CITY OF

MAPLE PLAIN
\_—/

AGENDA
PLANNING COMMISSION MEETING
MAPLE PLAIN CITY HALL
August 06, 2026

6:00 PM
CALL TO ORDER
ADOPT AGENDA
CONSENT AGENDA
A. Minutes for Approval from 06-04-26
DISCUSSION

5. NEW BUSINESS
A. TIF DISTRICT NO. 2-2 Review and Resolution
OTHER BUSINESS
ADJOURNMENT

Special notes here.

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



CITY OF

MAPLE PLAIN
\___./

MINUTES
PLANNING COMMISSION MEETING
MAPLE PLAIN CITY HALL
June 04, 2026
6:00 PM

1.

CALL TO ORDER
Chair Betterman called the Planning Commission meeting to order at 6:02 PM.

PRESENT: Chair Jared Betterman, Vice-Chair Adam Ruhland, Commissioner Stephen
Shurson, Commissioner Mike Melton, Commissioner David Chard, and Commissioner
Nick Buller

COUNCIL LIASON: Councilmember Connie Francis

STAFF PRESENT: City Administrator Jacob Schillander, and City Planner Mark Kaltsas
ADOPT AGENDA

The Chair asked whether any items needed to be added or amended.

Commissioner Chard moved adopt the agenda as written. Seconded by Commissioner
Melton.

Voting Aye: Chair Betterman, Vice-Chair Ruhland, Commissioner Shurson, Commissioner
Melton, Commissioner Chard, and Commissioner Buller

Motion carried 6-0.

3. CONSENT AGENDA

A. Minutes for Approval from 03-05-26

Commissioner Shurson moved to approve the March 5th Planning Commission
meeting minutes as presented. Seconded by Commissioner Ruhland.

Voting Aye: Chair Betterman, Vice-Chair Ruhland, Commissioner Shurson,
Commissioner Melton, Commissioner Chard, and Commissioner Buller

Motion carried 6-0.

4. DISCUSSION

A. PUBLIC HEARING



Commissioner Melton moved to open the public hearing. Seconded by Commissioner
Ruhland.

Voting Aye: Chair Betterman, Vice-Chair Ruhland, Commissioner Shurson,
Commissioner Melton, Commissioner Chard, and Commissioner Buller

Motion carried 6-0.
Public Hearing opened at 6:23

Christopher Hanson- Rep. of Proto Labs Addressed the commission feeling that this
will be a direct impact to our business, this wasn't orginially asked for, we are not in
favor of Recreational Marajuana Medical Cannabis we are ok with.

Ryan- Northshore Gymnastics- Speaks in opposition that they are violating the
proximity allowed, and feels that it will impact his client base.

Brian Maloney- Director Of Operations of Integrity Orthopedics, We have a facility of
global medical device manufacturing. We are not in favor of adding a retail component
into our area, the area that we are in is safe and quite. | would hate that this issue
would create friction of growing our footprint here in Maple Plain.

Commissioner Churd moved to close the public hearing. Seconded by Commissioner
Shurson.

Voting Aye: Chair Betterman, Vice-Chair Ruhland, Commissioner Shurson,
Commissioner Melton, Commissioner Chard, and Commissioner Buller

Motion carried 6-0.
Public Hearing closed at 6:34

NEW BUSINESS

A.

5600 Pioneer Creek- Zomer Farms- CUP

Motion to approve the CUP made by Commissioner Altavilla. Seconded by
Commissioner Shurson.

Voting Aye: Chair Betterman, Vice-Chair Ruhland, Commissioner Shurson, and
Commissioner Buller

Voting Nay: Commissioner Melton, and Commissioner Chard
Motion carried 4-2.
Maple Plain Townhomes

City Planner Kaltsas presented the site plan review, preliminary plat to allow a new
townhome buildings and associated site plan.

No action was required by the Planning Commission.

OTHER BUSINESS
ADJOURNMENT

The motion to adjourn was made by Commissioner Ruhland and seconded by
Commissioner Melton.



Voting Aye: Chair Betterman, Vice-Chair Ruhland, Commissioner Shurson, Commissioner
Melton, Commissioner Chard, and Commissioner Buller.

Motion passed 6-0. The meeting concluded at 8:00 PM

|, Jacob W. Schillander, being duly sworn, depose and say:

That | am the City Administrator of the City of Maple Plain, and that the foregoing minutes are a true and correct record of
the meeting held on the date indicated above at Maple Plain City Hall. | certify that the minutes accurately reflect all
actions taken, including votes, motions, resolutions, and ordinances, and that they are in compliance with all applicable
legal requirements.

Signed:

AL

Jacob W. Schillander
City Administrator
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PLANNING COMMISSION STAFF REPORT

Highway 12 Equinox Townhomes

Rezoning to PUD e Planned Unit Development e Site Plan Review e Preliminary & Final Plat

To: Planning Commission

From: Mark Kaltsas, PLA, City Planner

Meeting Date: Thursday, August 6, 2026

Applicant: Equinox Development Partners, LLC

Owner: Outcome Limited Partnership

Location: At or adjacent to 5330 Highway 12, Maple Plain, MN

PID No.'s: 24-118-24-34-0020, 24-118-24-34-0021, 24-118-24-34-0083

Rezoning (PUD), Planned Unit Development, Site Plan Review, Preliminary & Final

Application Type: Plat

REQUEST

Equinox Development Partners, LLC (Applicant) and Outcome Limited Partnership (Owner) request that the City
consider the following actions for the properties generally located at or adjacent to 5330 Highway 12, Maple Plain, MN
(PID 24-118-24-34-0020, PID 24-118-24-34-0021, and PID 24-118-24-34-0083):

a. Rezoning from Mixed-Use — Budd Avenue (MU-B) to Planned Unit Development (PUD), MU-Budd Avenue; and
b. Planned Unit Development (PUD); and

c. Site Plan Review to consider the development of an 85-unit rental townhome community and associated site
improvements; and

d. Preliminary and Final Plat approval to allow the property to be platted for the proposed development.

PROPERTY / SITE INFORMATION

Property Location: At or adjacent to 5330 Highway 12, Maple Plain, MN

PID No.'s: 24-118-24-34-0020, 24-118-24-34-0021, 24-118-24-34-0083
Site Area: 6.05 acres

Current Zoning: Mixed-Use — Budd Avenue (MU-B)

Requested Zoning: MU-Budd Avenue Planned Unit Development (PUD)
Comprehensive Plan: General Mixed-Use (MU)

5050 Independence Street | P.O. Box 97 | Maple Plain, MN 55359 | (763) 479-0515 | www.mapleplainmn.gov
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85-unit market-rate rental townhome community (10 residential buildings plus a

L e community/amenity building)

Approximately 12 units per acre (Comprehensive Plan guided range: 5-20 units

Froposed Density: per developable acre)

Current Conditions: Vacant — former auto sales center and undeveloped land

Highway 12 and commercial to the south; industrial to the west;
commercial/vacant land to the east; self-storage facility to the north

Adjacent Uses:

Figure 1 — Site Location|Aerial (subje ,@Jﬁoperty outlined in cyan)

DISCUSSION

On June 4, 2026, the Planning Commission reviewed a concept plan for the redevelopment of the subject property with
an approximately 85-unit rental townhome community. The Commission provided preliminary, non-binding feedback
on land use compatibility, access, and pedestrian connectivity. The Applicant has since submitted formal land use
applications; rezoning to a Planned Unit Development (PUD), Site Plan Review, and Preliminary and Final Plat, to allow
construction of the project as described below.
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Equinox Development Partners, LLC proposes an 85-unit townhome community on the subject property, a currently
vacant former auto sales site located at 5330 Highway 12. The market-rate rental community consists of one-, two-,
and three-bedroom townhome units distributed among 10 residential buildings, together with a community building
providing a management office and indoor/outdoor resident amenities (fitness center, gathering spaces, grills, and
firepits). Residents and guests will access the site directly from Highway 12, with a secondary access via a private road
connecting north to Pioneer Creek Drive.

Building Types

The development includes three residential building types, summarized below:

Building Type Count Stories Unit Types

“A” Buildings 3 2 Three-bedroom plus den

“B” Buildings 3 2 One-bedroom and two-bedroom; first-floor units are single-
level with no stairs

“C” Buildings 4 3 Three-bedroom plus den, and two-bedroom plus den

Figure 2 — Maple Plain Townhomes, Rendered Streetscape View (Equinox Development Partners / Momentum Design Group)

COMPREHENSIVE PLAN CONFORMANCE

Staff finds the proposed rezoning, Planned Unit Development;Site Plan, and Plat to be consistent with the City’s 2040
Comprehensive Plan. The subject property is guided Gel | Mixed-Use (MU), which corresponds to the “Gateway”
area and the area west of Budd Avenue on the north side of State Highway 12 (MU-G and MU-B zoning districts). The
Comprehensive Plan describes the General Mixed-Use designation as follows:

General Mixed-Use (MU) — Land Use Description

“This is a land use designation that will correspond to the ‘Gateway’ as well as the area west of Budd Avenue
on the north side of State Highway 12 (MU-G and MU-B Zoning Districts). The primary purpose of the Mixed-
Use designation is to provide for redevelopment with the flexibility to respond to market conditions and
provide a mix of uses which is generally along the highway corridor. Permitted uses include commercial, office,
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and residential uses that have a density of between 5 to 20 units per developable acre. The height of the
buildings will be defined by the zoning requirements.”

The proposed 85-unit townhome development results in a density of approximately 12 units per acre which is within

the Comprehensive Plan’s guided range of 5 to 20 units per developable acre for the General Mixed-Use designation,
as illustrated below.

PROPOSED
~12 units/acre

|

0 5 10 15 20 25

Guided Range: 5-20 units/acre
General Mixed-Use (MU)

Figure 3 — Proposed Density Relative to Comprehensive Plan Guided Range

Consistency with Comprehensive Plan Goals

The Applicant’s narrative identifies the following goals from Comprehensive Plan Table 2-1 (Chapter 2, Land Use: Goals,
Policies and Implementation Summary) that are advanced by the proposed development:

= Maintain and encourage high-quality development by capitalizing on the geographic advantage of the City; the
redevelopment of a highly visible, long-vacant former auto sales site along Highway 12 introduces 85 new
housing units within a cohesively designed community.

= Maintain and enhance the small-town quality of a connected community; the development provides pedestrian
and vehicular connectivity throughout the site and north to Pioneer Creek Drive, which accesses Veterans
Memorial Park, the Orono Discovery Center, Baker Park, and the Highway 12 HAWK pedestrian signal.

= Provide a high-quality place for people to live, work, and play, the project incorporates quality architecture, a
thoughtfully designed site layout, and dedicated indoor and outdoor resident amenities.

= Ensure availability of housing for all age groups; the development provides a broad continuum of unit types, sizes,
and price points, from one-bedroom to three-bedroom-plus-den configurations.

The city finds the requested rezoning to a Planned Unit Development, the proposed Site Plan, and the proposed
Preliminary and Final Plat to be consistent with the Comprehensive Plan’s General Mixed-Use designation and
supporting land use goals.

ZONING AND LAND USE ANALYSIS

a. Rezoning — Planned Unit Development (PUD); MU-Budd Avenue

The subject property is currently zoned Mixed-Use - Budd Avenue (MU-B), within which multifamily residential
development, including townhomes, is a permitted use. The Applicant requests rezoning to a project-specific Planned
Unit Development (PUD) district — MU-Budd Avenue PUD —to allow flexibility in site design (private streets, and building
configuration) while remaining within the density and use intent of the underlying General Mixed-Use Comprehensive
Plan designation. The PUD would apply solely to this development and would not establish standards for, or transfer
to, future redevelopment proposals within the MU-B district.
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b. Planned Unit Development — Purpose and Flexibility Requested

The City’s PUD provisions allow variations to the strict application of zoning standards in order to improve site design
and operation, while incorporating design elements that exceed the City’s standards to offset the effect of any
variations, and to promote a more creative and efficient approach to land use while protecting the health, safety, and
general welfare of the City. Staff and the Applicant’s design team continue to refine the specific zoning flexibility (if any)
requested for private street sections, setbacks, guest parking, and related site design elements identified in the Site
Plan Review comments below. Any requested deviations from MU-B standards, together with supporting justification,
will be documented in the final PUD Agreement prior to City Council consideration.

c. Preliminary and Final Plat

The Applicant requests Preliminary and Final Plat approval to consolidate the three subject parcels (PID 24-118-24-34-
0020, -0021, and -0083) into a single platted lot to support the proposed development. The City Engineer has identified
several easements that must be incorporated into the plat prior to City Council consideration, including:

= Utility easements for the City-owned mainline watermain and sanitary sewer —a minimum of 10 feet on each side
of the utility, or a 1:1 slope for pipe deeper than 10 feet, whichever is greater.

= Access, watermain, and storm sewer easements across the adjacent property to the north (PID 24-118-24-34-
0084) to define the shared access drive.

= Temporary construction easements needed to accommodate retaining wall construction.

The Applicant will also be required to obtain approval from the Pioneer Sarah Creek Watershed Management
Commission (PSCWMC) and to record a Stormwater Maintenance Agreement with the Final Plat, as further described
in the Site Plan Review section below. An application to PSCWMC has been submitted.

SITE PLAN REVIEW

The City, in coordination with the City Engineer (Bolton & Menk, Inc.), has completed a detailed review of the
development plans for the proposed 85-unit rental townhome community. Planning comments were issued to the
Applicant by letter dated July 21, 2026; the City Engineer’s detailed engineering comments were issued under separate
cover on July 10, 2026, together with marked-up civil plan sheets and preliminary plat comments. The Applicant's
engineer (Civil Site Group) and architect (Momentum Design Group) submitted a written response to all comments on
July 31, 2026, along with a revised plan set. Both sets of City comments are consolidated below, together with the
Applicant's response and/or proposed solution to each item.

Status of Revised Plans: The Applicant's revised plans and written responses to the City's Planning and
Engineering comments, dated July 31, 2026 (Civil Site Group / Momentum Design Group), are reflected in the
"Applicant Response / Proposed Solution" columns below. Two items remain open pending further
documentation: the Highway 12 sidewalk connection (Planning Comment 1 / Engineering Comment 3), which
the Applicant has indicated will be shown on a later construction plan set, and the access drive easement
across PID 24-118-24-34-0084 (Engineering Comment 5), for which easement documents are still in process.
Staff recommends these items be resolved prior to City Council consideration.
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Planning Comments

Site Plan Review Letter, City of Maple Plain, dated July 21, 2026 (Mark Kaltsas, PLA, City Planner).

# ' City Comment ' Applicant Response / Proposed Solution
1 Highway 12 Sidewalk Connection COMMENT REMAINS OPEN
—The City would like to see the sidewalk connection Per discussions with the Owner and City, this
installed along Highway 12, consistent with prior sidewalk connection will be shown on later
discussions with the Applicant’s design team. The City  Versions of the plans. The city is in agreement
has prepared an exhibit illustrating a potential with this solution and is working with the
connection alignment and associated estimated developer to obtain MNDOT approval and also is
construction cost (see Exhibit A, below). considering funding that would help realize this
connection.

— Please revise the plan set to include this sidewalk
connection. The City would also like to further discuss
the parties’ respective responsibilities for the design,
construction, and cost of this improvement at the time
of resubmittal.

City of Maple Plain, MN July 2026 @ & MEN

)

a

:

i Equinox Townhome HWY 12 Sidewalk
H

6" CONCRETE WALK/DRIVE
2" BITUMINOUS BLVD
RETAINING WALL

DECORATIVE LIGHTING

Exhibit A— Highway 12 Sidewalk Connection, Conceptual Alignment Prepared by the City

City Comment Applicant Response / Proposed Solution

—
2 Sidewalk Alignment — Buildings C.1 and C.2 “Sidewalks updated to align with the parallel

—The sidewalk located along the east side of Buildings parking areas as recommended.

C.1and C.2 does not align with the parallel parking
spaces directly adjacent to it. Staff recommends
shifting this sidewalk segment so that it abuts the
parking spaces, allowing residents and guests to step
directly from a parked vehicle onto the sidewalk rather
than into the drive aisle (see Exhibit B, below).
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3 Site Lighting & Photometric Plan A site photometric plan is included at the end of
the drawing packet; see the revised plans

— No site lighting is currently shown on the plans. Staff 5 PetiE
reflecting site lighting changes.

anticipates that the private streets will include street
lighting. Proposed light fixture locations should be
shown on the plans, along with a complete
photometric plan for staff review.

4 West Property Line Landscape Buffer See Sheet L1.5 for the existing vs. proposed
landscape breakdown along the west property
line. Additional overstory and evergreen
plantings have been added throughout this area.

— The existing landscaping along the west property line,
which was previously required, is shown as being
removed, with new landscaping proposed in jts place.
Staff recommends additional evergreen trees along the
west property line to provide a stronger visual buffer to
the adjacent industrial use.

5 Private Street Width, Guest Parking & Signage Guest parking is provided in driveways, with an
average of 4 parking stalls per unit (2 garage and
2 driveway spaces). An additional 8
guest/resident spaces are provided at the
clubhouse and 11 parallel spaces off the street.

—The proposed private streets are 24 feet wide and will
not accommodate on-street parking. The plans
currently provide 12 guest parking spaces; based on a
preferred ratio of one guest space per five units,
approximately 17 off-street guest spaces are “No Parking” signage has been added to the plan,
anticipated for this development. along with “Guest Parking, No Overnight Parking”
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— The City would like to further understand how the no- signage at the parallel parking areas. Additional
parking condition on the private streets will be address and wayfinding signage is included on
implemented and enforced. At minimum, “No Parking” ' the Site and Architectural Parking & Signage Plan.
signage will be required throughout the development,
including at the ends of all proposed private driveways.

Engineering Comments

Engineering Review #1, Bolton & Menk, Inc. (City Engineer), dated July 10, 2026 (Matt Bauman, P.E., Project Manager).

1 Stormwater Management Trigger Noted.

— The project creates 4.5 acres of impervious surface and
7.8 acres of total land-disturbing activity, which triggers
stormwater management rules under the Pioneer
Sarah Creek Watershed Management Commission

(PSCWMC).
2 Required Permits All required permits to be coordinated and
— MnDOT obtained prior to construction.

— Minnesota Department of Health — watermain review
— NPDES — construction stormwater

— Pioneer Sarah Creek Watershed Management
Commission (PSCWMC)

— Minnesota Pollution Control Agency — sanitary sewer

extension
3 Highway 12 Sidewalk — MnDOT Coordination COMMENT REMAINS OPEN
— Sidewalk behind the curb is acceptab]e; sidewalk This sidewalk connection will be included in a
pedestrian access route (PAR) must be a minimum of 5 future full construction set that will address the
feet wide (6 feet preferred), with a minimum 2-foot items noted at left. The general sidewalk layout
buffer from the back of curb. shown on the current plans is for reference only.

— If lighting is desired behind the curb, an additional
buffer from light poles will likely be needed (5-foot
minimum). Submit plans to Kyle Fitterer (MnDOT) for
routing and review.

4 Watermain & Sanitary Sewer Easements Noted; easements updated.

— The City will own the mainline watermain and sanitary
sewer pipes. Easements must accommodate 10 feet on
each side of the utility, or a 1:1 slope for pipe deeper
than 10 feet, whichever is greater. Update the plat
drawings accordingly.

5 Access Drive Easements — PID 24-118-24-34-0084 COMMENT REMAINS OPEN

— Easements for the access drive across the property Easement documents are in process.
north of the building should be included to define
watermain, storm sewer, and roadway/access rights.
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