.  The applicant is seeking the 
following signs: 
 
Free Standing Sign: Located on CSAH 29.  The city allows free standing signs to be a maximum of 80 SF 
with a maximum height of 20 feet.  The applicant is proposing a changeable copy 13-foot-tall free-standing 
sign that has 75 SF of sign area.  The sign is proposed to have a 5’ tall brick bass that will match the brick of 
the proposed buildings.   The proposed sign is an electronic message sign.  Electronic message signs have 
the following additional requirements. 
 

§ Electronic message signs shall be limited to digital text and graphics; video messages are prohibited.  
§ Text messages shall contain a limited number of words to allow passing motorists to read the message with 

minimal distraction. Graphic images and static text shall have a minimum duration of five seconds before 
changing to another display.  

§ Message duration adjacent to state or county roadways shall comply with state and county requirements. 
Electronic message signs shall be calculated within the required signs allotment of the zoning district they 
are placed in, unless approved as part of a signs package.  

§ Electronic message signs shall occupy no more than 25 percent of the total signs area.  
 
The city noted that the applicant is seeking a conditional use to allow the electronic message area to exceed 
the maximum of 25%.  In addition to the criteria for granting a conditional use in by section 10-482, the city 
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has criteria specifically relating to granting a conditional use for a sign that exceeds the applicable 
requirements.  Those criteria are provided below. 
 

Signs allowed by a conditional use permit. 

 a. A conditional use permit for the adjustment to the height, area, or location of a sign within any 
district may be approved by the City Council if the following criteria are met:  

1. There are site conditions that require a sign deviation from the district standards to allow 
the sign to be reasonably visible from a street;  

2. The sign deviation will allow a sign of exceptional design or style that will enhance the area 
or that is more consistent with the architecture and design of the site; or  

3. The sign deviation will not result in a sign that is inconsistent with the purpose of the 
zoning district in which the property is located.  

b. In addition to the criteria for approval as specified within the procedures for conditional use 
permits by section 10-482, the following standards shall also be taken into account:  

1. Placement of any electronic message sign could be considered within residential zoning 
districts where appropriate to surrounding land uses.  

2. The sign placement, height, or design does not create a safety hazard with regards to, 
from, or on a public street or roadway.  

3. The sign placement, height, or design does not create a safety problem or negatively affect 
adjoining properties or use.  

4. Considerations shall be given to the possible adverse effects of the proposed conditional 
use permit and satisfactorily address any additional requirements that may be necessary to 
reduce such adverse effects. The City's judgment shall be based upon, but not limited to, 
the following factors:  

(i) The geographical area involved.  

(ii) The character of the surrounding area.  

(iii) The demonstrated need for such conditional use permit.  

 

Pylon Sign: Located on Highway 12. The city allows one pylon sign for a gas station to be a maximum of 64 
SF with a maximum height of 30 feet.  The applicant is proposing a 20-foot-tall pylon sign that has 63 SF of 
sign area and is 20 feet tall.  The sign is proposed to be mounted on a black painted pole.   The proposed 
sign is an electronic message sign (see conditional use permit criteria above). 
 
Wall Signs: Located on three (3) sides of the convenience store and one (1) side of the car wash.  The total 
square footage permitted for each wall sign is 10% of the total wall area that it is attached.  The size of the 
proposed wall signs varies, but all were found to meet applicable square footage requirements.  Note that all 
proposed wall signs are individual letters and proposed to be internally illuminated.   The city has discussed 
this provision before and noted that signs are encouraged to be backlit where possible, and to avoid internal 
lighting and neon signs. Box-lit signs are not permitted in the Gateway. 
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Canopy Signs: Located on the canopy of the fuel station.  The applicant is proposing three (3) canopy signs 
that will be internally illuminated “Kwik Trip” signs along with an LED lit red strip down the middle of the 
canopy on all four sides.  Each of the canopy signs are 36 SF.  Canopies are considered their own structure 
for the purposes of signs as noted in the ordinance.   
 
There are several considerations that should be made by the city relating to the proposed sign package: 

§ The proposed use is unique to the city and located within the MU-G zoning district.  There are not 
many locations throughout the city that would accommodate a convenience store and fuel station. 
 

§ The property does have some visibility limitations due to the existing building located to the southeast 
of the proposed building.  Not having full corner visibility from the Highway was noted as a limitation 
to this site by the applicant.   

 
§ The remainder of the site signs (smaller directional and building) proposed by the applicant meets 

applicable requirements.   
 

§ The city will need to review the criteria for granting the conditional use permit to allow the larger 
electronic message signs and internally illuminated signs. 

 
 
Additional Considerations: 

 
Staff will be seeking direction and feedback relating to the proposed application for a new convenience store, fuel 
station and car wash.  The city has worked with the applicant for several years to find a suitable location for this 
use along Highway 12.  The proposed location does work for the applicant and the city but does have some 
limitations as a result of the limited visibility.   
 

§ The plat has been submitted to Hennepin County and MNDOT for review and comment.  Any comments 
provided will need to be addressed prior to City Council review and approval. 
 

§ The applicant is proposing to have outdoor storage between the fuel pumps.  The city will want to 
understand how this will be maintained, how long products can/will be displayed and if there is a way to 
establish a requisite organization to the outdoor storage.  More information will be discussed at the 
meeting relating to the outdoor storage. 

 
§ The city noted that the sidewalk surrounding the building should connect with the city’s sidewalk on 

Gateway Blvd.  It was noted by the applicant that there are grade issues that may prevent this connection.  
The city is continuing to work on this issue with the applicant. 
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Neighbor Comments: 
The City has not received any verbal or written comments at the time this report was prepared.   
 
 
Recommendation: 
Staff is seeking direction from the Planning Commission relating to the requested Preliminary and Final Plat, Site 
Plan Review and Conditional Use Permit Should the Planning Commission recommend approval of the requested 
actions to the City Council, the following findings and conditions should be included: 
 

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

2. Prior to City Council consideration of the application, the following items shall be completed by the 
applicant: 

 
a. The Applicant shall revise the plans as necessary to accommodate all known or additional 

comments made by the City, including Fire Department comments, engineering comments, 
Planning Commission, and staff comments. 
 

b. The applicant shall receive all applicable approvals from all outside agencies with authority over 
this site including:  

 
§ MCWD 
§ MNDOT 
§ Hennepin County 

 
3. The approval of the development and sign plan shall be in accordance with the approved plans.  Any 

changes, expansions or alterations to the building, site and signage shall require the review and 
approval of the City. 
 

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

 
Attachments: 

 
1. Application 
2. Survey 
3. Site Plan Package 
4. Preliminary Plat 
5. Building Elevations 
6. Sign Package 
7. City Review Letter 

 



ZONING & LAND USE 
APPLICATION 

 

APPLICANT INFORMATION 
 

Applicant Name     Emily Helwig Company, if applicable     Kwik Trip, Inc. 
Address     1813 Kramer St Phone Number     (608)-791-7443 
City, State, Zip     La Crosse, WI, 54603 Email     ehelwig@kwiktrip.com 
Are you the owner of the property?       Yes.      No.     (If not, property owner information is required.) 
 
Owner Name           Company, if applicable           
Address           Phone Number           
City, State, Zip           Email           
 
Applicant Signature Owner Signature 
Date     1-8-2025 Date           
 

PROJECT INFORMATION 
 

Site Address or Property Identification Number           
Type of Request (Check all that apply.) 
 Fee Escrow  

  

 Appeal Administration Decision     $250 $250  
  

  Concept Plan Review    $500 
  

  

 
Residential Application 

 

 
Fee 

 

 
Escrow 

 
Commercial Application 

 

 
Fee 

 

 
Escrow 

 
     Conditional Use Permit 
     Interim Use Permit 
     Site Plan 
     Minor Subdivision 
     Variance 
     Rezoning 
     Text Amendment 
     Vacation of Property 
     Home Occupation 

 

 
$750 
$750 
$750 
$750 
$750 
$750 
$750 
$750 
$400 

 
$1500 
$1500 
$1500 
$1500 
$1500 
$1500 
$1500 
$1500 
$1000 

 
     Conditional Use Permit 
     Interim Use Permit 
     Site Plan 
     Minor Subdivision 
     Variance 
     Rezoning 
     Text Amendment 
     Vacation of Property 
     Sign Package 

 
$1500 
$1500 
$1500 
$1500 
$1500 
$1500 
$1500 
$1500 
$500 

 

 
$3000 
$3000 
$3000 
$3000 
$3000 
$3000 
$3000 
$3000 
$3000 

 

 
Residential/Commercial 
Industrial/Office 
Planning and Zoning Application 

 

 
 

Fee 

 

 
 

Escrow 

 
Grading and Excavation 
Park Fees and Signs 

 

 
 

Fee 

 

 
 

Escrow 

 
     Preliminary Plat 
     Subdivision Application 
     Rezoning 
     Comprehensive Plan Amendment 
     Planned Unit Development 
     Final Plat 

 

 
$1000 
$1000 
$1000 
$1000 
$1500 
$750 

 
$3000 
$3000 
$3000 
$3000 
$3000 
$3000 

 

 
     <100 Cubic Yards 
     >100 Cubic Yards 
     >1000 Cubic Yards 
     Right of Way Permit 

 
     Park Dedication Fee-  

         Residential 
 
 

     Park Dedication Fee- 
         Other 
 
 

     Signage Permanent 
     Temporary Sign 

 
N/C 

$500 
$1000 

$250 
 

10% of land 
value of 

development** 
 

10% of land 
value of 

development 
 

$250 
$25 

 
 
 

*See below 
$1000 

 
 
 
 
 
 
 
 
 

*Escrow or surety bond in amount of 150% of land alteration costs 
** Minimum of 3,750 per unit and maximum of $8,000 per unit 

City of Maple Plain 
5050 Independence St 
P.O. Box 97 
Maple Plain, MN 55359 
Office: (763) 479-0515 
Fax: (763) 479-0519 

ejk76832
Text Box
25-118-24-11-0040

ejk76832
Signature

Norbert Villamil

Maple Plain Gateway Pproperties LLC

300 Lindawood Lane

 Wayzata, MN 55391

612-743-3604

norbvillamil@gmail.com

1-8-2025



 
Brief Project Narrative / Overview (Use additional paper if necessary. Please be thorough.) 
Construction of a new Kwik Trip convenience store with a fueling canopy with 8 Multi-Product Dispensers.   Construction 
of a detached 1-bay carwash. 
 
 
 
 
 
 
 
 
 
 
 

 
NOTICE TO APPLICANT 

 
 

     The Maple Plain City Code guides and enables development activities within the City by ensuring proper and well-
coordinated projects. The land use application is the mechanism that allows the City to examine proposed land uses to 
ensure compatibility with the City Codes, design and development standards, and the surrounding land uses and natural 
environments. The review is intended to ensure positive growth for the community. 
     All applications are reviewed individually and are evaluated based on their own merit. Each land use request has an 
associated checklist of required items. Applicants are encouraged to participate in the City’s pre-application workshop 
prior to submitting a formal land use application. The workshop is an opportunity to informally discuss the conceptual idea 
of the proposed project in an effort to reduce delays. Participation in the pre-application process does not provide 
approval, or guarantee of approval, of the project. The City shall not accept plans, drawings or other information related to 
the project except upon submittal of a formal application. The City reserves the right to reject an incomplete application. 
 
 

APPLICATION FEE STATEMENT 
 
 

     All expenses pertaining to project reviews are the responsibility of the applicant. Planning review deposits and other 
applicable fees must be paid when submitting land use applications and accompanying materials. All fees, which are set 
annually by City ordinance, help cover costs incurred by the City to review the application. The City of Maple Plain often 
uses consulting firms to assist in the review of projects. City staff and consultant review costs are billed hourly; all other 
costs are billed at cost. Applicants shall be billed directly for incurred expenses upon receipt by the City. The City reserves 
the right to request an applicant to submit a development escrow in advance of the formal project review. 
     Please refer to the City’s Fee Schedule for information on planning review fees and deposits, and other applicable 
costs. 
     By signing this form, the applicant recognizes his/her responsibility for any and all fees associated with the land use 
application from project review through to construction and release of financial guarantees for an approved project. All 
fees associated with a project that is denied or withdrawn remain the sole responsibility of the applicant and shall be paid 
upon receipt of invoice. 
 
I hereby understand the fee statement and responsibilities associated with this land use application: 
 
 
Applicant Signature Owner Signature 
Date     1-8-2025 Date           

 
 

 

REVIEW REQUIREMENTS 
 
 

     Minnesota State Statute 15.99 requires local governments to review an application within 15 business days of its 
submission to determine if an application is complete and/or if additional information is required to complete the review. 
Once complete, a formal 60-day review period begins. The City has the ability to extend the review period an additional 60 
days, if necessary, due to insufficient information or scheduling difficulties. 
 
 

 Please review the corresponding checklist that goes with the request as all materials are required unless waived by the 
City. All applications must be received by the deadline(s) attached hereto. Failure to submit by the date shown may result 
in a delay of the review by the Planning Commission and City Council. 
 

ejk76832
Signature

1-8-2025



DEADLINES 
 

Planning Commission meetings are held on the first Thursday of the month at 6:00 P.M. 
All applications are due 30 days prior to meeting. 

 
 

OFFICE USE ONLY 
 

Application Type Review Deadline 
  

     15 Business Days:                                                       . 
 

     60 Day Review:                                                           . 
 

     120 Day Review:                                                         . 
 
 

Fees Collected Received by 
 

     Application Fee Collected:  $                    . 
 

     Escrow:  $                    . 
 

     Total Receipt:  $                    . 
 

 

     Name:                                                                          . 
 

     Signature:                                                                    . 
 

     Date:                                                                            . 
 

Receipt Application Complete 
 

     Receipt Number(s) 
 

                                                                                              . 
 

 

Are there any missing materials? 
         Yes.          No. 
 
If yes, was the application accepted? 
         Yes.          No. 
 
 

 



 

SITE PLAN 
CHECKLIST & PROCEDURE 

 
 

APPLICATION REQUIREMENTS 
 
 

     The following materials are required in order for each application to receive consideration. The City reserves to waive 
certain requirements. An application that is missing materials may not be accepted. 
 
               Completed Land Use Application and pay all applicable fees. 
               All materials as required by City Zoning Code regarding Site Plans. 
               Certified survey of property (8 full size, 10 reduced) plus CAD and PDF electronic files. 
               Written narrative of outlining project and purpose of request. 
               Wetland report by Certified Wetland Specialist. 

 
 

               Scaled site plan showing dimensions & distances 
               Existing & proposed property conditions (page 2)
               Four-sided architectural plans and elevations 
               Specifications for exterior finishes 
               Grading, erosion control & drainage plans (page 2) 
               Location of fire suppression, if applicable 
               Soil borings, if applicable 
 

 

     Parking plan 
     Lighting plan 
     Landscape plan 
     Utility plan 
     Tree Preservation plan 
     Signage plan 
     Storage & waste enclosure 

 
 

APPROVALS & PERMITS 
 
 

     Project applications may require review and comment from the following agencies. Applicants should allow for enough 
time for agency review. The City encourages applicants to contact each state and county agency and the appropriate 
watershed district prior to submitting formal application to understand agency requirements. 
 

                         City of Maple Plain 
                         Hennepin County 
                         MN Department of Transportation 

     MN Pollution Control Agency (NPDES) 
     Minnehaha Creek Watershed District 
     Pioneer-Sarah Creek Watershed Commission 

 

     Upon completion of the formal review period, the following permits may be required for an approved project. The City, 
county, state and other jurisdictional agencies each have a review period for all permit requests. 
 

                         Building Permit 
                         Demolition Permit 
                         Excavation & Grading Permit 
                         Right of Way Permit 
                         Sewer Availability Charges (SAC) 
                         Water Availability Charge (WAC) 
                         Sign Permit 
 

     Hennepin County Right of Way Permit 
     MnDOT Right of Way Permit 
     Minnehaha Creek Watershed District Permit 
     Pioneer-Sarah Creek Watershed Commission 
     MnPCA Storm Water (NPDES) Construction Permit 
     Wetland Conservation Act requirements 

 

NOTICE TO APPLICANT 
 
 

     In order to receive consideration, the applicant must complete a number of steps. 
1. Meet with City staff to discuss the proposed use, whether permitted or conditional, obtain a land use application 

packet, and schedule a pre-application meeting. 
2. Assemble information outlining the request. 
3. Submit a completed application packet, including all materials as required by City Zoning Code related to the type 

of request, to City Hall by the dates noted on the Land Use Application. 
4. Participate in the review process by attending City staff and public meetings. 
5. Attend all Public Hearings, and Planning Commission and City Council meetings. 

 
     By law, the City of Maple Plain must notify adjacent property owners of proposed projects that may impact their 
properties. This notification is mailed to property owners within 350 feet of the project area at least 10 days prior to the 
public hearing. A Certified List of Property Owners will be compiled by the City of Maple Plain. 
 
 
 
 
 
 

ADDITIONAL INFORMATIOIN 
 

City of Maple Plain 
5050 Independence St 
P.O. Box 97 
Maple Plain, MN 55359 
Office: (763) 479-0515 
Fax: (763) 479-0519 



 

     Drawings of Existing & Proposed Conditions should include: 
• gross and net acreages of the proposed development 
• location, width and name of all existing streets and highway, public property, railroad, utility rights of way, & 

easements within the proposed development 
• location and size of existing buildings & infrastructure (water, sewer and storm sewer lines) 
• wetlands, wooded areas & other natural features 
• tree inventory, including trees to be removed & saved 
• layout of proposed streets, rights of way and appropriate street information 
• layout proposed sidewalks, trails and pedestrian ways 
• location and dimension of all easements 
• minimum building setback lines. 

 
     Grading & Erosion Control & Drainage Plans must show the following: 

• existing & proposed topography 
• existing natural features, such as trees, wetlands, ponds, swales, drainage channels, etc. 
• existing and proposed storm sewer facilities 
• proposed storm water improvements 
• flood elevations based on a 100-year flood plain 
• spot elevations & directional arrows representing drainage patterns 
• wetland delineation & mitigation plan at 2:1 ratio 
 

 

ACKNOWLEDGEMENT 
 
 

     By signing this form, the applicant hereby acknowledges the receipt of the checklist and procedure for the project to be 
submitted for consideration. It is the responsibility of the applicant to submit all required materials. All permit requests 
should be submitted in a timely manner so as not to cause project delays. 
 
Applicant Signature Owner Signature 
Date           
 

Date           
 

 

1-8-2025



    

  

January 2025 
 
City of Maple Plain 
Mark Kaltsas 
 
RE: Kwik Trip 1775 Maple Plain New Construction 
 
Dear Mr. Kaltsas: 
 
This letter is intended to accompany the submittal for our application to the City of Maple Plain 
for the requested conditional use permit, plat, site plan and sign plan review.  Kwik Trip request 
a conditional use permit for automobile fuel service and carwash.  

Kwik Trip, Inc. is proposing the construction of a convenience store with 8 dispenser fueling 
canopy, detached carwash and detached dumpster enclosure. Included in the submittal is the is 
the application, civil plans, stormwater calculations, elevations, and sign plan.   

Operations 
The requested hours of operation will be 24 hours for all uses.  The type of products that will be 
sold will be similar to that of our existing stores throughout the mid-west:  fresh produce, bakery 
and dairy, hot and cold food and beverages, fresh meat and groceries, tobacco products, lotto, 
convenience store merchandise, alcohol, gasoline, diesel, E-85, ice and propane.  The outside 
merchandising of products is being requested next to the store (two ice chests and one propane 
cage) and underneath the proposed main canopy.  To ensure that the freshest products are sold 
in our stores, we request that daily deliveries be allowed. 
 
Buildings, Architecture and Site Design 
The architectural elements in this state-of-the-art building consist of a full brick cladding, 
standing seam metal roof, store front aluminum openings and stucco accents. Extensive 
landscaping, modern storm water facilities, monument and wall signage, customer and 
employee parking, concrete paving with curb and gutter are also included in the overall site 
design.  



 

 
Investment in the City 
This project will be a multi-million-dollar investment in the City of Maple Plain. Not only in the 
physical improvements and development, but also an investment of approximately 25 to 30 new 
permanent jobs in the City. The projected payroll here is estimated to be approximately 
$500,000 annually.   
 
Community Partner 
We pride ourselves in being an asset in the communities where we are located.  Families can 
walk or ride their bikes to our stores.  Retirees on fixed income can access fresh groceries like 
milk, eggs, bread and fruit just steps from their car.  We take pride in giving back to the 
communities we serve with charitable donations and by partnering with local non-profits. 
Kwik Trip would be happy to provide any additional information or answer any questions or 
concerns the City of Osseo may have with our submittal.  Please feel free to call or email with 
any questions you may have. 

 

Sincerely,  
 
 
 
Emily Helwig 
Project Manager 
Store Engineering 
ehelwig@kwiktrip.com 
608-791-7443 
 
 

 

 

 

mailto:ehelwig@kwiktrip.com
ejk76832
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I hereby certify that this plan, specification or report
was prepared by me or under my direct supervision
and that I am a duly Licensed Professional Engineer
under the laws of the State of Minnesota.
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SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

TREES

RM 3 Acer rubrum `Northwood` Northwood Red Maple 2" Cal. B&B

RB 3
Betula nigra
Clump Form, 2" Cal Equivalent River Birch Multi-Trunk 8` Ht. B&B

WO 2 Quercus bicolor Swamp White Oak 2" Cal. B&B

BL 1 Tilia americana `Boulevard` Boulevard Linden 2" Cal. B&B

CONIFEROUS TREES

BF 6 Abies balsamea Balsam Fir 6` Ht. B&B

BH 5 Picea glauca densata Black Hills Spruce 6` Ht. B&B

WP 7 Pinus strobus White Pine 6` Ht. B&B

ORNAMENTAL TREES

SB 5
Amelanchier x grandiflora `Autumn Brilliance`
Clump Form, 1.5" Cal Equivalent Autumn Brilliance Serviceberry 7` Ht. B&B

CA 3 Malus x `Prairifire` Prairifire Crabapple 1.5" Cal. B&B

JL 3 Syringa reticulata `Ivory Silk`
White Flowers

Ivory Silk Japanese Tree Lilac 1.5" Cal. B&B

PLANT SCHEDULE

SHRUBS

BCB 8 Aronia melanocarpa `Autumn Magic` Autumn Magic Black Chokeberry #5 Cont.

SSC 15 Clethra alnifolia `Hummingbird` Summersweet #5 Cont.

RTD 9 Cornus sericea `Alleman`s Compact` Dwarf Red Twig Dogwood #5 Cont.

DBH 17 Diervilla lonicera Dwarf Bush Honeysuckle #5 Cont.

CWH 4 Hamamelis virginiana Common Witch Hazel #5 Cont.

ABH 3 Hydrangea arborescens `Annabelle` Annabelle Hydrangea #5 Cont.

NBS 4 Physocarpus opulifolius `Seward` TM Summer Wine Seward Ninebark #5 Cont.

SPG 10 Spiraea x bumalda `Goldflame` Goldflame Spirea #5 Cont.

EVERGREEN SHRUBS

GVB 33 Buxus x 'Green Velvet' Green Velvet Boxwood #5 Cont.

JSG 21 Juniperus chinensis `Sea Green` Sea Green Juniper #5 Cont.

JLG 6 Juniperus horizontalis `Limeglow` Limeglow Juniper #5 Cont.

GRASSES

KFG 71 Calamagrostis x acutiflora `Karl Foerster` Feather Reed Grass #3 Cont.

PDS 24 Sporobolus heterolepis Prairie Dropseed #3 Cont.

PERENNIALS

DLB 52 Hemerocallis x `Baja`
Red Flowers

Baja Daylily #1 Cont.

DLS 35 Hemerocallis x `Stella De Oro`
Yellow / Gold Flowers

Stella De Oro Daylily #1 Cont.

GROUND COVERS

ROCK 2,467 sf Rock Mulch
Non-Woven Geotextile Incidental

1.5" Trap Rock Mulch 4" Depth

SOD 13,977 sf Turf Sod Bluegrass Kentucky Bluegrass sod

TI 10,457 sf
Type I - Turf Seed Mix
Refer to notes for acceptable seeding methods
Seeding Rate 180 lb/ac

MnDOT Seed Mix 25-151 seed

TII 7,856 sf
Type II - Stormwater Seed Mix
Refer to notes for acceptable seeding methods
Seeding Rate 52.0 lb/ac

MnDOT Seed Mix 33-261 seed

TIII 9,808 sf
Type III - Native Seed Mix
Refer to notes for acceptable seeding
methods. Seeding Rate 50.0 lb/ac

MnDOT Seed Mix 35-241 seed

SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER
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PHOTOMETRIC SITE PLAN 
SCALE: 1'' = 30'-0''
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414 / 259 0037 fax

D20
S7E
S7E-D
CF
C5
P12
P13L
P1F
P1FL

PROVIDE (8) 16' POLES.

FIXTURE QUANTITIES
- 45
- 4
- 2
- 12
- 4
- 1
- 2
- 4
- 3

LED LIGHT MOUNTED UNDER FUEL CANOPIES

LED STRIP LIGHT MOUNTED IN GABLE

RECESSED LED DOWNLIGHT

POLE MOUNTED LED FIXTURE

FIXTURE SYMBOLS:

KEYED NOTES:
COORDINATE LOCATION AND MOUNTING HEIGHT OF SECURITY CAMERA WITH OWNER.

CONTRACTOR SHALL INSTALL POLE MOUNT FIXTURE 12'-0" FROM THE OVER DIG OF
UNDERGROUND FUEL TANK TO EDGE OF POLE BASE.

CONTRACTOR SHALL POLE MOUNT FIXTURE 6'-0" FROM BACK OF CURB TO EDGE OF POLE
BASE.

C800

P
H

O
T

O
M

E
T

R
IC

 S
IT

E
 P

LA
N

DLC

FIXTURE TYPES:
D20 - 

1

2

3

CAMERARECESSED LED DOWNLIGHT GOTHAM
EVO-35/30-8AR-WD-120-TRW

LED STRIP LIGHT MOUNTED IN GABLE LITHONIA
TZL1N-L96-10000LM-FST-MVOLT

LED STRIP LIGHT MOUNTED IN GABLE LITHONIA
TZL1N-L96-10000LM-FST-MVOLT
FIXTURES ARE SHOWN DIMMED DOWN TO 30%.

LSI LIGHTING: SCV-LED-23L-SCFT-UNV-DIM-50-WHT MOUNTED
UNDER GAS CANOPY MOUNT FIXTURES  WITH FORWARD THROW
OPTIC AIMING IN DIRECTION OF ARROW.

LSI LIGHTING: SCV-LED-15L-SC-UNV-DIM-50-WHT MOUNTED
UNDER GAS CANOPY
FIXTURES ARE SHOWN DIMMED DOWN TO 50%.

LSI LIGHTING: MRS-LED-18L-SIL-2-UNV-50-70CRI-WHT

LSI LIGHTING: MRS-LED-18L-SIL-3-UNV-50-70CRI-WHT-IL

LSI LIGHTING: MRS-LED-18L-SIL-FT-UNV-50-70CRI-WHT

LSI LIGHTING: MRS-LED-18L-SIL-FT-UNV-50-70CRI-WHT-IL

LOT LIGHT ELEVATION DETAIL
NOT TO SCALE

GRADE LEVELCURB

CEME-TUBE FORM
ABOVE GRADE

DRILLED PIER
FOUNDATION

3'

16
'

POLE SHALL BE RATED FOR
WIND SPEED OF 125MPH

3'

1. FOOTCANDLE LEVELS SHOWN ON THIS PLAN ARE CALCULATED AT GRADE
LEVEL.

2. ALL POLES SHALL BE INSTALLED A MINIMUM OF 3'-0" FROM BACK OF CURB TO
EDGE OF POLE BASE UNLESS NOTED.

3. POLE THAT ARE LOCATED AT CORNER OF ISLAND SHALL BE A MINIMUM OF
6'-0"  FROM BACK OF CURB TO EDGE OF POLE BASE.  POLES THAT MUST BE
INSTALLED LESS THAN 6'-0" FROM BACK OF CURB TO EDGE OF POLE BASE
SHALL HAVE PROTECTIVE BOLLARDS INSTALLED AROUND THE POLE BASE.
COORDINATE WITH KWIK TRIP PRIOR TO INSTALLATION.

GENERAL NOTES:

BUILDING SIDEWALK
Average 18.3 fc
Maximum 47.8 fc
Minimum 0.7 fc
Max/Min 68.3:1
Average/Min26.1:1

CAR WASH ENTRANCE
Average 8.3 fc
Maximum 28.4 fc
Minimum 1.0 fc
Max/Min 28.4:1
Average/Min8.3:1

CAR WASH EXIT
Average 17.0 fc
Maximum 29.9 fc
Minimum 7.7 fc
Max/Min 3.9:1
Average/Min2.2:1

EAST PARKING AREA
Average 4.2 fc
Maximum 6.9 fc
Minimum 1.5 fc
Max/Min 4.6:1
Average/Min2.8:1

GAS CANOPY AREA
Average 24.4 fc
Maximum 55.5 fc
Minimum 1.9 fc
Max/Min 29.2:1
Average/Min12.8:1

MAIN PARKING AREA
Average 4.0 fc
Maximum 13.4 fc
Minimum 0.3 fc
Max/Min 44.7:1
Average/Min13.3:1

OVERALL
Average 3.6 fc
Maximum 55.5 fc
Minimum 0.0 fc
Max/Min N/A
Average/MinN/A

CALCULATION STATISTICS
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